
 

www.sfplanning.org 

 

 

 

Executive Summary 
Conditional Use 

HEARING DATE: NOVEMBER 13, 2014  

CONSENT CALENDAR 
 
Date: November 6, 2014 
Case No.: 2014.0165 C 
Project Address: 1661 PINE STREET 
Zoning: RC-4 (Residential Commercial, High Density) and NC-3 (Neighborhood 

Commercial, Moderate Scale) 
Partially w/in the Van Ness and Van Ness Automotive Special Use District 

 130-E and 130-V Height and Bulk Districts 
Block/Lot: 0666/030 
Project Sponsor: John Sanger 
 3600 Washington Street 
 San Francisco, CA  94118 

 Staff Contact: Sharon Lai – (415) 575-9087 
 sharon.w.lai@sfgov.org 
Recommendation: Approval with Conditions 

 

 

PROJECT DESCRIPTION 
The Planning Commission approved Case No. 89.037C on December 22, 1992 (Motion No. 13429) for the 
existing San Francisco Towers PUD development.  The Project Sponsor is seeking to modify conditions of 
approval to convert a portion of the ground floor retail space (Retail Space C)1  along Pine Street (within 
RC-4 portion of the site) to accessory sales offices for the residential care facility. The project further 
requests to amend the 1992 conditions of approval to convert six subterranean residential parking spaces2 
to accessory storage for the residential care facility, within NC-3 portion of the site. Lastly, the project 
proposes to increase the building’s gross floor area by approximately 4,200 square feet at Level 2 by 
enclosing existing covered outdoor terraces (approximately 1,200 square feet) and extending the habitable 
space into the recessed Porte Cochere area for vehicular access from Pine Street (approximately 3,000 
square feet). The increase in habitable area will increase the FAR from the previously entitled limit of 
7.06:1 to 7.11:1. The new habitable areas will be used for additional supplemental amenities for the senior 
residents such as additional meeting spaces and dining spaces. No changes are proposed for the 
operation of the facility, the number of units or the number of beds from the previous entitlement. 

                                                           
1 CPC Motion No. 13429, Condition I(B)(4) 
2 CPC Motion No. 13429, Condition I(E)(1) 
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SITE DESCRIPTION AND PRESENT USE 
The subject Planned Unit Development (PUD), (D.B.A. San Francisco Towers) project occupies the 
entirety of Block 0666, which contains frontage on Pine Street, Van Ness Avenue, Austin and Franklin 
Streets.  The property is located within the NC-3 (Neighborhood Commercial, Moderate Scale) and RC-4 
(Residential Commercial, High Density) Districts, the 130-V and 130-E Height and Bulk Districts, and 
partially within the Van Ness and Van Ness Automotive Special Use District.  

 

The previous PUD entitlement and EIR (Environmental Impact Report) certification allowed the 
construction of a full lot coverage building, consisting of 250 senior dwelling units with a 12-bed 
accessory personal care (medical use) unit, other accessory uses, a 55-bed skilled nursing unit 
(institutional use) and retail uses. The building was constructed in 1997, as 12-stories over three levels of 
subterranean parking structure, and varies from 109 to 130 feet in height. It consists of a total of 523,711 
gross square feet, including approximately 275,817 square feet of residential living space, 20,207 square 
feet of skilled nursing facility space, 57,745 square feet of residential accessory space (including a 
personal care facility, dining room and recreation rooms), and about 5,200 square feet of ground-level 
retail space, with 122,330 square feet of parking and loading space (two ground-level loading docks, 250 
parking spaces in a four level underground garage and two guest parking spaces in the pine Street auto 
entry court). The entitled Project FAR is approximately 7.06: 1: for the VNSUD portion of the Project. 
Non-residential use, in the NC-3 portion of the existing site does not exceed the permissible FAR of 3.6: 1. 
 

SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The Project Site is located on the west side of Van Ness Avenue in the Western Addition neighborhood. 
The block to the east across Van Ness Avenue is the Nob Hill and Downtown/Civic Center 
neighborhoods. The adjacent blocks in the surrounding area are also zoned NC-3 and RC-4.  

 

To the east of the Project Site, and including the majority of the subject site, is the Van Ness SUD and the 
Van Ness Automotive SUD within the underlying RC-4 zoning. The corridor contains a number of 
architecturally and historically significant and contributory buildings. Van Ness Avenue is also known as 
the U.S. Highway 101, which is a wide vehicular arterial that consists of a variety of residential, 
commercial, and mixed-use buildings featuring residential uses above ground-floor commercial 
establishments. Generally, the commercial establishments characterizing this portion of Van Ness Avenue 
include a mixture of retail stores, office buildings, restaurants, and automobile dealership/repair shops.   

 
To the west of the Project Site and including a portion of the subject site, is the NC-3 Zoning District 
which is characterized by moderate scale mixed-use buildings with residential units above ground floor 
commercial use. The District provides convenience goods and services to the surrounding residential 
communities such as specialty stores, automobile uses, office uses, restaurants and bars. 
 

