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OWNER/APPLICANT INFORMATION 

Project Sponsor:   Parkmerced Owner LLC 
     3711 Nineteenth Avenue 
     San Francisco, California 94132 
     Phone: (415) 584-4561 
     FAX: (415) 584-8096 

Attn:  Seth Mallen 

Applicant/Project Contact:  J. Abrams Law, P.C. 
     345 Vidal Drive 
     San Francisco, CA 94132 
     Phone: (415) 999-4402 
     Attn: Jim M. Abrams, esq. 
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LOCATION AND CLASSIFICATION 
 

Street Address: 3711 Nineteenth Avenue 
San Francisco, CA 94132 

 
   

Phase 
1: Sub-
Phase 

Assessor’s 
Block 

Number1 

Existing 
Block 

Number2 

Proposed 
Block 

Number3 

Zoning 
District 

Height/Bulk 
District 

Block Size  
(approx. sq. 

ft.)  
Before   
Phase I 

Block Size  
(approx. sq. 

ft.)  
After  

Phase I 
A 7335 Pure Soft 

Sites 
adjacent 
to Blocks 

39, 40 

01 PM-R 

 

45-PM 
85-PM 

130-PM 

197,597 sq. ft. 203,888 sq. ft. 

A 7308 Pure Soft 
Sites 

adjacent 
to Blocks 

27, 47 

06 PM-R 
PM-OS 

 

45-PM 
115-PM 

 

201,586 sq. ft. 200,099 sq. ft.  
 

B 7326 Felix 
Garage 

20 PM-R 
 

65-PM 
145-PM 

 

289,203 sq. ft. 
 

283,653 sq. ft. 
 

B 7330 Galindo 
Garage 

22 PM-R 65-PM 
145-PM 

176,742 sq. ft. 
 

 198,118 sq. 
ft. 
 

C 7334 37W 
 

03W PM-R 45-PM 
 

133,854 sq. ft. 142,109 sq. ft. 

C 7337 34 
 

04 
 

PM-R 
 

45-PM 
85-PM 

 

42,138 sq. ft. 
 

34,082 sq. ft. 

D 7331 19 
 

21S 
 

PM-R  
PM-OS 

 

65-PM 
145-PM 

204,714 sq. ft. 
 

216,301 sq. ft. 

 

 

                                                
 1 Assessor’s Block Numbers are shown on the attached Existing Parcel Areas diagram. 
 2 Existing Parkmerced Block Numbers are shown on the attached Existing Phase 1 Site Plan diagram. 
 3 Proposed Parkmerced Block Numbers are shown on the attached Proposed Parcel Areas diagram. 
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PROJECT DESCRIPTION 

Project Type:       New Construction; Demolition 

Present or Previous Use:    Residential 

Proposed Use:     Residential, Open Space, Retail 

Narrative:   

This application pertains to Phase 1 of the Parkmerced Project (the “Project”).  This application 
is submitted in accordance with the Project’s Development Agreement, which requires the 
project sponsor to submit a Phase Application for approval by the Planning Director prior to the 
submittal of building permits for such phase of the Project.  Initially capitalized terms used herein 
and not otherwise defined shall have the meaning ascribed to such terms in the Development 
Agreement. 

Phase 1 is comprised of four development subphases: Subphase A through Subphase D. The 
parcels subject to Phase 1 are shown by subphase on the attached Existing Phase 1 Site Plan 
diagram and further described by block number and area on page 4 of this application. Phase 1 
consists primarily of residential development on the western and southeastern portions of the 
Project site. In addition, as described in more detail below, Phase 1 will include a number of 
Community Improvements and CEQA Mitigation Measures, as required by the approved 
Parkmerced Phasing Plan. 
 
This application does not constitute the commencement of construction of the Project pursuant 
to the terms of the Project’s Development Agreement, and property owner has no obligation to 
construct the Project as a result of or in connection with the submission of this application. 

The following is a description of the elements of Phase 1. Each is also described in the attached 
Phasing Application table, which may be consulted for additional detail regarding each element 
or subphase. 

Residential Development4. Phase 1 includes construction of approximately 1,668 residential 
dwelling units distributed among the four subphases as follows5:  

• Subphase A – Approximately 390 new units with no demolition.  Of the 390 new units 56 
units will be Replacement Units to replace units demolished in subphase C and D. 

                                                

4
 Unless otherwise noted, block numbers used herein are the Proposed Parkmerced Block Numbers identified on page 5 of this 

application. 
5

 Subphases B, C, and D may begin construction prior to the completion of the preceding Subphases provided the Replacement 
Units, as required, have been constructed and are occupied by residents of to-be-replaced units in subsequent phases. For 
example, initiation of construction of Subphases C and D may begin prior to the full completion of Subphases A or B if the 
needed 56 Replacement Units for Subphases C and D have been constructed and occupied. 
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• Subphase B - Approximately 567 new units with the demolition of the existing parking 
garages, Garage No. 2 and Garage No. 1. 

• Subphase C - Approximately, 333 new units with the demolition of a maintenance 
building and 10 units on existing block 37W and 28 units on existing block 34.  Of the 
new 333 new units 66 will be Replacement Units to replace units demolished in Phase 
2. 

• Subphase D - Approximately, 378 new units with the demolition of 18 existing units on 
existing block 19.  Of the 378 new units, 100 will be Replacement Units to replace units 
demolished in future Phase 2. 

