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SPEAK suNSET PARKSIDE EDUCATION AND ACTION COMMITTEE
1329 7th Avenue, San Francisco, CA 94122-2507

Board of Appeals — New Information Brief-Appeal 23-035, 2700 45" Ave. 10/3/2024

In the more than fourteen months since the Planning Commission approved the Coastal Zone Permit
for this project [see Exhibit A: rendering, pdf page 6 ], the entire landscape has shifted. Proposition K closing
the Great Highway 24/7 is favored to pass, meaning there will likely be only one route in and out of this
entertainment center. Pandas coming to the Zoo will further compound traffic. Yet one fact remains: the
Coastal Zone Permit and application herein are not consistent with the San Francisco certified Local
Coastal Program (LCP) despite a minor amendment.

Planning has requested and received three continuances ostensibly so that it could consult with the
Coastal Commission and seek an amendment to the LCP in that appellant’s initial brief herein established a
glaring lack of LCP consistency. Even though on July 11, 2024, the Coastal Commission certified a
minor amendment to the LCP implementation plan [Exhibit B: certified LCP amendment, pdf page 8], the
Coastal Zone Permit and its application nevertheless fail to conform with the amended LCP.

Notably, the Coastal Commission did not amend the LCP land use/policy plan, known as the
Western Shoreline Area Plan, nor did the Coastal Commission remove any language from the LCP
implementation plan. Rather, the LCP amendment simply adds the “Wawona Street and 45" Avenue

Cultural Center Special Use District” to the LCP implementation plan. The SUD creates site-specific

allowances and/or exceptions only for floor area ratio, rear yard setbacks, and bulk. That’s it.

Assuming this LCP amendment applies retroactively, the amendment’s primary impact is to render

the Coastal Zone Permit and its application herein no longer appealable to the Coastal Commission

on the only previously-appealable grounds: lack of a designated principal permitted use for the zoned area.

Accordingly, this Board is now the final arbiter of consistency with the requirements [implementation
plan] and objectives [land use plan] of the LCP per Planning Code § 330.5.1 (b).

Significantly, the Coastal Commission made no determination of whether the Coastal Zone
Permit and its application herein are consistent with the Local Coastal Program. That is a job for the
only body that will review the Coastal Zone Permit: the Board of Appeals.

Planning is somehow attempting to argue that the minor LCP amendment fixes the glaring lack of

consistency with the LCP. Yet it is clear that despite the minor LCP amendment, the Coastal Zone Permit



and its application are not remotely consistent with either the requirements or objectives of the amended LCP

as follows. Fails to conform: LCP Amended Implementation Plan

The “Materials” section of the Neighborhood Commercial Rezoning component of the amended
Local Coastal Program implementation plan is clear and states:

“The materials, textures and colors of new or remodeled structures should be

visually compatible with the predominant materials of nearby structures. In most
neighborhood commercial districts, painted wood or masonry are the most appropriate
and traditional exterior facade materials.”

[See Exhibit C, LCP Neighborhood Commercial Rezoning, p. 21, “Materials” section, pdf page 21]

The ominous dark grey slate exterior in the project sponsor’s rendering [See Exhibit A] shows obvious

incompatibility with materials, textures and colors of nearby structures which primarily use pastel
colors, painted wood and stucco. Also inconsistent is the way project sponsor Studio Banaa describes the
proposed project:

“The new building design is inspired by the form of the Irish Ogham standing

stones and the traditional thatched roof cottages of Ireland, and is expressed as

a massing split into four distinct pieces, representing the four provinces of Ireland....
The building’s exterior fagcade utilizes a slate rainscreen cladding which evokes

the slate roofs found in traditional Irish architecture.”

[See Exhibit D, PRJ Application Exhibit Letter-Project Description, p. 2, pdf page 24]

Further, the Planning staff notes in its Executive Summary that the building will:

“incorporate elements of the Irish culture including blue Kilkenny limestone and
a rooftop that represents the four provinces of Ireland.”
[See Exhibit E, Planning Exec. Summary “General Plan Compliance,” p. 3, pdf page 26]

The LCP Neighborhood Commercial Rezoning component of the amended Local Coastal Program
implementation plan also requires:

“The height of a proposed development should relate to the individual neighborhood
character and the height and scale of adjacent buildings to avoid an overwhelming or
dominating appearance of new structures.”