ENVIRONMENTAL REVIEW  
The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 
exemption.  
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HEARING NOTIFICATION 

TYPE REQUIRED 
PERIOD 

REQUIRED 
NOTICE DATE 

ACTUAL 
NOTICE DATE 

ACTUAL 
PERIOD 

Classified News Ad 20 days October 24, 2014 October 24, 2014 20 days 

Posted Notice 20 days October 24, 2014 October 24, 2014 20 days 

Mailed Notice 20 days October 24, 2014 October 24, 2014 20 days 
 
The proposal requires a Section 312-neighborhood notification, which was conducted in conjunction with 
the Conditional Use authorization process. 
 

PUBLIC COMMENT 
To date, the Department has not received any comments.   
 

ISSUES AND OTHER CONSIDERATIONS 
 The Planning Commission required 252 off-street parking spaces under the previous entitlement 

in order to satisfy the anticipated project demand that 90-percent of the occupants own 
automobiles. The project will replace six parking spaces with storage for the residential care 
facility. 

 
 The existing entitled FAR limit exceeds the permitted amount of 7.0 to 1, for the Van Ness Special 

use district portion of the site. An exception to Planning Code Section 243 was granted to allow 
an FAR of 7.06 to 1.  The proposed addition of 4,200 square feet by enclosing covered outdoor 
spaces and expanding into the Porte Cochere at Level 2 will result in a 7.11 to 1 FAR. 

 
 The Planning Commission required the project to include approximately 5,200 square feet of 

rentable retail space at the ground floor (Retail Space A, B, and C), including approximately 1,200 
square feet at the corner of Van Ness and Austin Street and approximately 3,950 square feet at the 
corner of Van Ness and Pine Street. The proposed project will reduce the required rentable retail 
space to 2,400 square feet that fronts on Van ness Avenue and Austin Street.  
 

REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission must grant Conditional Use authorization and amend 
conditions of approval to Motion No. 13429 to allow the addition of floor area, reduction of parking and 
the reduction of ground floor rentable retail space pursuant to Planning Code Sections 243, 253, 303 and 
304.   
 

BASIS FOR RECOMMENDATION 
 The current reported rate of occupants owning automobiles is approximately 41 percent, which is 

well below the originally anticipated number from the 1992 approval of Motion No. 13429. The 
proposed parking reduction is consistent with the City’s transit first policies and will bring the 
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project closer to conformity with the prescribed requirements. The subject development is along 
existing transit routes and the proposed BRT line along Van Ness Avenue; hence, the proposed 
six parking space reduction will not affect the traffic pattern of the area. Furthermore, San 
Francisco Towers operates a shuttle service for its residents. 

 The proposed FAR increase is minor in nature and the scale and design of the expansions are 
minimal and consistent with the existing structure.  

 The increase in habitable area will allow the residents to have additional indoor recreational 
space and amenities sheltered from the elements, which is vital for the senior residents. 

 The proposed replacement of rentable retail at the corner of Van Ness Avenue and Pine at the 
ground floor will allow the senior care facility to have a marketing office at the street level and 
provide a clearer presence to the community. The subject retail space is currently vacant. 

 The existing use is desirable for, and compatible with the surrounding neighborhood.  
 No opposition to the project has been received.  

RECOMMENDATION: Approval with Conditions 

Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Site Photos 
Project Sponsor Submittal, including: 
 - Reduced Plans 
 - Photos 
Motion No. 13429 
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Date: November 6, 2014 
Case No.: 2014.0165 C 
Project Address: 1661 PINE STREET 
Zoning: RC-4 (Residential Commercial, High Density) and NC-3 (Neighborhood 

Commercial, Moderate Scale) 
Partially w/in the Van Ness and Van Ness Automotive Special Use District 

 130-E and 130-V Height and Bulk Districts 
Block/Lot: 0666/030 
Project Sponsor: John Sanger 
 3600 Washington Street 
 San Francisco, CA  94118 

 Staff Contact: Sharon Lai – (415) 575-9087 
 sharon.w.lai@sfgov.org 

  
 
ADOPTING FINDINGS RELATED TO THE APPROVAL OF CONDITIONAL USE 
AUTHORIZATION TO AMEND THE CONDITIONS OF APPROVAL OF MOTION NO. 13429 FOR 
THE EXISTING SAN FRANCISCO TOWERS PUD (PLANNED UNIT DEVELOPMENT) AND FOR 
THE GRANTING OF EXCEPTIONS FROM THE REQUIREMENTS SET FORTH IN THE PLANNING 
CODE SECTIONS 243, 253, 303 AND 304 TO CONVERT EXISTING PARKING TO ACCESSORY 
RESIDENTIAL USE, TO ADD 4,200 SQUARE FEET OF HABITABLE SPACE AT THE SECOND 
LEVEL, AND TO CONVERT A CONDITIONED GROUND FLOOR RETAIL SPACE TO AN 
ACCESSORY USE TO THE EXISTING SENIOR RESIDENTIAL CARE FACILITY, WITHIN THE RC-4 
(RESIDENTIAL COMMERCIAL, HIGH DENSITY) AND NC-3 (NEIGHBORHOOD COMMERCIAL, 
MODERATE SCALE)  DISTRICTS, THE 130-V AND 130-E HEIGHT AND BULK DISTRICTS, AND 
PARTIALLY WITHIN THE VAN NESS AND VAN NESS AUTOMOTIVE SPECIAL USE DISTRICT. 
 