The DA permits the inclusionary housing requirements for the Project to be satisfied  satisfied by 
construction on-site, off-site, or payment of an in-lieu fee.  Although the DA requires that the 
project applicant state its intended method of meeting the inclusionary housing requirements for 
each development phase in the Development Phase Application, in light of the significant 
obligation to provide rent controlled replacement units for all existing units on the project site, 
the DA provides greater flexibility to the project sponsor in the timing of this choice as compared 
to the current San Francisco Planning Code; specifically, the DA permits this decision to be 
made at the time of the issuance of building permits for each residential building.  If the on-site 
BMR Requirement of fifteen percent (15%) were to be applied to the proposed 1,446 net new 
units, it would result in a requirement of approximately 220 BMR units.  The project sponsor 
currently anticipates constructing 1/3 of the BMR units on-site and paying in-lieu fees to satisfy 
the remaining inclusionary housing requirement for net new units in Phase 1.   

Non-Residential Summary. Phase 1 includes the following: 

• Subphase A – Construction of a two-level, below-grade, approximately 159,680 sf 
(accommodating approximately 453 parked cars) parking garage on Block 06. 

• Subphase B – Demolition of Garage No. 1 and Garage No. 2, which total approximately 
222,000 sf (accommodating approximately 740 parked cars) and the construction of 
two, two-level below grade parking garages on Blocks 22 and 20 of approximately 
133,099 sf (accommodating approximately 248 parked cars) and 133,691 sf 
(accommodating approximately 225 parked cars), respectively. 

• Subphase C – Demolition of a 28,343 sf maintenance building and 37 existing parking 
spaces located on a surface lot. Construction of a two-level below grade parking garage 
on Block 03W that is approximately 219,512 sf (accommodating approximately 618 
parked cars). 

• Subphase D – Construction of approximately 3,500 sf ground floor active uses/retail that 
will be visible from and oriented towards the new neighborhood commons and a one-
level below grade parking garage of approximately 23,550 sf (accommodating 
approximately 66 parked cars) on Block 21S. 

Street Realignments. Phase 1 involves the realignment of certain internal streets at the 
Parkmerced site, most significantly along Higuera Avenue (Subphase B) and Chumasero Drive 
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(Subphase B and C). The approximate location of such vacations and dedications are shown in 
detail on the attached Existing and Proposed Street Areas diagram (Figure 6). In total, 
approximately 91,000 sf of existing street right-of-way area will be vacated and approximately 
105,000 sf of existing lot area will be dedicated to the City as public right-of-way. Unless 
specifically notated as a private, streets can be presumed to be public right-of-way. 

In addition, Phase 1 includes the construction of internal streets, alleyways and pedestrian 
paseos within each block subject to development. Each such improvement will be constructed in 
conjunction with the construction of the adjacent building. Accordingly, each subphase will 
include the following improvements: 

• Subphase A – 

o Reconstruction of a private internal driveway between the existing towers 310 
and 350 Arballo Drive. The street will connect Acevedo Avenue to Arballo Drive.  
Proposed utilities will be constructed within the limits of the internal street.  
These utilities will remain under private ownership, as the SFPUC has indicated 
that it cannot accept utilities located on private property.  

o Construction of one private east-west pedestrian paseo on Block 06. 

o Construction of Vidal Drive from the intersection of Lake Merced Boulevard to 
Acevedo Avenue. Proposed utilities will be constructed within the public right-of-
way limits of the street, as outlined.  

o Construction of the new intersection access point at Vidal Drive and Lake Merced 
Boulevard. 

o Construction of the new intersection access point at Acevedo Drive and Lake 
Merced Boulevard. 

o Reconstruction of Acevedo Avenue between Vidal Drive and Arballo Drive. 
Proposed utilities will be constructed within the public right-of-way limits of the 
street, as outlined. 

• Subphase B – 

o Construction of a private internal driveway between existing the towers 125 
Cambon Drive and 150 Font Boulevard to access new building(s) on Block 20. 
Final alignment to be determined prior to appropriate approvals. Proposed 
utilities will be constructed within the limits of the internal street.  These utilities 
will remain under private ownership, as the SFPUC has indicated that it cannot 
accept utilities located on private property.  

o Construction and realignment of Chumasero Drive between Brotherhood Way 
and Font Boulevard, including the new intersection at Chumasero Drive and 
Brotherhood Way. Proposed utilities will be constructed within the public right-of-
way limits of the street, as outlined. 
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• Subphase C – 

o Construction of Higuera Avenue between Lake Merced Boulevard and Arballo 
Drive, including new intersections at both ends. Proposed utilities will be 
constructed within the public right-of-way limits of the street, as outlined. 

o Construction of Vidal Drive from Higuera Avenue to Garces Drive. Proposed 
utilities will be constructed within the public right-of-way limits of the street, as 
outlined. 

o Reconstruction of existing Vidal Drive (future Gonzalez Drive realignment) 
between Garces Drive and Arballo Drive. Proposed utilities will be constructed 
within the public right-of-way limits of the street, as outlined. 

o Construction of private New Street 1, a north-south internal street between 
Higuera Avenue and Garces Drive. The internal street splits new block 03 in half.   
Proposed utilities will be constructed within the limits of the internal street.  
These utilities will remain under private ownership, as the SFPUC has indicated 
that it cannot accept utilities located on private property.  

o Construction of Garces Drive between existing Vidal Drive (future Gonzalez Drive 
realignment) and New Street 1 (north-south internal street adjacent to block 
03W). Proposed utilities will be constructed within the public right-of-way limits of 
the street, as outlined. 

o Construction of the new intersection access point at Vidal Drive (future Gonzlez 
Drive realignment) and Lake Merced Boulevard. 

o Reconstruction of Font Boulevard between Chumasero Drive and Cambon Drive. 
Proposed utilities will be constructed within the public right-of-way limits of the 
street, as outlined. 