[See Exhibit F, LCP Neighborhood Commercial Rezoning, height section, p. 20, pdf page 28]

The rendering of the proposed project submitted by the project sponsor shows a building that is a
distinct departure from neighborhood character and inconsistent with the height and scale of adjacent
existing buildings. Further, this proposed project would clearly overwhelm and dominate which is

inconsistent with the amended LCP implementation plan.



“Guidelines for All Uses” in the Neighborhood Comm. Rezoning of the LCP implementation plan states:

“The use primarily should serve the local community and not attract a major part of
its clientele from outside the district in which it is located.”
[See Exhibit G, LCP Neighborhood Commercial Rezoning, p.6, “Guidelines for All Uses”, pdf page 30]

Inconsistent with this section is project sponsor Studio Banaa'’s project description in its Project Application
Exhibit:

“The new building aims to become an iconic destination for Irish culture and activity

on the Western Coast of the United States...”

[See Exhibit D, PRJ Application Exhibit Letter-Project Description, p. 2, pdf page 24]

Similarly, at the Planning Commission hearing, vice consul Jennifer Chadwick of the Consulate General of
Ireland on behalf of the Consul General of Ireland-Western United States read a statement into the record:

“| am confident that this building will serve as the flagship cultural center of the State of
California.” [See Planning Commission Hearing 7-27-23, archived video, counter 1:46:52]

Clearly, the primary intended use of this $74 million proposed facility, which relies on funding from
the government of Ireland, is not for the local community. Accordingly, this project is not consistent with the
Neighborhood Commercial Rezoning component of the amended LCP implementation plan.

Fails to Conform: LCP Land Use/Policy Plan (Western Shoreline Area Plan):

Objective 11 of the LCP land use plan (Western Shoreline Area Plan) under the heading “Richmond
and Sunset Residential Neighborhoods” states:

“Preserve the scale of residential and commercial development
along the Coastal Zone area.” [Exhibit H, West. Shore. AP-Objective 11, pdf page 32 ]

Policy 11.1 states:
“Preserve the scale and character of existing residential neighborhoods

by setting allowable densities at the density generally prevailing
in the area and requlating new development so its appearance is compatible with

adjacent buildings.” [Exhibit H, Western Shoreline Area Plan, Policy 11.1, pdf page 32]

Policy 11.7 states:

“Maintain a community business district along Sloat Boulevard within
the Coastal Zone to provide goods and services to residents of the outer Sunset and
visitors to the Zoo and Ocean Beach.” [Exhibit H, West.Shore. AP, Policy 11.7, pdf page 32]

Clearly the project preserves neither the scale nor character of neighborhood development.

Appellant respectfully requests that this Board uphold the appeal and adopt factual findings that the Coastal

Zone Permit application is not consistent with the Local Coastal Program. ‘Z:R_‘%President, SPEAK
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EXHIBIT C

“Materials” section - Neighborhood
Commercial Rezoning component of
certified LCP implementation plan



The design of new buildings, building additions and alterations, and facade
renovations should reflect the positive aspects of the existing scale and design
features of the area. Building forms should complement and improve the overall
neighborhood environment.

Materials

L4

The materials, textures and colors of new or remodeled structures should be visually
compatible with the predominant materials of nearby structures. In most
neighborhood commercial districts, painted wood or masonry are the most
appropriate and traditional exterior facade materials.

Details

Individual buildings in the city's neighborhood commercial districts are rich in
architectural detailing, yet vary considerably from building to building, depending
upon the age and style of their construction. Despite their stylistic differences,
Victorian, Classical and Art Deco buildings share some design motifs. Vertical lines
of columns or piers, and horizontal lines of spandrels or cornices are common to many
styles as are mouldings around windows and doors. These elements add richness to a
flat facade wall, emphasizing the contrast of shapes and surfaces.

A new building should relate to the surrounding area by displaying scale and textures
derived from existing buildings. Nearby buildings of architectural distinction can
serve as primary references. Existing street rhythms should also be continued on the
facade of a new building, linking it to the rest of the district. This can be
accomplished in part by incorporating prevailing cornice and belt course lines.

Rooftop Mechanical Equipment

Rooftop mechanical equipment which may create disturbing noises or odors should be

.
located away from areas of residential use and screened and integrated with the
design of the building.