PREAMBLE 
On January 29, 2014, John Sanger (hereinafter “Project Sponsor”) filed an application with the Planning 
Department (hereinafter “Department”) for Conditional Use Authorization under Planning Code Sections 
243, 253, 303 and 304 to allow exceptions from the Floor Area Ratio (FAR) limitations and required 
parking and to amend the conditions of approval to allow the addition of 4,200 square feet of habitable 
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space at the second floor, to allow the conversion of required parking to storage, and to allow an existing 
ground floor retail use to be converted to accessory use to the senior residential care facility,  within the 
RC-4 (Residential Commercial, High Density) and NC-3 (Neighborhood Commercial, Moderate Scale) 
Districts, the 130-V and 130-E Height and Bulk Districts, and partially within the Van Ness and Van Ness 
Automotive Special Use District. 
 
On November 13, 2014, the San Francisco Planning Commission (hereinafter “Commission”) conducted a 
duly noticed public hearing at a regularly scheduled meeting on Conditional Use Application No. 
2014.0165C. 
 
The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 
exemption. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has 
further considered written materials and oral testimony presented on behalf of the applicant, Department 
staff, and other interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use requested in Application No. 
2014.0165C, subject to the conditions contained in “EXHIBIT A” of this motion, based on the following 
findings: 
 
FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and constitute findings of this Commission. 
 

2. Site Description and Present Use.  The subject Planned Unit Development (PUD), (D.B.A. San 
Francisco Towers) project occupies the entirety of Block 0666, which contains frontage on Pine 
Street, Van Ness Avenue, Austin and Franklin Streets.  The property is located within the NC-3 
(Neighborhood Commercial, Moderate Scale) and RC-4 (Residential Commercial, High Density) 
Districts, the 130-V and 130-E Height and Bulk Districts, and partially within the Van Ness and 
Van Ness Automotive Special Use District.  
 

The previous PUD entitlement and EIR (Environmental Impact Report) certification allowed the 
construction of a full lot coverage building, consisting of 250 senior dwelling units with a 12-bed 
accessory personal care (medical use) unit, other accessory uses, a 55-bed skilled nursing unit 
(institutional use) and retail uses. The building was constructed in 1997, as 12-stories over three 
levels of subterranean parking structure, and varies from 109 to 130 feet in height. It consists of a 
total of 523,711 gross square feet, including approximately 275,817 square feet of residential 
living space, 20,207 square feet of skilled nursing facility space, 57,745 square feet of residential 
accessory space (including a personal care facility, dining room and recreation rooms), and about 
5,200 square feet of ground-level retail space, with 122,330 square feet of parking and loading 
space (two ground-level loading docks, 250 parking spaces in a four level underground garage 
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and two guest parking spaces in the pine Street auto entry court). The entitled Project FAR is 
approximately 7.06: 1: for the VNSUD portion of the Project. Non-residential use, in the NC-3 
portion of the existing site does not exceed the permissible FAR of 3.6: 1. 
 

3. Surrounding Properties and Neighborhood.  The Project Site is located on the west side of Van 
Ness Avenue in the Western Addition neighborhood. The block to the east across Van Ness 
Avenue is the Nob Hill and Downtown/Civic Center neighborhoods. The adjacent blocks in the 
surrounding area are also zoned NC-3 and RC-4.  
 
To the east of the Project Site, and including the majority of the subject site, is the Van Ness SUD 
and the Van Ness Automotive SUD within the underlying RC-4 zoning. The corridor contains a 
number of architecturally and historically significant and contributory buildings. Van Ness 
Avenue is also known as the U.S. Highway 101, which is a wide vehicular arterial that consists of 
a variety of residential, commercial, and mixed-use buildings featuring residential uses above 
ground-floor commercial establishments. Generally, the commercial establishments 
characterizing this portion of Van Ness Avenue include a mixture of retail stores, office 
buildings, restaurants, and automobile dealership/repair shops.   
 
To the west of the Project Site and including a portion of the subject site, is the NC-3 Zoning 
District which is characterized by moderate scale mixed-use buildings with residential units 
above ground floor commercial use. The District provides convenience goods and services to the 
surrounding residential communities such as specialty stores, automobile uses, office uses, 
restaurants and bars. 

 
4. Project Description. The Planning Commission approved Case No. 89.037C on December 22, 

1992 (Motion No. 13429) for the existing San Francisco Towers PUD development.  The Project 
Sponsor is seeking to modify conditions of approval to convert a portion of the ground floor 
retail space (Retail Space C)1  along Pine Street (within RC-4 portion of the site) to accessory sales 
offices for the residential care facility. The project further requests to amend the 1992 conditions 
of approval to convert six subterranean residential parking spaces2 to accessory storage for the 
residential care facility, within NC-3 portion of the site. Lastly, the project proposes to increase 
the building’s gross floor area by approximately 4,200 square feet at Level 2 by enclosing existing 
covered outdoor terraces (approximately 1,200 square feet) and extending the habitable space 
into the recessed Porte Cochere area for vehicular access from Pine Street (approximately 3,000 
square feet). The increase in habitable area will increase the FAR from the previously entitled 
limit of 7.06:1 to 7.11:1. The new habitable areas will be used for additional supplemental 
amenities for the senior residents such as additional meeting spaces and dining spaces. No 
changes are proposed for the operation of the facility, the number of units or the number of beds 
from the previous entitlement. 
 