• Subphase D – 

o Extension of Chumasero Drive to Junipero Serra Boulevard and construction of 
new intersection at Chumasero Drive and Junipero Serra Boulevard. Project 
sponsor will be coordinating with Caltrans on the proposed improvement. 
Proposed utilities will be constructed within the public right-of-way limits of the 
street, as outlined. 

o Complete reconstruction of Font Boulevard between Chumasero Drive and 
Cambon Drive. Proposed utilities will be constructed within the public right-of-
way limits of the street, as outlined. 

o Elimination of Font Boulevard between Chumasero Drive and Junipero Serra 
Boulevard. This includes the elimination of the existing intersection of Font 
Boulevard and Junipero Serra Boulevard. 
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o Reconfiguration of Brotherhood Way cloverleaf at Junipero Serra Boulevard/SR-
1. Junipero Serra Boulevard and Brotherhood Way interchange improvements. 
Add a third travel lane on westbound Brotherhood Way from the northbound 
Junipero Serra Boulevard off-ramp to Chumasero Drive.  

Community Improvements/CEQA Mitigation Measures. In accordance with the Development 
Agreement Phasing Plan, the following Community Improvements and CEQA Mitigation 
Measures will be constructed or implemented during Phase 1. Each is described in more detail 
in the referenced Parkmerced Plan Document. As required by the DA, each Community 
Improvements must be reviewed and approved pursuant to subsequent Design Review process.  
As this application relates to the first development phase, no Community Improvements or 
CEQA Mitigation Measures have been constructed or implemented to date. 

Subphase A: 

• Cultural Resources and Archeological Paleontological Resources 

o M-CR-1: Document and interpretation for HABS and HAER Survey – See 
Parkmerced Project FEIR section V.D.a (pages V.D.28-V.D.28a). 

o M-CR-3a: Archaeological Testing, Monitoring, Data Recovery and 
Reporting – See Parkmerced Project FEIR section V.D.a (pages V.D.29-
V.D.29a). 

o M-CR-5: Paleontological Resources Monitoring and Mitigation Program – 
See Parkmerced Project FEIR section V.D.b (pages V.D.50-V.D.51). 

• Transportation 
o Initiate BART Shuttle Service – See Parkmerced Transportation Plan 

section 4.1.1 (pages 36-37). 
o M-TR-1: Parking Construction Traffic Management Program – See 

Parkmerced FEIR section V.E (pages V.E.52-V.E.53). 
o Parking Management – See Parkmerced Transportation Plan section 

4.1.8 (pages 46-48). 
o Discounted Transit Passes for new units – See Parkmerced 

Transportation Plan section 4.1.5 (page 41). 
o Pedestrian safety improvements in design of each new or altered street – 

See Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

• Neighborhood Infrastructure 
o Tower Area Open Space adjacent to new and existing towers on 

proposed Blocks 1 and 6 – See Parkmerced Design Standards + 
Guidelines section 02.26 (pages 66-67). 
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o Community Garden Open Space adjacent to new and existing towers on 
proposed Blocks 1 and 6 – See Parkmerced Design Standards + 
Guidelines section 02.25 (pages 64-65). 

o Bicycle Lanes/Paths and improvements adjacent to new buildings – See 
Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

o Public realm improvements, including sidewalks, alley ways, pedestrian 
paseos and street trees, adjacent to new buildings – See Parkmerced 
Design Standards + Guidelines Chapter 02 (pages 12-77). 

o Parking for bicycles and car share vehicles in new parking structure on 
Block 6 – See Parkmerced Design Standards + Guidelines section 04.01 
(pages 136-137). 

• Sustainability Infrastructure 
o Bioswales adjacent to each new building as shown on the attached 

Proposed Storm Drain System diagram – See Parkmerced Report 
section 6 (pages 15-16). 

o Recycled Water Infrastructure to each new building and in the adjacent 
improved streets, as shown on the attached Proposed Recycled Water 
System diagram – See Parkmerced Infrastructure Report section 4 (figure 
4.1). 

o Auxiliary Water Infrastructure to and within new building and in the 
adjacent improved streets as shown on the attached Proposed Auxiliary 
Water System Diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.4) 

Subphase B: 

• Cultural Resources and Archeological Paleontological Resources 

o M-CR-3a: Archaeological Testing, Monitoring, Data Recovery and 
Reporting – See Parkmerced Project FEIR section V.D.a (pages V.D.29-
V.D.29a). 

o M-CR-5: Paleontological Resources Monitoring and Mitigation Program – 
See Parkmerced Project FEIR section V.D.b (pages V.D.50-V.D.51). 

• Transportation 
o Lake Merced Boulevard and Acevedo Avenue, intersection improvements 

– See Parkmerced Transportation Plan section 3.3 (page 27). 
o Lake Merced Boulevard and Vidal Drive, intersection improvements – See 

Parkmerced Transportation Plan section 3.3 (page 27).  
o Brotherhood Way and Chumasero Drive, intersection improvements – 

See Parkmerced Transportation Plan section 3.3 (page 27). 
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o M-TR-1: Parking Construction Traffic Management Program – See 
Parkmerced FEIR section V.E (pages V.E.52-V.E.53). 

o Parking Management – See Parkmerced Transportation Plan section 
4.1.8 (pages 46-48). 

o Discounted Transit Passes for new units – See Parkmerced 
Transportation Plan section 4.1.5 (page 41). 

o Pedestrian safety improvements in design of each new or altered street – 
See Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

• Neighborhood Infrastructure 
o Bicycle Lanes/Paths and improvements adjacent to new buildings – See 

Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

o A Neighborhood Common on Block 22 – See Parkmerced Design 
Standards + Guidelines section 02.24 (pages 62-63). 

o Public realm improvements, including sidewalks, alley ways, pedestrian 
paseos and street trees, adjacent to new buildings – See Parkmerced 
Design Standards + Guidelines Chapter 02 (pages 12-77). 

o Bicycle Library adjacent to Block 20 and within Block 22 – See 
Parkmerced Design Standards + Guidelines section 04.01 (pages 132-
133). 

o Tower Area Open Space adjacent to new towers on proposed blocks 20 
and 22 – See Parkmerced Design Standards + Guidelines section 02.26 
(pages 66-67). 

o Parking for bicycles and car share vehicles in each new parking structure 
on Blocks 20 and 22– See Parkmerced Design Standards + Guidelines 
section 04.01 (pages 136-137). 