-Signs
The character of signs and other features attached to or projecting from buildings is

an important part of the visual appeal of a street and the general quality and
economic stability of the area. Opportunities exist to relate these signs and
projections more effectively to street design and building design. Neighborhood
commercial districts are typically mixed-use areas with commercial units on the
ground or lower floors and residential uses on upper floors. As much as signs and
other advertising devices are essential to a vital commercial district, they should not
be allowed to interfere with or diminish the livability of residences within the
neighborhood commercial district or in adjacent residential districts. Sign sizes and
design should relate and be compatible with the character and scale of the
neighborhood commercial district. Unless otherwise allowed in the Planning Code,
facades of residentially-occupied stories should not be used for attaching signs nor
should the illumination of signs be directed into windows of residential units.
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PRJ Application Exhibit Letter,
pages 1 and 2
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United Irish Cultural Center of San Francisco
2700 45th Avenue, San Francisco, CA 94116

PRJ Application - Exhibit A

02/17/2022

1. Property Description

Project Description

3. Requested Supplemental Information and Material from PPA Letter (2021-
010236PPA)

N

1. Property Description

The property is comprised of one lot located on 2700 45 Avenue (Accessor’s Block 2513, Lot
026), situated on the corner of 45 Avenue and Wawona Street. It has a collective area of
approximately 16,250 square feet and currently is home to the United Irish Cultural Center (UICC),
an active 501c3 non-profit organization.

The property is located at the southern edge of the Parkside neighborhood, and just across Sloat
Boulevard from the San Francisco Zoo. It is zoned within a neighborhood commercial, Small Scale,
(NC-2) zoning district, and a 100-A Height and Bulk District.

Notably, to the West of the property (directly across 45 Avenue) holds the proposed
development site of the Sloat Garden Center, which has been proposed to be developed into a 12-
story (125’) mixed use residential building containing approximately 400 dwelling units in addition
to retail functions. South of the property is home to the Java Beach Café, and South-West of the
property holds the Mirage Inn & Suites.

The existing steel and wood-frame building, constructed in 1975, is approximately 21,263 gross
square feet, three stories, and 35’ in height.

The building, which is very loosely based on vernacular Irish building traditions, has served the
UICC for the last 46 years — providing a place to socialize and participate in cultural programs.
The UICC was built in this location to be convenient to members of the Irish immigrant
community, many of whom have lived in the Sunset and Parkside districts.

2. Project Description

The United Irish Cultural Center of San Francisco (aka the UICC) is a 501¢c3 nonprofit organization
that has operated in the original three-story building since 1975. The Center, a cultural institution
in the City of San Francisco, currently serves a variety of community functions, including a large
event space (the St Patrick’s Room), a library, a restaurant/pub, and several non-profit office
spaces. For more than 45 years, the UICC has been operating out of it's current building which
has not been significantly renovated since it was first constructed in 1975. Based on a feasibility

T. (415) 610-8100 www.studiobanaa.com
info@studiobanaa.com CA Licensed, LBE Certified
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study performed in early 2020, it was determined that the Cultural Center’s current facility cannot
be sustained long term, and has outgrown the original space built over 45 years ago. To ensure
the long-term viability of the Cultural Center and its ability to continue serving the San Francisco
community, a larger space that can better accommodate its ongoing cultural, educational, and
recreational activities is necessary. The Cultural Center intends to replace the existing building
with a new center, which would continue and expand the long-standing community use,
necessitating the Planning Code text amendment.

The proposed project will demolish the existing building, which fallen into a state of disrepair, in
order to construct a 109,384 gross square foot, 91’ height (six-story) state-of-the-art cultural and
community center that will reactivate the street frontages and beautify the neighborhood. The
new building design is inspired by the form of the Irish Ogham “standing stones and the
traditional thatched roof cottages of Ireland, and is expressed as a massing split into four distinct
pieces, representing the four provinces of Ireland. The new building aims to become an iconic
destination for Irish culture and activity on the Western Coast of the United States, as well as a
local hub for community in the western part of the city. The building’s exterior facade utilizes a
slate rainscreen cladding which evokes the slate roofs found in traditional Irish architecture.