5. Public Comment.  The Department has not received any public comment to date.  

                                                
1 CPC Motion No. 13429, Condition I(B)(4) 
2 CPC Motion No. 13429, Condition I(E)(1) 
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6. Planning Code Compliance:  The Commission finds that the Project  is consistent with the 

relevant provisions of the Planning Code in the following manner: 
 

A. Bulk. Pursuant to Planning Code Section 270, the “V” Bulk District shall have a maximum 
length of 110 feet and a maximum diagonal dimension of 140 feet, above 50 feet in height; 
and the “A” Bulk District shall have a maximum length of 110 feet and a maximum diagonal 
dimension of 125 feet. 

 
The Project’s proposed enclosure of the covered outdoor areas will not alter the existing bulk of the 
building.  
 

B. Floor Area Ratio (FAR). In the Van Ness Special Use District, the FAR limit for properties 
zoned RC-4 is 7.0 to 1 where the height limit is 130 feet, pursuant to Planning Code Section 
243. Additionally, the Planning Commission granted a PUD modification under Motion No. 
13429 to allow the FAR limit to be increased to 7.06 to 1. 
 
The portion of the site located within the Van Ness SUD is approximately 37,410 square feet. The 
entitled limit allows the Project to be approximately 264,115 gross square feet within the RC-4 and 
Van Ness SUD portion of the lot. The Project proposes to increase the square footage to 268,315 gross 
square feet and is seeking a modification to the PUD to increase the FAR limit from 7.06 to 1 to 7.11 to 
1.  
 

C. Open Space. Per Planning Code Section 135, in Neighborhood Commercial Districts, the 
amount of usable open space to be provided shall be the amount required in the nearest 
Residential District.  The adjacent RC-4 District requires 36 square feet of private open space 
per unit or 48 square feet of common open space per unit. The existing PUD contains 250 
units that are considered residential per Planning Code Section 102.6.1 and 209.1. 

 
The subject development provides a mix of private and common usable open space. The Project 
proposes to decrease the common usable open space from 14,851 square feet to 13,364 square feet, and 
complies with the open space requirements of the Code. 
 

D. Street Frontage. Per Planning Code Section 145.1, the treatment of the street frontages at the 
project shall be designed to preserve, enhance and promote attractive, clearly defined street 
frontages that are pedestrian-oriented, fine-grained, and which are appropriate and 
compatible with the buildings and uses in the RC and NC Districts.  The project requires that 
60 percent of the building perimeter at the ground floor be transparent and the first 25 feet of 
the ground floor to be devoted to active uses. Spaces such as lobbies are considered active 
uses only if they do not exceed 40 feet and spaces such as restrooms, bike parking, and other 
service areas are not considered “active uses”. 
 
The previous entitlement conditioned the project to include no less than “5,000 rentable square feet of 
retail space, including approximately 1,200 rentable square feet of space at the corner of Van Ness 
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Avenue and Austin Street entered from Van Ness Avenue and approximately 3,950 rentable square 
feet of rectangular space at the corner of Van Ness and Pine Street entered from Van Ness Avenue and 
from Pine Street”3 The Project proposes to convert a vacant ground floor retail space (approximately 
2,800 square feet)  at the corner of Van Ness Avenue and Pine Street along Pine Street to a sales and 
marketing office space for the senior care facility, which is also considered an active use. The project is 
seeking a modification to the conditions of approval from Motion No. 13429 (Condition I(B)(4)). The 
existing recessed storefront will revert to the 1992 approval and be flush with the existing building 
wall at the ground floor. The level of transparency at the ground floor will not be altered. 
 

E. Off-Street Parking. Planning Code Sections 151 and 102.6.1 do not require off-street parking 
for residential care facilities or dwellings specifically designed for and occupied by senior 
citizens. Additionally, one parking space is required for each 500 square feet of occupied 
floor area up to 20,000 square feet where the occupied floor area exceeds 5,000 square feet. 
Planning Code Section 204.5 permits 150 percent of the required number of spaces where 
three or more spaces are required. The Planning Commission granted a PUD modification 
under Motion No. 13429 to require 252 parking spaces. 
 
The existing use is required to provide 10 parking spaces for the retail component under the current 
Code and no parking for the senior residential units and residential care facility, where 246 are 
proposed. The proposed retail space reduction to less than 5,000 square feet would eliminate the 
required parking under the current Code. The existing and proposed parking exceeds the accessory 
amount permitted by the current Code. The prior entitlement in 1992 approved an exception to exceed 
the permitted accessory parking limit as part of the PUD modification. 252 parking spaces were 
conditioned in order to offset the anticipated traffic impacts. The Project seeks a modification to the 
conditions of approval from Motion No. 13429 (Conditions I(E)(1)) in order to replace six existing 
parking spaces with storage for the residents, where no parking is required by the current Code.   