• Sustainability Infrastructure 
o Bioswales adjacent to each new building as shown on the attached 

Proposed Storm Drain System diagram – See Parkmerced Infrastructure 
Report section 6 (pages 15-16). 

o Recycled Water Infrastructure to and within each new building and in the 
adjacent improved streets, as shown on the attached Proposed Recycled 
Water System diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.1). 

o Auxiliary Water Infrastructure to each new building and in the adjacent 
improved streets as shown on the attached Proposed Auxiliary Water 
System Diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.4) 
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Subphase C: 

• Cultural Resources and Archeological Paleontological Resources 

o M-CR-3a: Archaeological Testing, Monitoring, Data Recovery and 
Reporting – See Parkmerced Project FEIR section V.D.a (pages V.D.29-
V.D.29a). 

o M-CR-5: Paleontological Resources Monitoring and Mitigation Program – 
See Parkmerced Project FEIR section V.D.b (pages V.D.50-V.D.51). 

• Transportation 
o M-TR-1: Parking Construction Traffic Management Program – See 

Parkmerced FEIR section V.E (pages V.E.52-V.E.53). 
o Parking Management – See Parkmerced Transportation Plan section 

4.1.8 (pages 46-48). 
o Discounted Transit Passes – See Parkmerced Transportation Plan 

section 4.1.5 (page 41). 
o Pedestrian safety improvements in design of each new or altered street – 

See Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

• Neighborhood Infrastructure 
o Bicycle Lanes/Paths and improvements adjacent to new buildings – See 

Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

o Public realm improvements, including sidewalks, alley ways, pedestrian 
paseos and street trees, adjacent to new buildings – See Parkmerced 
Design Standards + Guidelines Chapter 02 (pages 12-77). 

o Courtyards adjacent to new buildings on Blocks 3W and 4– See 
Parkmerced Design Standards + Guidelines section 02.27 (pages 68-69). 

o Parking for bicycles and car share vehicles in the new parking structure 
on Block 3W – See Parkmerced Design Standards + Guidelines section 
04.01 (pages 136-137). 

• Sustainability Infrastructure 
o Bioswales adjacent to each new building as shown on the attached 

Proposed Storm Drain System diagram – See Parkmerced Infrastructure 
Report section 6 (pages 15-16). 

o Recycled Water Infrastructure to and within each new building and in the 
adjacent improved streets, as shown on the attached Proposed Recycled 
Water System diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.1). 
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o Auxiliary Water Infrastructure to each new building and in the adjacent 
improved streets as shown on the attached Proposed Auxiliary Water 
System Diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.4) 

Subphase D: 

• Cultural Resources and Archeological Paleontological Resources 

o M-CR-3a: Archaeological Testing, Monitoring, Data Recovery and 
Reporting – See Parkmerced Project FEIR section V.D.a (pages V.D.29-
V.D.29a). 

o M-CR-5: Paleontological Resources Monitoring and Mitigation Program – 
See Parkmerced Project FEIR section V.D.b (pages V.D.50-V.D.51). 

• Transportation 
o Junipero Serra Boulevard and Brotherhood Way interchange 

improvements. Add a third travel lane on westbound Brotherhood Way 
from the northbound Junipero Serra Boulevard off-ramp to Chumasero 
Drive. See Fehr & Peers MMRP section M-TR-9 (page 12) and 
Parkmerced Transportation Plan section 3.3 (page 27). 

o Junipero Serra Boulevard and Font Boulevard (Chumasero Drive 
extension to Junipero Serra Boulevard and Font Boulevard realignment), 
intersection improvements – See Parkmerced Transportation Plan section 
3.3 (page 26). 

o Lake Merced Boulevard at Font Boulevard and State Drive, CEQA 
Mitigation Measures – See Fehr & Peers MMRP section M-TR-22B (page 
15). 

o Initiate Transportation Coordinator – See Parkmerced Transportation Plan 
section 4.1.5 (pages 38-40). 

o Initiate Carpool/Vanpool elements, – See Parkmerced Transportation 
Plan section 4.1.5 (page 41). 

o M-TR-1: Parking Construction Traffic Management Program – See 
Parkmerced FEIR section V.E (pages V.E.52-V.E.53). 

o Parking Management – See Parkmerced Transportation Plan section 
4.1.8 (pages 46-48). 

o Discounted Transit Passes – See Parkmerced Transportation Plan 
section 4.1.5 (page 41). 

o Pedestrian safety improvements in design of each new or altered street – 
See Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

• Neighborhood Infrastructure 
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o Bicycle Lanes/Paths and improvements adjacent to new buildings – See 
Parkmerced Design Standards + Guidelines sections 02.07 through 
02.14 (pages 24-43). 

o Public realm improvements, including sidewalks, alley ways, pedestrian 
paseos and street trees, adjacent to new buildings – See Parkmerced 
Design Standards + Guidelines Chapter 02 (pages 12-77). 

o Bicycle Library adjacent to Block 21S Neighborhood Common– See 
Parkmerced Design Standards + Guidelines section 04.01 (pages 132-
133). 

o Tower Area Open Space adjacent to new towers on proposed Block 21S 
– See Parkmerced Design Standards + Guidelines section 02.26 (pages 
66-67). 

o Parking for bicycles and car share vehicles in each new parking structure 
– See Parkmerced Design Standards + Guidelines section 04.01 (pages 
136-137). 