The new UICC facility holds a variety of cultural and community based activities and will be fully
open for the public’s use:

¢ Basement B2 — Swimming pool, kiddie pool, hot and cold tubs, and locker room facilities.
Youth half court basketball court. Mezzanine for storage purposes.

e Basement Bl - 52 parking spaces (some via parking lifts)

e Floor 1 - Lobby/Entrance from the corner of 45" and Wawona will include an interactive
art piece as well as a digital gallery displaying an immersive historical exhibit. Full service
restaurant and commercial kitchen (same location as the original building) with entry from
Wawona Street. Entry to the subterranean parking garage from Wawona Street.

e Floor 2 - the “St. Patrick’'s Room” (carried over from the original building), will be a
banquet and performance space holding approximately 300-800 people on the ground
floor and approximately 200 more on the mezzanine above. In addition, a 99-person
screening room theater and bar is located to the South-West corner of the floor.

e Floor 3 — Museum and Library. Museum will hold digital/interactive displays involving Irish
cultural, history, and heritage. Library will hold an Irish book collection and place to study.

e Floor 4 — Offices (administrative for the UICC and other non-profits) and Classrooms (for
Irish Music/Dance/Language classes)

e Floor 5 — Gym with full locker room facilities, café and juice bar

e Floor 6 — Rooftop restaurant with access to roof deck and garden. Member’s Room
(lounge and bar).

The UICC has held three public meetings and have held Q&A sessions with members of the
neighborhood, as well as members of the Irish Center, some of whom have been original members
of the Center. The project has received hundreds of letters of support.

T. (415) 610-8100 www.studiobanaa.com
info@studiobanaa.com CA Licensed, LBE Certified
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EXHIBIT E

Planning Department’'s Executive
Summary, page 3



Executive Summary RECORD NO. 2022-001407CTZ/CUA/MAP/ PCA/SHD
Hearing Date: July 27,2023 2700 45" Avenue

In order for the Project to proceed, the Commission must adopt Shadow Findings pursuant to Planning Code
Section 295, grant a Coastal Zone Permit pursuant to Planning Code Sections 330.4(a) and 330.2(e), and a grant
a Conditional Use Authorization pursuant to Planning Code Section 303 to allow exceptions from the Floor Area
Ratio (Planning Code Section 124), Rear Yard (Planning Code Section 134), and Bulk (Planning Code Section 270)
requirements.

Issues and Other Considerations

Public Comment & Outreach. Prior to the submittal of the listed applications, the Project Sponsors
conducted a Pre-Application Meeting on August 4, 2021 and subsequently held a kick-off meeting on August
28, 2021. Both meetings were well attended. Since the kick-off meeting, the Sponsors have continued to
provide community members with Project updates via a monthly newsletter and a dedicated website. Over
200 community members have already expressed support for the proposed development including Cub
Scout Pack 0108, The Kennelly and Michael Dillon Schools of Irish Dance, SF Connaught Social and Athletic
Club, and District 4 Board of Supervisor, Joel Engardio. To date, the Department has not received any
correspondence in opposition to the Project.

Sunset Chinese Cultural District. The Project is located within the boundaries of the Sunset Chinese
Cultural District, which was established in July 2021. The District’'s mission is to recognize the
neighborhood’s history, preserve the legacy and traditions uniquely born in the Sunset, recognize and
memorialize the Chinese American experience, and preserve and increase the depth and impact of the
Chinese American legacy in San Francisco. Currently, this Cultural District does not include any land use
regulations that apply to the Project.

General Plan Compliance. The Project will develop a state-of-the-art community facility for San
Francisco’s Irish population and larger community. As one of the few community facilities on the west side
of the City, the new and improved community facility, operated by the United Irish Cultural Center, will
continue to serve as a center that enhances the lives of its community members by providing a space for
informal activities and programs related to recreation, education and civic concerns for all age groups.
While the center’s programming will have a focus on preserving and reflecting the history of lIrish
community, the center will continue to enhance the community life of Outer Sunset residents by providing a
space for all reactional, educational, and civic activities. Having served the community for more than 45
years, the United Irish Cultural Center, a non-profit organization, is a proven manager and operator of a
large community facility.

The Project will also expand the existing community facility’s ability to serve the neighborhood with
additional neighborhood serving retail use opportunities, job opportunities, and business opportunities.
Additionally, the Project will reinforce and enhance the nearby neighborhood serving commercial corridor
by introducing additional patrons to the area.

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building will incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop
that represents the four provinces of Ireland. As a prominent high-quality design, the new community facility
will serve as a new visual focal point that marks the presence of the Irish community in San Francisco and
the greater Bay Area. The Project will also beautify the immediately adjacent public right of way with
improved pedestrian walkways that include new ADA curb ramps, street trees, and bicycle parking spaces.