 
7. Planning Code Section 303 establishes criteria for the Planning Commission to consider when 

reviewing applications for Conditional Use approval.  On balance, the project does comply with 
said criteria in that: 

 
A. The proposed new uses and building, at the size and intensity contemplated and at the 

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

 
The proposed new 4,200 square feet of habitable space to be created by enclosing existing covered 
outdoor space and mezzanine area at Level 2 will not alter the exterior massing of the building. The 
additional space will be used for supportive services and amenities for the senior residents such as 
indoor recreational spaces and meeting spaces. The proposed project is desirable in that it will increase 
usable space that is protected from the elements for the senior residents while preserving the exiting 
building massing. The sales and marketing office at the ground floor proposed to replace the existing 
vacant retail space is a compatible use for the neighborhood and the level of active use and fenestration 

                                                
3 Motion No. 13429, Exhibit A - Conditions of Approval 
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at the ground floor will be preserved. The proposed parking reduction is consistent with the City’s 
transit first policies and is desirable for the neighborhood.  

 
B. The proposed project will not be detrimental to the health, safety, convenience or general 

welfare of persons residing or working in the vicinity.  There are no features of the project 
that could be detrimental to the health, safety or convenience of those residing or working 
the area, in that:  

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

arrangement of structures;  
 

The proposed enclosures at Level 2 and the expansion of the ground floor to eliminate the existing 
recessed retail storefront are minor in nature and have been designed to be compatible with the 
existing structure. The proposed new storefront along Pine Street will provide a more consistent 
street presence as it will match the existing building wall.  

 
ii. The accessibility and traffic patterns for persons and vehicles, the type and volume of 

such traffic, and the adequacy of proposed off-street parking and loading;  
 

The proposed enclosures are designed to meet the needs of the building’s residents and should not 
generate significant amounts of vehicular trips from the immediate neighborhood or citywide. The 
reduction of six parking spaces is not anticipated to affect the adequacy of parking in the area. 
Furthermore, the subject property is located along the planned Bus Rapid Transit line along the 
Van Ness corridor.  
 

iii. The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, 
dust and odor;  

 
No noxious or offensive emissions are anticipated to be generated. 

 
iv. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 

parking and loading areas, service areas, lighting and signs;  
 

A large amount of usable open space will remain at Levels 2 and 12 of the building. The proposed 
below grade parking reduction has been appropriately designed and will not be visible from the 
street. 

 
C. That the use as proposed will comply with the applicable provisions of the Planning Code 

and will not adversely affect the General Plan. 
 

The Project will exceed the FAR limit and seeks a PUD modification from the Planning Commission. 
The project is consistent with the objectives and policies of the General Plan as detailed below. 
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D. That the use as proposed would provide development that is in conformity with the purpose 
of the applicable Neighborhood Commercial District. 

 
The proposed project will not change the existing use within the NC portion of the site.  

 
8. Planning Code Section 304 establishes criteria and limitations for the Planning Commission to 

consider when reviewing applications for the authorization of PUD's over and above those 
applicable to Conditional Uses.  On balance, the project does comply with said criteria and 
limitations in that:   

 
1) Affirmatively promote applicable objectives and policies of the General Plan;  

 
This project is consistent with the General Plan and the Van Ness Plan Area objectives and 
policies relating to housing, commercial development and urban design.  See General Plan 
Compliance (See Below). 

 
2) Provide off street parking adequate for the occupancy proposed;  

 
The existing development contains 252 off-street parking spaces in the three-level subterranean 
garage, which is well above the current Planning Code requirement. The proposed reduction of six 
parking spaces is equal to a 2-percent decrease in off-street parking. Project Sponsors stated that 
approximately 41 percent of current residents own and park vehicles on-site as compared to the 90 
percent anticipated in the 1992 approval. As this is a senior housing and residential care facility 
many of the residents limit their activities to within the development or rely on group transit, the 
proposed remaining 246 parking spaces are adequate. 

 
3) Provide open space usable by the occupants and, where appropriate, by the general 

public, at least equal to the open spaces required by this Code; 
 

The project proposes to enclose a small portion of existing covered outdoor areas in order to 
provide additional indoor activity areas for the residents. The remaining 16,963 square feet of 
usable open space are still well above the amount required by the Planning Code. The additional 
indoor activity space will allow the senior residents additional social opportunities that are 
protected from the elements. 

 
4) Be limited in dwelling unit density to less than the density that would be allowed by 

Article 2 of this Code for a district permitting a greater density, so that the PUD will not 
be substantially equivalent to a reclassification of property;  

 
The proposed project does not involve changes to the existing dwelling unit density. The 
previously entitled PUD includes 250 residential units for the site, where there are no density 
limits for the Van Ness SUD portion of the site. 
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5) In R Districts, include commercial uses only to the extent that such uses are necessary to 
serve residents of the immediate vicinity, subject to the limitations for NC-1 
(Neighborhood Commercial Cluster) districts under the Code;  

 
The RC-4 portion of the site contains three ground floor retail spaces (A, B, and C), including a 
wine shop (retail space A, d.b.a. Enoteca Vino Nostro), a cafe (retail space B, d.b.a. Dolce Amore), 
and a vacant retail space (retail space C, last occupied by an audio store). The vacant retail space is 
proposed to be converted into an accessory use for the residential care facility as the sales and 
marketing office for San Francisco Towers. The proposed sales office is a permitted use which will 
serve future residents of the development. 