• Sustainability Infrastructure 
o Bioswales adjacent to each new building as shown on the attached 

Proposed Storm Drain System diagram – See Parkmerced Infrastructure 
Report section 6 (pages 15-16). 

o Recycled Water Infrastructure to and within each new building and in the 
adjacent improved streets, as shown on the attached Proposed Recycled 
Water System diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.1). 

o Auxiliary Water Infrastructure to each new building and in the adjacent 
improved streets as shown on the attached Proposed Auxiliary Water 
System Diagram – See Parkmerced Infrastructure Report section 4 
(figure 4.4) 
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Cogeneration System 

At this time, an In-Lieu fee for a Cogeneration System will likely be paid in the amount of 
$2,416,266.00 (See Parkmerced Development Agreement (2011) Appendix Q for fee calculation 
methodology). 

Solar Panels 

Decision will be made as MEP engineers complete design, but will be either satisfied by 
providing on-site or through payment of an in-lieu fee in the amount of $9,527,694 based on the 
construction of 1,446 net new units.  

 
Replacement Neighborhoods Commons—Requested Finding of Consistency with 
Proportionality, Priority, and Proximity requirement  
In lieu of constructing the complete 15,000 square foot Neighborhood Commons adjacent to 
Block 21S anticipated by the Phasing Plan, the project sponsor proposes to construct (i) 
construct approximately 80% of the area of that required Neighborhood Commons on Block 21, 
and (ii) an additional approximately 15,000 square foot Neighborhood Commons on Block 22.  
Adjacent to the Neighborhood Commons on Block 22, we would construct a retail use on the 
ground floor of the residential building to be constructed on Block 22 as part of Subphase 1B. 
Because this area is zoned PM-R we would request a Conditional Use Authorization for the 
proposed retail use. The project sponsor cannot feasibly construct the total Block 21 
Neighborhood Commons, as construction of the western portion of that Neighborhood 
Commons would require demolition of a portion of Block 21N. It further conflicts with our private 
financing requirements. The project sponsor would construct as much of the Block 21 
Neighborhood Commons as feasible (approximately 80% of the lot area of the commons), and, 
in order to provide open space in excess of that required by the Phasing Plan (one 
Neighborhood Commons is required per each 1,250 net new units), would provide an additional, 
approximately 15,000 square foot Neighborhood Commons on Block 22.  Construction of the 
Block 22 Neighborhood Commons would be a voluntary Community Improvement, as the DS&G 
do not anticipate nor require the construction of a Neighborhood Commons as this location.  We 
respectfully request that the Planning Director determine that the provision of a Neighborhood 
Common on Block 22 meets the Proportionality, Priority, and Proximity requirement of Section 
3.4.2 of the Development Agreement and the requirements of the Phasing Plan.  The entirety of 
the Block 21 Neighborhood Commons would be completed upon construction of new residential 
buildings on Block 21N. 
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um
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R
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ent U
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inim
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nit Storage Space 

(SF) of Existing and M
inim

um
 

Size of R
eplacem

ent U
nits 

1
34

600
Arballo D
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1
1
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2
34
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C

1
1
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C
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2
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2
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1. Introduction 

This Hydrology and Hydraulics Plan (Plan) is an interim deliverable associated with the application for 
Phase 1 development at Parkmerced.  It flows on the work presented previously in the following 
documents: 

1. Parkmerced Infrastructure Report1‐‐includes: 
a.  utilities drawings for existing and full build out for sanitary and storm drain pipes, 
b.  overland flow paths at full build out,  
c. typical utility cross sections, and  
d. sanitary sewer modeling results for full build out. 

 

2. Preliminary Approach to Stormwater Management2 (attached to Infrastructure Report)—
includes stormwater modeling results for full build out, demonstrating: 

a. compliance with both LEED 6.1 and 6.2 (reduction in peak flow and volume during 
the 2 year 24 hour storm and capture of 90% of the annual volume),  

b. adequacy of the proposed system to convey the 5 year, 3 hour storm, and  
c. adequacy of the proposed system to convey the 100 year, 3 hour storm.  

 

The above were based on schematic designs of building footprints and site grading, and detailed 
designs of street cross sections.  As part of the detailed design of the Phase 1 blocks, building 
footprints and site grading (for those blocks) will be finalized.  At such time, a draft and final 
Stormwater Control Plan (SCP) will be developed in accordance with the Stormwater Management 
Ordinance. The SCP will present detailed design of stormwater BMPs and revised model results and 
calculations.  Also due for submittal with the building applications will be a BMP maintenance plan, a 
condition assessment of the existing combined sewer pipes (to be reused for sanitary only flows), a 
Phase 1 overland flow drawing, and Phase 1 sanitary sewer modeling. 

 

Included in the plan are a summary of overall site wide approach to stormwater management, the 
conceptual stormwater management approach for Phase 1 (to be refined as building footprints and 
degrading plans are finalized),  an outline of stormwater management by subphase, and 
preliminary model results for Phase 1 for peak flow and volumes during both the 2 year, 24 hour 
storm (satisfying requirements for separately sewered areas) and 5 year, 3 hour storm (satisfying 
requirements for separately sewered areas) as dictated by Appendix E. 
 