In conclusion, on balance, the Project is consistent with the Objectives and Policies of the General Plan and

San Francisco
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EXHIBIT F

“Height” section - Neighborhood
Commercial Rezoning component of
certified LCP implementation plan



e The height of a proposed development should relate to the individual ne1ghborhood
character and the height and scale of adjacent buildings to avoid an overwhelming or
dominating appearance of new structures. On a street of varied building heights, .h-\
transitions between high and low buildings should be provided. While three- and
four-story buildings are appropriate in most locations, two-story facades with upper
stories set back from the street wall may be preferable in some areas with
lower-scale development. '

e The height and bulk of new development should be designed to maximize sun access
to nearby parks, plazas, and major pedestrian corridors.

Frontage

e Facades of new development should be consistent with design features of adjacent
facades that contribute to the visual qualities of the neighborhood commercial
district.

e To encourage continuity of "live" retail sales and services, at least one-half of the
total width of any new or reconstructed building, parallel to and facing the
commercial street, should be devoted to entrances, show windows, or other displays.
Where a substantial length of windowless wall is found to be unavoidable, eye-level
display, a contrast in wall treatment, offset wall line, outdoor seating and/or
landscaping should be used to enhance visual interest and pedestrian vitality.

e Clear, untinted glass should be used at and near the street level to allow maximum: =
visual interaction between sidewalk areas and the interior of buildings. Mirrored,
highly reflective glass or densely-tinted glass should not be used except as an _ .
architectural or decorative accent. R

e  Where unsightly walls of adjacent buildings become exposed by new development,
they should be cleaned, painted or screened by appropriate landscaping.

e Walk-up facilities should be recessed and provide adequate queuing space to avoid
interruption of the pedestrian flow.

Architectural Design

e The essential character of neighborhood commercial districts should be preserved by
discouraging alterations and new development which would be incompatible with
buildings which are architecturally significant or which contribute to the scaleand - -
character of the district as a whole. Specifically, the facades and building lines of
exxstlng buildings should be continued, and the details, material, texture or color of
existing architecturally significant or distinctive buildings should be complemented

by new development.

e Existing structures in sound or rehabilitable condition and of worthwhile architectural
character should be reused where feasible to retain the unique character of a given
neighborhood commercial district.
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EXHIBIT G

“Guidelines for All Uses” -Neighborhood
Commercial Rezoning component of
certified LCP implementation plan



Guidelines for All Uses

The use should be consistent with the purpose of the district in which it is located as
stated in the Planning Code.

The use primarily should serve the local community and not attract a major part of
its clientele from outside the district in which it is located. (This guideline should
not apply to districts specifically intended to serve a citywide or regional clientele.)

The use should contribute to the variety of commercial goods and services offered in
the district and avoid an undesirable concentration of one type of use in a certain
location. In low~intensity districts, a balanced mix of various neighborhood-serving
uses, with no concentration of a particular use, is desirable. In higher-intensity
districts with a special orientation to one type of use (such as antique stores),
clustering of such specialty uses may be appropriate. However, one type of use
should not occupy an entire block frontage.

The size of the use should not be larger than necessary to serve the district's trade
area. Individual use sizes may vary depending on the type of merchandise offered.
For example, a supermarket may require a larger floor area thana shoe repair snop in-
order to serve the same trade area.

e

The use should not detract from the livability of the district or adjacent residential

areas by causxng offensive noise, odors, or 11ght, particularly in the late night or very

early morning hours. Establishments operating in the‘late night or early morning
hours should be of a type which provide goods and services which it is necessary and
desirable to make available to the community at those hours. For example, longer -
hours of operation may be appropriate for neighborhood-serving convenience stores
such as groceries or pharmacies.

If locating at the ground story, the use should contribute to an active retail frontage.
In districts with continuous active retail frontage, individual uses which do not serve
the general public-during regular business hours, such as churches, are encouraged to
share ground story space with more active uses. This guideline may not apply in
those districts or parts of a district where retail uses are interspersed with fully

- residential buildings and institutional facilities. However, in most areas, provxsxons

- should be made to allow future conversion of non-commercial ground story space in
order to accommodate future commercial growth in the district. - V

The use should fully utilize available floor area. Uses which occupy a limited amount
of ground story frontage, such as limited financial services and hotel lobb1es, should
provide access to remaining space for use by other establishments.

~ The use should not significantly increase traffic congestion or parking demand (See

- Auto-Oriented or Drive-Up Facilities section for more specific guidelines on parking).