 
6) Under no circumstances be excepted from any height limit established by Article 2.5 of 

this Code, unless such exception is explicitly authorized by the terms of this Code.  In the 
absence of such an explicit authorization, exceptions from the provisions of this Code 
with respect to height shall be confined to minor deviations from the provisions for 
measurement of height in Sections 260 and 261 of this Code, and no such deviation shall 
depart from the purposes or intent of those sections;  

 
The Project does not propose to seek a height exception. This criterion does not apply.  

 
7) In NC Districts, be limited in gross floor area to that allowed under the Floor Area Ratio 

limit permitted for the district in Section 124 and Article 7 of this Code. 
 

The existing development complies with the FAR limits established for the NC-3 portion of the lot. 
The proposed project will not alter the FAR for the NC-3 portion of the site. All uses above grade 
within this zoned portion of the site are residential. 

 
8) In NC Districts, not violate the use limitations by story set forth in Article 7 of this Code.   

 
The Project is in compliance with the use limitation set forth by Article 7 of the Planning Code. 
 

9) In RTO and NCT Districts, include the extension of adjacent alleys or streets onto or 
through the site, and/or the creation of new publicly-accessible streets or alleys through 
the site as appropriate, in order to break down the scale of the site, continue the 
surrounding existing pattern of block size, streets and alleys, and foster beneficial 
pedestrian and vehicular circulation. 
 
The subject property is not located in the RTO or NCT districts, hence this criterion does not 
apply.   
 

10) Provide street trees as per the requirements of Section 138.1 of the Code. 
 
The Project proposes to add 4,200 square feet and thus does not trigger additional street trees per 
Planning Code Section 138.1.  

http://www.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(planning)$jumplink_q=%5bfield%20folio-destination-name:'138.1'%5d$jumplink_md=target-id=JD_138.1
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11) Provide landscaping and permeable surfaces in any required setbacks in accordance with 
Section 132 (g) and (h). 

 
The existing development is full lot coverage. The site does not contain any required front setbacks 
and has been granted an exception under the prior motion from the rear yard requirement. The 
proposed Project does not propose to alter the permeable surfaces of the site.  

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

and Policies of the General Plan: 
 

HOUSING ELEMENT 
Objectives and Policies 

 
OBJECTIVE 2:   
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE STANDARDS, WITHOUT 

JEOPARDIZING AFFORDABILITY. 
 
Policy 2.3  
Prevent the removal or reduction of housing for parking. 
 
Policy 2.4 
Promote improvements and continued maintenance to existing units to ensure long term 
habitation and safety. 
 
The proposed project will remove parking for additional accessory storage space for the residents. The 
project will also increase the amount of usable interior recreational spaces for the senior residents in order to 
meet their needs. 
 
OBJECTIVE 4: 
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS LIFECYCLES. 
 
Policy 4.2:  
Provide a range of housing options for residents with special needs for housing support and 
services. 
 
Policy 4.2:  
Create housing for people with disabilities and aging adults by including universal design 
principles in new and rehabilitated housing units. 
 
San Francisco Towers is a senior housing development that includes supportive medical services. It serves 
the goal of providing diverse housing to meet the needs of the senior population and residents with special 
needs of the City.  
 

http://www.amlegal.com/nxt/gateway.dll?f=id$id=San%20Francisco%20Planning%20Code%3Ar%3A464b$cid=california$t=document-frame.htm$an=JD_132$3.0#JD_132
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NEIGHBORHOOD COMMERCE 
Objectives and Policies 

 
OBJECTIVE 2: 
MAINTAIN AND ENHANCE A SOUND AND DIVERSE ECONOMIC BASE AND FISCAL 
STRUCTURE FOR THE CITY. 
 
Policy 2.1: 
Seek to retain existing commercial and industrial activity and to attract new such activity to the 
City. 
 
The proposed ground floor marketing office for San Francisco Towers will help retain and attract future 
senior residents and will help preserve the viability of the subject facility. 
 

TRANSPORTATAION ELEMENT 
Objectives and Policies 

 
OBJECTIVE 2: 

USE THE TRANSPORTATION SYSTEM AS A MEANS FOR GUIDING DEVELOPMENT AND 
IMPROVING THE ENVIRONMENT. 

 

OBJECTIVE 11: 

MAINTAIN PUBLIC TRANSIT AS THE PRIMARY MODE OF TRANSPORTATION IN SAN 
FRANCISCO AND AS A MEANS THROUGH WHICH TO GUIDE FUTURE DEVELOPMENT 
AND IMPROVE REGIONAL MOBILITY AND AIR QUALITY. 
 
The project proposes to reduce the number of parking from 252 to 246 spaces. The Project Site is easily 
accessible by public transit.  MUNI lines 1, 31, 38, 47, 49 AX, BX and NX are within one block of the 
project site.   MUNI lines 2, 3 and 19 are within 2-4 blocks from the Project Site. 

 
VAN NESS AVENUE AREA PLAN 
Objectives and Policies 
 

OBJECTIVE 1: 
CONTINUE EXISTING OF THE AVENUE AND ADD A SIGNIFICANT INCREMENT OF NEW 
HOUSING. 
 