 

   

                                                            
1 BKF Engineers.  Parkmerced Infrastructure Report.  June 23, 2011. 
 
2 Hydroconsult Engineers. DRAFT Preliminary Approach to Stormwater Management. December 20, 2010. 
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2. Regulatory Framework 

The project must maintain compliance with the following at each major phase development: 

1. San Francisco Subdivision Regulations—includes requirements for minimum/maximum 
velocities for sanitary sewers, and capacity requirements for sizing of combined and storm 
drain systems. 

2. Stormwater Management Ordinance/Green Building Code‐‐the San Francisco Building Code, 
Section 13C requires all projects that disturb more than 5,000 square feet to meet or exceed 
the applicable guidelines of Leadership in Energy and Environmental Design (LEED) 
Sustainable Sites Credit 6.1 and 6.2   

3. Appendix E, Stormwater Systems Review Protocol for Parkmerced Development Agreement3‐
‐describes requirement and timing of stormwater related submittals specific to Parkmerced 

4. San Francisco Public Utilities Commission memo re: Preferred Stormwater Discharge 
Alternative4—identifies Lake Merced as the SPFUC’s preferred discharge location for storm  
flows from Parkmerced.  Requires compliance with SFPUC regulations for end of pipe 
discharge and ground water protection. 

 

3. Project Description 

Existing and Proposed Conditions 

Parkmerced is a 152‐acre residential neighborhood located in the southwest corner of San Francisco. 
The neighborhood was built from 1941 to 1951 and has 3,221 residential units (see Appendix D‐2, 
Existing Conditions). The existing buildings consist of 170 two‐story townhome buildings and 11 
towers that are 13 stories tall that are surrounded by lawns and courtyards. There are several 
landscaped boulevards and secondary streets. Other facilities include three above‐grade centralized 
parking garages, carports attached to townhouses, a leasing and operations office, a private pre‐
school/day care facility, and a maintenance facility adjacent to Lake Merced Boulevard.  

The entire 152‐acre project site is currently served by the San Francisco combined sewer system that 
conveys wastewater and stormwater to the Oceanside Water Pollution Control Plant where the flows 
are treated and discharged to the ocean. Under the Parkmerced project, the existing combined 
system within the project area will be converted to a sanitary sewer system only. The conversion will 
occur in phases that correspond with the development phases and at full build out only the sewer 
laterals from buildings will connect to the combined sewer system. 

In accordance with San Francisco’s Stormwater Management Ordinance and Stormwater Design 
Guidelines (SDGs), areas of the project that are temporarily connected to the combined sewer 
system during development must decrease the stormwater runoff rate by 25 percent relative to 
predevelopment conditions for the 2‐year 24‐hour design storm if more than 50 percent of the area 

                                                            
3 Parkmerced Development Agreement.  Appendix E, Stormwater Systems Review Protocol for Parkmerced 
Development Agreement. 
 
4 San Francisco Public Utilities Commission memo to Robert Rosania et al. SFPUC Preferred Stormwater 
Discharge Alternative. April 17, 2012. 
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is covered with impervious surfaces under existing conditions. If less than 50 percent of the area is 
covered with impervious surfaces, the stormwater management approach must prevent the runoff 
flow rate and volume from exceeding existing conditions for the one‐ and two‐year 24‐hour design 
storm. Because the project will transition from the combined sewer system to a separate sewer 
system, areas of the project that are permanently or temporarily connected to this separate system 
must capture and treat 90 percent of the annual rainfall. As modeled, at full build out the installed 
BMPs will retain and treat approximately 93 percent of the annual runoff, infiltrating approximately 
67 percent of the retained stormwater to the underlying Westside Groundwater Basin. The 
remaining 7 percent of annual runoff will be discharged to Lake Merced in accordance with 
applicable regulations of the Regional Water Quality Control Board and SFPUC.  The model predicts 
the following at full build out: 

Model Results for Annual Average Runoff 
(indicating exceedance of LEED SS c6.2) 
 

  Average Annual Runoff 
(MG) 

 

Reused     
  Farm Irrigation  2.74  4% 
  Pond Make‐up  0.10  0% 

Infiltrated     
  Runoff Layer (pp, parks, treewells)  31.25  46% 
  Hydraulics Layer (swales)  14.46  21% 

Evaporated     
  from runoff surfaces (cisterns, swales)  6.00  9% 
  from network (ponds, cisterns, swales)  1.82  3% 

Evapotranspired From Courtyards  7.20  11% 
Discharged to Lake Merced  4.80  7% 

(volume through terminal pipe)   
   
  Total 68.88  100% 
     

 

Model Results for 2 Year 24 Hour Storm 
(indicating exceedance of LEED SS c6.1)

 

  Peak Flow 
(cfs) 

Total Volume 
(CF) 
 

Pre‐Development  115.71  2,168,000 

Post‐Development  66.97  1,042,750 

% Decrease  42%  52% 
Note: 1. the pre‐development model results were derived from the City‐wide Infoworks model as provided by 
DPW/BOE/Hydraulics. 
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Phasing 

The development for the project will be constructed in several phases over the 20 to 30 year 
development period. Each phase includes the construction of the associated utility and street 
infrastructure to serve the newly constructed buildings. The new infrastructure will be designed and 
constructed consistent with the infrastructure report prepared for the project (BKF Engineers, 2011) 
as well as the current San Francisco Public Utilities Commission (SFPUC) and the City of San Francisco 
Department of Public Works (SFDPW) requirements. 