,
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EXHIBIT H

Western Shoreline Area Plan
(certified LCP Land Use/Policy Plan)—
Obijective 11, Policy 11.1, Policy 11.7



Firefox https://generalplan.sfplanning.org/Western Shoreline.htm

Richmond and Sunset Residential
Neighborhoods

OBJECTIVE 11

PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE
COASTAL ZONE AREA.

POLICY 11.1

Preserve the scale and character of existing residential neighborhoods by setting allowable densities at the
density generally prevailing in the area and regulating new development so its appearance is compatible
with adjacent buildings.

POLICY 11.2

Develop the former Playland-at-the-Beach site as a moderate density residential apartment development
with neighborhood commercial uses to serve the residential community and, to a limited extent, visitors to
the Golden Gate National Recreation Area.

POLICY 11.3

Continue the enforcement of citywide housing policies, ordinances and standards regarding the provision
of safe and convenient housing to residents of all income levels, especially low- and moderate-income
people.

POLICY 11.4
Strive to increase the amount of housing units citywide, especially units for low- and moderate-income
people.

POLICY 11.5
Work with federal and state funding agencies to acquire subsidy assistance for private developers for the
provision of low- and moderate-income units.

POLICY 11.6
Protect the neighborhood environment of the Richmond and Sunset residential areas from the traffic and
visitor impacts from the public using adjacent recreation and open space areas.

POLICY 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide goods and
services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

1of1 9/29/2024, 5:44 PM
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APPENDIX A

Report of Geotechnical Investigation
By H. Allen Gruen, geotechnical
engineer, September 23, 2021



REPORT

GEOTECHNICAL INVESTIGATION
Planned Development At

2700 45™ Avenue

San Francisco, California

Prepared for:

Mr. Craig Viehweg

United Irish Cultural Center
2700 45" Avenue

San Francisco, CA 94116

Prepared by:

H. Allen Gruen
Geotechnical Engineer
360 Grand Avenue, # 262
Oakland, California 94610
(510) 455-0321

Project Number: 21-5031

{ 2o, Seer
H. Allen Gruen, C.E., G.E.
Registered Geotechnical Engineer No. 2147

September 23, 2021
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September 23, 2021

INTRODUCTION

Purpose

A geotechnical investigation has been completed for the proposed development to be constructed
at 2700 45™ Avenue in San Francisco, California. The purposes of this study have been to gather
information on the nature, distribution, and characteristics of the earth materials at the site, assess
geologic hazards, and to provide geotechnical design criteria for the planned development.

Scope

The scope of my services is outlined in my Proposal and Professional Service Agreement dated
June 25, 2021. My investigation included a reconnaissance of the site and surrounding vicinity;
sampling and logging one test boring by others (ICES 8/11/21) to a depth of 50 feet below the
ground surface; a review of published geotechnical and geologic data pertinent to the project
area; geotechnical interpretation and engineering analyses; and preparation of this report.

This report contains the results of my investigation, including findings regarding site, soil,
geologic, and groundwater conditions; conclusions pertaining to geotechnical considerations
such as weak soils, settlement, and construction considerations; conclusions regarding exposure
to geologic hazards, including faulting, ground shaking, liquefaction, lateral spreading, and slope
stability; and geotechnical recommendations for design of the proposed project including site
preparation and grading, foundations, retaining walls, slabs on grade, and geotechnical drainage.

Pertinent exhibits appear in Appendix A. The location of the test boring is depicted relative to
site features on Plate 1, Boring Location Map. The log of the test boring is displayed on Plate 2.
Explanations of the symbols and other codes used on the log are presented on Plate 3, Soil
Classification Chart and Key to Test Data.

References consulted during the course of this investigation are listed in Appendix B. Details
regarding the field exploration program appear in Appendix C.

Proposed Improvements

It is my understanding that the project will consist of the design and construction of a
commercial building, 6 stories tall with 2 basement levels. No other project details are known at
this time.
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FINDINGS

Site Description

The subject site is located in the southeast quadrant of the intersection of Wawona Street and 45™
Avenue, in San Francisco, California. At the time of the site investigation, the subject site was
occupied by a Commercial building with appurtenant flat work.