Policy 1.3: 
Allow residential densities to be established by building volume rather than lot size. 
 
The proposed changes will meet the height and bulk requirements of the Code. 
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OBJECTIVE 5: 
ENCOURAGE DEVELOPMENT WHICH REINFORCES TOPOGRAPHY AND URBAN 
PATTERN, AND DEFINES AND GIVES VARIETY TO THE AVENUE. 
 
Policy 5.2: 
Encourage a regular street wall and harmonious building forms along the Avenue. 
 
POLICY 5.3 
Continue the street wall heights as defined by existing significant buildings and promote an 
adequate enclosure of the Avenue. 
 
The proposed recessed storefront relocation along Pine Street at the existing vacant retail space has been 
designed to maintain a regular street wall and designed to continue the street wall heights of the existing 
building. 
  
POLICY 5.5 
Encourage full lot development resulting in a maximum number of dwelling units. 
 
POLICY 5.6  
Encourage separation of towers for buildings involving more than one tower. 
 
The existing building was constructed with full lot development and multiple towers. The proposed minor 
expansions will not alter the overall design of the residential towers. 
 

10. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review 
of permits for consistency with said policies.  On balance, the project does comply with said 
policies in that:  

 
A. That existing neighborhood-serving retail uses be preserved and enhanced and future 

opportunities for resident employment in and ownership of such businesses be enhanced.  
 

All retail uses along Van Ness Avenue will be retained. The retail space on Pine Street proposed to 
become the marketing center for San Francisco Towers is currently vacant and was previously 
occupied by an audio store, which was a destination specialty retail use. The proposed marketing office 
will serve San Francisco residents and future residents of the building and will help promote the 
presence and long term viability of the subject senior housing facility, which is a much needed housing 
type for the City. 

 
B. That existing housing and neighborhood character be conserved and protected in order to 

preserve the cultural and economic diversity of our neighborhoods. 
 

The existing neighborhood character will be conserved as there are no changes visible to the exterior at 
the pedestrian level. No changes to the existing housing are proposed.  
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C. That the City's supply of affordable housing be preserved and enhanced,  
 

No housing is removed for this Project. 
 

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

 
The minor changes proposed are not anticipated to affect traffic or transit services. The Van Ness 
Avenue corridor is well served by MUNI transit as well as the planned BRT.  

 
E. That a diverse economic base be maintained by protecting our industrial and service sectors 

from displacement due to commercial office development, and that future opportunities for 
resident employment and ownership in these sectors be enhanced. 

 
The Project will not displace any service or industry establishment.  The project will not affect 
industrial or service sector uses or related employment opportunities. Ownership of industrial or 
service sector businesses will not be affected by this project.  

 
F. That the City achieve the greatest possible preparedness to protect against injury and loss of 

life in an earthquake. 
 

The Project is designed and will be constructed to conform to the structural and seismic safety 
requirements of the City Building Code.  This proposal will not impact the property’s ability to 
withstand an earthquake. 

 
G. That landmarks and historic buildings be preserved.  

 
A landmark or historic building does not occupy the Project site. 

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

development.  
 

The project will have no negative effect on existing parks and open spaces.  The Project does not have 
an effect on open spaces.   

 
11. The Project is consistent with and would promote the general and specific purposes of the Code 

provided under Section 101.1(b) in that, as designed, the Project would contribute to the character 
and stability of the neighborhood and would constitute a beneficial development.  

 
12. The Commission hereby finds that approval of the Conditional Use authorization would promote 

the health, safety and welfare of the City. 
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DECISION 

That based upon the Record, the submissions by the Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use 
Application No. 2014.0165C subject to the following conditions attached hereto as “EXHIBIT A” in 
general conformance with plans on file, dated October 30, 2014, and stamped “EXHIBIT B”, which is 
incorporated herein by reference as though fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION:  Any aggrieved person may appeal this Conditional 
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No. 
XXXXX.  The effective date of this Motion shall be the date of this Motion if not appealed (After the 
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the 
Board of Supervisors.  For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
Protest of Fee or Exaction:  You may protest any fee or exaction subject to Government Code Section 
66000 that is imposed as a condition of approval by following the procedures set forth in Government 
Code Section 66020.  The protest must satisfy the requirements of Government Code Section 66020(a) and 
must be filed within 90 days of the date of the first approval or conditional approval of the development 
referencing the challenged fee or exaction.  For purposes of Government Code Section 66020, the date of 
imposition of the fee shall be the date of the earliest discretionary approval by the City of the subject 
development.   
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the 
Planning Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning 
Administrator’s Variance Decision Letter constitutes the approval or conditional approval of the 
development and the City hereby gives NOTICE that the 90-day protest period under Government Code 
Section 66020 has begun.  If the City has already given Notice that the 90-day approval period has begun 
for the subject development, then this document does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on August 09, 2007. 
 