As each phase is constructed, the stormwater controls associated with both the block (private 
property) and the streets/sidewalks (public Right‐of‐Way (ROW)) will be designed to meet the 
requirements described above, and in accordance with the preliminary stormwater approach, 
approved infrastructure plan, and design standards.  Stormwater flows will be redirected away from 
the combined sewer system as increased sanitary flows are added. 

 

More details regarding the subphasing of Phase 1 are included in section 5. 

 

4. Site-Wide Conceptual Model Approach 

A detailed stormwater model was created to validate earlier conceptual planning efforts, and provide 
additional detail as plans for Parkmerced progress.   This section will describe the model, its 
development, assumptions, and sources of data.   

XP‐SWMM is a hydrologic and hydraulic modeling package which was used to build and run the 
model.  It is based on the industry standard EPA‐SWMM “Storm Water Management Model”.   
Several additional features are provided by XP‐SWMM, including database connections, GIS and CAD 
integration, and pollutant generation/transport modeling.  The SWMM model is recommended by 
EPA for analyzing pre‐ vs. post‐development hydrology and has dynamic hydraulic capabilities as 
well. 

CAD site plan drawings provided by the project architects SOM were used as a starting point in 
building the model.  The network was laid out in project coordinates, so that background files can be 
easily overlaid for review or presentation.  These drawings also were used to make detailed runoff 
area calculations at the building level.  Updated files were checked against the existing model to 
review any conflicts. 

Contributing areas and volumes within the right of way were calculated in a spreadsheet, based on 
street lengths derived from the CAD files.  Detailed cross sections provided by the site civil engineer 
BkF were used to model overland flow on the street surface and biofiltration treewells, and their 
connection to the network of biogutters and swales.    
 
The following basic inputs were used in the model: 

• 5‐minute rainfall intensities for the 5‐year 3‐hour storm, the 100‐year 3‐hour storm, the 2‐
year 24‐hour storm, and the typical year. 

• Equilibrium infiltration rates provided by Treadwell & Rollo.  Infiltration was assumed to 
occur only on permeable surfaces, and not in areas designated as fill.  The Horton infiltration 



Parkmerced—Phase 1 Hydrology and Hydraulics Plan  
1/22/2015 

HCE: PHASE 1 H&H_DRAFT_012215.docx  Page 6 

equation is used in the model to predict the time varying rate of infiltration due to soil 
saturation over time as follows: 

 
ft = fc + (f0 − fc)e − kt 
 
where: 
ft is the infiltration rate at time t; 
f0 is the initial infiltration rate or maximum infiltration rate (assumed to be 2 times 
the equilibrium rate); 
fc is the constant or equilibrium infiltration rate after the soil has been saturated or 
minimum infiltration rate; 
k is the decay constant specific to the soil. 
 

• Evapotranspiration rates based on WUCOLSIII (ET0 Zone 1) 
• Evaporation rates based on previous studies by Gus Yates 
• Street sections and slopes provided by SOM and BkF, as presented in the project Design 

Standards + Guidelines, shown in the figure following 
• Land use and areas provided by SOM and Tom Leader Studios, as shown on the figure 

following 
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5. Phase 1 Conceptual Model Approach 

The figure on the previous page shows the existing and Phase 1 sewer and storm infrastructure as 
modeled.  As stated previously, the detailed design of both the existing combined sewer system and 
the storm system is pending final grading and site design. However, the design of the ROW is fairly 
well defined.  As such, we are able to provide model results for the conveyance aspects of the storm 
system (below) along with preliminary results for peak flow and volume reduction of the phase 1 
storm system (section 6).   

 

Almost every street proposed for development at Parkmerced has a stormwater component falling 
into roughly 15 categories.  The street types to be constructed at each block/subphase are: 

Block   Subphase  Boundary Street  Street Type 
1  A  Vidal North  3 
    Vidal West   2 
    Arballo   2 
    Acevedo  3 
2  N/A  Vidal West   2 
3W  C  Higuera  3 
    Vidal West  2 
    New Street  4 
    Garces  3 
4  C  Garces  3 
    Arballo  2 
    Arballo  2 
6  A  Tapia   2A 
    New Street   3 
    Arballo   2 
    Serrano   3 
20  B  Felix   (muni tracks—no SW element) 
    Cumasero   3 
    Cambon   3 
21  D  Font  5 
    Chumasero  3 
22  B  Chumasero   3 

 

 

Bioswale Streets (Type 2, 2A) 

The Hedgerow streets run North‐South and will include bioswales.  The bioswale on the west side of 
the Hedgerow Streets will capture runoff from the street and the rooftops on the west side of the 
road.  Runoff from the roofs on the east side of the road will be directed to the bioretention above 
the central courtyard.  Sidewalk runoff will be captured and infiltrated by permeable pavement 
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located in the perpendicular parking spaces.  Overflow from the permeable pavement and the 
courtyards will be directed to the swales. 

The bioswales on the hedgerow streets will have a total width of 13 feet and a depth of about 1.5 
feet.  The minimum bottom width is 1 foot, with 3:1 grass side slope.  There will be a 6 inch wide curb 
on either side, for a total width of 12 feet.  The curbs will be design to allow flow into the swales. 

 

 
Modeled Street Cross Section Type 2 
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Modeled Street Cross Section Type 2A  
 

 

Treewell Streets (Type 3) 

These three street types have biofiltration treewells.  Each biofiltration treewell is a precast concrete 
box with separate sections for stormwater pre‐treatment and treewell planting medium.  Located 
next to the curb approximately every 20 feet, the treewells provide temporary storage and 
infiltration.  Street and sidewalk runoff is collected by permeable pavement in the parking lanes.  The 
permeable pavement overflows to the treewells.  Any flow in excess of the infiltration and storage 
capacity of the treewell will flow from treewell to treewell in either a below ground pipe, or above 
ground biogutter.  At the end of the block, storm drains and culverts will convey the flow to the 
nearest swale. 