Geologic Conditions

The site is within the Coast Ranges Geomorphic Province, which includes the San Francisco Bay
and the northwest-trending mountains that parallel the coast of California. Tectonic forces
resulting in extensive folding and faulting of the area formed these features. The oldest rocks in
the area include sedimentary, volcanic, and metamorphic rocks of the Franciscan Complex. This
unit is Jurassic to Cretaceous in age and forms the basement rocks in the region.

Locally, the site lies within the USGS San Francisco South Quadrangle. Bonilla (1971) has

mapped the area of the site as being underlain by Quaternary-age dune sand. This deposit
consists of clean, well-sorted, fine to medium grained sand.

Earth Materials

We observed and logged a boring drilled at the subject site by others (ICES 8/11/21). The boring
encountered poorly graded sand from the ground surface to the maximum depth explored of 50
feet. Detailed descriptions of the materials encountered as well as test results are shown on the
Boring Log, Plate 2.

Groundwater

Free groundwater was encountered in the boring at a depth of about 21 feet below grade. I
anticipate that the depth to the free water table will vary with time and that zones of seepage may
be encountered near the ground surface following rain or irrigation near the subject site.
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Geologic Hazards

Faulting

The property does not lie within an Alquist-Priolo Earthquake Fault Zone as defined by the
California Division of Mines and Geology. The closest mapped active fault in the vicinity of the
site is the San Andreas Fault, located about 1.7 miles southwest of the site (Jennings, 1992). No
active faults are shown crossing the site on reviewed published maps, nor did we observe
evidence of faulting during our investigation. Therefore we conclude that the potential risk for
damage to improvements at the site due to surface rupture from faults to be low.

Earthquake Shaking

Earthquake shaking results from the sudden release of seismic energy during displacement along
a fault. During an earthquake, the intensity of ground shaking at a particular location will
depend on a number of factors including the earthquake magnitude, the distance to the zone of
energy release, and local geologic conditions. We expect that the site will be exposed to strong
carthquake shaking during the life of the improvements. The recommendations contained in the
applicable edition of the San Francisco and Uniform Building Codes should be followed for
reducing potential damage to the improvements from earthquake shaking.

Liquefaction

Liquefaction results in a loss of shear strength and potential volume reduction in saturated
granular soils below the groundwater level from earthquake shaking. The occurrence of this
phenomenon is dependent on many factors, including the intensity and duration of ground
shaking, soil density and particle size distribution, and position of the groundwater table (Seed
and Idriss, 1982).

The California Division of Mines and Geology has issued a Seismic Hazard Zones map for the
City and County of San Francisco (CDMG, 2000), which indicates that the artificial fill materials
placed beneath Sloat Boulevard and the southern margin of the subject site are subject to
liquefaction. The balance of the subject site is not mapped as having a potential for liquefaction.
The earth materials encountered in our boring were not subject to liquefaction, due to their dense
consistency below the groundwater table.

We concur with the map that the artificial fill materials beneath Sloat Boulevard and the southern
margin of the subject site may be subject to liquefaction. We judge that the impact of
liquefaction on the planned improvements may be mitigated by supporting the planned
improvements on a properly designed, stiffened mat foundation.
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Lateral Spreading

Lateral spreading or lurching is generally caused by liquefaction of marginally stable soils
underlying gentle slopes. In these cases, the surficial soils move toward an unsupported face,
such as an incised channel, river, or body of water. We judge that the artificial fill materials
beneath Sloat Boulevard have a potential for lateral spreading toward the Pacific Ocean. We
judge that founding the planned improvements on a properly designed, stiffened mat foundation
would mitigate the potential detrimental effects of lateral spreading in the southern margin of the
site on the proposed improvements.

Densification

Densification can occur in clean, loose granular soils during earthquake shaking, resulting in
seismic settlement and differential compaction. As discussed above, the site is underlain by dune
sand that typically is medium dense in consistency near the ground surface. During seismic
shaking, it is our opinion that these soils could experience seismically-induced settlements of up
to about %2 inch. The impact of densification to the proposed improvements would be limited to
that caused by settlement of improvements founded near the existing ground surface.

Landsliding

The geologic maps of the site vicinity reviewed for this study did not show landslides at the site
or its immediate vicinity. In addition, a map prepared by the California Division of Mines and
Geology for the City and County of San Francisco (CDMG, 2000) does not indicate that the
subject site lies within an area of potential earthquake-induced landsliding. During our site
reconnaissance, we did not observe evidence of active slope instability at the site or its
immediate vicinity. Therefore, it is our opinion that the potential for damage to the
improvements from slope instability at the site is low provided the recommendations presented
in this report are incorporated into the design and construction of the project.