Jonas P. Ionin 
Commission Secretary 
 
 
AYES:   
 
NAYS:   
 
ABSENT:   
 
ADOPTED: November 13, 2014 
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EXHIBIT A 
AUTHORIZATION 
This authorization is for a conditional use to grant exceptions from the Floor Area Ratio (FAR) limitations 
and required parking and to amend the conditions of approval to allow the addition of 4,200 square feet 
of habitable space at the second floor, to allow the conversion of required parking to storage, and to 
convert an existing ground floor retail use to an accessory storage use for the residential care facility,  
(d.b.a. San Francisco Towers) pursuant to Planning Code Sections 243, 253, 303 and 304, located at 1661 
Pine Street, Block 0666, and Lot 030, within the RC-4 (Residential Commercial, High Density) and NC-3 
(Neighborhood Commercial, Moderate Scale) Districts, the 130-V and 130-E Height and Bulk Districts, 
and partially within the Van Ness and Van Ness Automotive Special Use District; in general conformance 
with plans, dated October 30, 2014, and stamped “EXHIBIT B” included in the docket for Case No. 
2014.0165C and subject to conditions of approval reviewed and approved by the Commission on 
November 13, 2014 under Motion No XXXXXX.  This authorization and the conditions contained herein 
run with the property and not with a particular Project Sponsor, business, or operator.  
 
RECORDATION OF CONDITIONS OF APPROVAL 
Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property.  This Notice shall state that the project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on November 13, 2014 under Motion No XXXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXXX shall 
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project.  The Index Sheet of the construction plans shall reference to the Conditional 
Use authorization and any subsequent amendments or modifications.    
 
SEVERABILITY 
The Project shall comply with all applicable City codes and requirements.  If any clause, sentence, section 
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not 
affect or impair other remaining clauses, sentences, or sections of these conditions.  This decision conveys 
no right to construct, or to receive a building permit.  “Project Sponsor” shall include any subsequent 
responsible party. 
 
CHANGES AND MODIFICATIONS   
Changes to the approved plans may be approved administratively by the Zoning Administrator.  
Significant changes and modifications of conditions shall require Planning Commission approval of a 
new Conditional Use authorization.  
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Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE 

1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years 
from the effective date of the Motion. The Department of Building Inspection shall have issued a 
Building Permit or Site Permit to construct the project and/or commence the approved use within 
this three-year period. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year 

period has lapsed, the project sponsor must seek a renewal of this Authorization by filing an 
application for an amendment to the original Authorization or a new application for 
Authorization. Should the project sponsor decline to so file, and decline to withdraw the permit 
application, the Commission shall conduct a public hearing in order to consider the revocation of 
the Authorization. Should the Commission not revoke the Authorization following the closure of 
the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
3. Diligent pursuit. Once a site or Building Permit has been issued, construction must commence 

within the timeframe required by the Department of Building Inspection and be continued 
diligently to completion. Failure to do so shall be grounds for the Commission to consider 
revoking the approval if more than three (3) years have passed since this Authorization was 
approved. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of 

the Zoning Administrator where implementation of the project is delayed by a public agency, an 
appeal or a legal challenge and only by the length of time for which such public agency, appeal or 
challenge has caused delay. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
5. Conformity with Current Law. No application for Building Permit, Site Permit, or other 

entitlement shall be approved unless it complies with all applicable provisions of City Codes in 
effect at the time of such approval. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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DESIGN 
6. FAR. Pursuant the Planning Commission approval to modify Motion No. 13429 under Case No. 

2014.0165C, the Project shall not exceed a Floor Area Ratio of 7.11 to 1 within the RC-4 portion of 
the site. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  
 

7. Rentable Retail. Pursuant to the Planning Commission approval to modify condition I(B)(4) of 
Motion No. 13429, under Case No. 2014.0165C, the Project shall maintain a minimum of 2,400 
square feet of rentable ground floor retail space  on Van Ness Avenue and the corner of Austin 
Street. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  
 

8. Final Materials.  The Project Sponsor shall continue to work with Planning Department on the 
building design.  Final materials, glazing, color, texture, landscaping, and detailing shall be 
subject to Department staff review and approval.  The architectural addenda shall be reviewed 
and approved by the Planning Department prior to issuance.   
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  
 

9. Signage.  The Project Sponsor shall develop a signage program for the Project which shall be 
subject to review and approval by Planning Department staff before submitting any building 
permits for construction of the Project. All subsequent sign permits shall conform to the 
approved signage program. Once approved by the Department, the signage program/plan 
information shall be submitted and approved as part of the site permit for the Project.  All 
exterior signage shall be designed to complement, not compete with, the existing architectural 
character and architectural features of the building.   
For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, 
www.sf-planning.org  
 

 
PARKING AND TRAFFIC 

10. Parking Requirement.  Pursuant to the Planning Commission approval to modify condition I(A) 
and I(B)(4) of Motion No. 13429, under Case No. 2014.0165C, the Project shall maintain 246 
independently accessible off-street parking spaces.   
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org  

 
MONITORING 

11. Enforcement.  Violation of any of the Planning Department conditions of approval contained in 
this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1.  The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
OPERATION 
12. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building 

and all sidewalks abutting the subject property in a clean and sanitary condition in compliance 
with the Department of Public Works Streets and Sidewalk Maintenance Standards.  For 
information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works, 
415-695-2017,.http://sfdpw.org/  

 

 

 

http://www.sf-planning.org/
http://www.sfgov.org/dpw
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