Use of a continuous trench instead of individual boxes will be considered during the detailed design 
of Phase 1 
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Modeled Street Cross Section Type 3 

 

Alley Ways (Type 4) 

The biogutters run north to south and function similarly to the bioswales but have vertical side walls 
thus providing less vegetation, and are narrower thus providing less infiltration.  The biogutter on the 
west side of the Alley Ways will capture runoff from the roofs on the west side of the road.  Sidewalk 
runoff will be captured and infiltrated by permeable pavement located in the street travel lane.  
Runoff from the rooftops on the east side of the road is directed to the ecoroof above the central 
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courtyard. Overflow from the permeable pavement and the courtyards will be directed to the 
biogutters. 

Biogutters in the Alley Ways are 2.5 feet wide with vertical sidewalls and a total depth of 1 foot, 
above a 2 foot deep layer of bioretention soil and drain rock. 

 

 
Modeled Street Cross Section Type 4 

 

  

Font Boulevard South (Type 5) 

Type 5 is along Font Blvd from Chumasero Drive to Gonzalez Drive is another street where there is no 
swale, and biofiltration treewells are used instead. Contrary to street types 3 discussed above, 
treewells in type 5 are only on one side of the street and receive flow from sidewalks and streets, 
both 100% impervious, plus overland flow, if any, from the 50 feet wide Muni strip, assumed to be 
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100% pervious. Similar to several of the East‐West Streets, an additional storm drain or biogutter will 
be necessary to transport overflow from the treewells. 

 
Modeled Street Cross Section Type 5 
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6. Model Results 

Per the requirements of Appendix E, the model was run to predict offsite flows to the offsite, 
downstream combined sewer system for both the 2 year, 24 hour storm and the 5 year, 3 hour 
storm.  These results are presented in the table below. 

  2 year, 24 hour Storm  5 year, 3hour Storm 

  

Peak Flow Rate
 (cfs) 

Total Runoff 
Volume 
 (cf) 

Peak Flow Rate 
 (cfs) 

Total Runoff 
Volume 
 (cf) 

Existing Conditions  116  2,168,000  231  364,000 

Phase 1   103  1,098,800  91  218,900 

% Reduction  46  49  61  40 
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Parkmerced Master Schedule

2014 Submitted Phase 1 Development Application
Submitted Master Tentative Map

2015 Re-submit Phase 1 Development Application
Submit Tentative Maps
Meet with Planning to review Development Application/ Community 
Improvements
Set up Pre-App meetings with City Agencies
Phase 1 Development Application Approved
Submit 35% Street Improvements Plan (20 day review period)

DPW review and comment on Tentative Map Application (30 days)

Meet with City Agencies to review Street Improvements Plan
Meet with Planning to review Design Review Applications
Re-submit Tentative Map Application incorporating comments
100% Schematic Design
Submit 90% Street Improvements Plan (20 day review period)
Submit Building Design Review Applications

Submit Community Improvements Design Review Applications

Meet with Planning - Building Design Review
Meet with Planning, SFMTA, PUC - Community Improvements Design 
Review
Meet with City Agencies to review Street Improvements Plan/ 
Stormwater Control Plan
Meet with Planning - Building Design Review
Meet with Planning, SFMTA, PUC - Community Improvements Design 
Review
Submit Site Permit Applications
30% Design Development
Submit Preliminary Stormwater Control Plan
Meet with Planning - Buildings Design Review
Meet with Planning, SFMTA, PUC - Community Improvements Design 
Review
60% Design Development
Tentative Map Approved (50 days after re-submission)
Caltrans - Submit PSR
Planning Design Review Complete (90 days)
Preliminary Stormwater Control Plan Approved (90 days)
Submit 100% Street Improvements Plan (20 day review 
period+approval of Preliminary Stormwater Control Plan)
Planning Commission Hearing
Planning Approval
Approved Final Map/Street Vacation&Dedication/Public 
Improvement Agreement by Board of Supervisors
100% Design Development
Site Permit Approval (30 days from PlanningCommission Hearing & 
Approval)
50% Construction Documents
Submit Demo and Shoring Permit Applications
Submit Addendum 1 - Foundation
Caltrans - PSR Approval
90% Construction Documents
Street Improvements Permit Approved (90 days)
100% Construction Documents
Submit Addendum 2 - Structure
Submit Addendum 3 - MEP + Architecture

2016 Start of Construction
Caltrans - Encroachment Permit Review
Caltrans - Encroachment Permit Approved

Planning 
Other City Agencies
Caltrans
Parkmerced Team

20-Jan

5-Sep
17-Oct
14-Jan

Week of Jan. 26

14-May

7-Jul
7-Jul

8-Jun

12-Mar
17-Mar

Week of Mar. 30

17-Mar

26-Mar

2-Apr

9-Apr

26-Mar

2-Apr

9-Apr
9-Apr

18-Feb

Week of Feb. 23

12-Feb
28-Jul

1-Jul

2-Jul

28-Sep

23-Nov

4-Jan

3-Aug

14-Jul

2-Nov

1-Dec

17-Sep

29-Sep
29-Sep

1-Dec

Week of Jan. 26

4-Mar

13-May

2-Apr

4-Nov

10-Feb

28-Oct

7-May

9-Apr

18-Feb

Week of Feb. 23

17-Mar