CONCLUSIONS

General

On the basis of my site reconnaissance, field exploration program, and literature review, |
conclude that the site is suitable for support of the proposed improvements. The primary
geotechnical concerns are founding improvements in competent earth materials, support of
temporary slopes and adjacent improvements, and seismic shaking and related effects during
earthquakes. These items are addressed below.
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Foundation Support

It is my opinion that the planned improvements may be supported on a conventional spread
footing foundation bearing in competent earth materials. If the spread footings would cover a
substantial portion of the building area, a mat foundation may be used as an alternative to reduce
forming and steel bending costs. The Structural Engineer may also choose to use drilled piers to
support improvements, or for shoring and underpinning, if required. Detailed foundation design
criteria are presented later in this report.

I estimate that improvements supported on foundations designed and constructed in accordance
with my recommendations will experience post-construction total settlements from static loading

of less than 1 inch with differential settlements of less than % inch over a 50-foot span.

Temporary Slopes and Undermining of Existing Structures

Temporary slopes will be necessary during the planned site excavations. In order to safely
develop the site, temporary slopes will need to be laid back in conformance with OSHA
standards at safe inclinations, or temporary shoring will have to be installed. The contractor may
choose to excavate test pits to evaluate site soils and the need for temporary shoring.

If excavations undermine or remove support from the existing or adjacent structures, it may be
necessary to underpin those structures. Care should be taken to provide adequate shoring or
underpinning to support the affected improvements as a result of the loss of support.

Temporary slopes and support of structures during construction are the responsibility of the

contractor. I am available to provide geotechnical consultation regarding stability of excavations
and support of improvements.

RECOMMENDATIONS

Site Preparation and Grading

General

I assume that the planned improvements will be constructed at or below existing site grades. If
site grades are raised by filling more than about 1 foot, I should be retained to calculate the
impact of filling on slope stability, site settlements, and foundations.
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Clearing

Following removal of existing improvements to be demolished, areas to be graded should be
cleared of debris, deleterious materials, and vegetation, and then stripped of the upper soils
containing root growth and organic matter. I anticipate that the required depth of stripping will
generally be less than about 2 inches. Deeper stripping may be required to remove localized
concentrations of organic matter, such as tree roots. The cleared materials should be removed
from the site; strippings may be stockpiled for reuse as topsoil in landscaping areas or should be
hauled off site.

Overexcavation

Loose, porous soils and topsoil, if encountered, should be overexcavated in areas designated for
placement of future engineered fill or support of improvements. Difficulty in achieving the
recommended minimum degree of compaction described below should be used as a field
criterion by the geotechnical engineer to identify areas of weak soils that should be removed and
replaced as engineered fill. The depth and extent of excavation should be approved in the field
by the geotechnical engineer prior to placement of fill or improvements.

Subgrade Preparation

Exposed soils designated to receive engineered fill should be cut to form a level bench, scarified
to a minimum depth of 6 inches, brought to at least optimum moisture content, and compacted to
at least 90 percent relative compaction, in accordance with ASTM test designation D 1557.

Material for Fill

It is anticipated that the on-site soil will be suitable for reuse as fill provided that lumps greater
than 6 inches in largest dimension and perishable materials are removed, and that the fill
materials are approved by the geotechnical engineer prior to use.

Fill materials brought onto the site should be free of vegetative mater and deleterious debris, and
should be primarily granular. The geotechnical engineer should approve fill material prior to
trucking it to the site.

Compaction of Fill
Fill should be placed in level lifts not exceeding 8 inches in loose thickness. Each lift should be

brought to at least the optimum moisture content and compacted to at least 90 percent relative
compaction, in accordance with ASTM test designation D 1557.
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Underpinning

During excavations adjacent to improvements, care should be taken to adequately support the
existing improvements. When excavating below the level of foundations supporting existing
structures, some form of underpinning may be required where excavations extend below an
imaginary plane sloping at 2H:1V downward and outward from the edge of the existing footings.
All temporary underpinning design and construction are the responsibility of the contractor. H.
Allen Gruen, Geotechnical Engineer is available to provide consultation regarding underpinning
adjacent improvements.

Temporary Slopes

This is a typical Dune Sand site. Temporary slopes will be necessary during the planned site
excavations. In order to safely develop the site, temporary slopes will need to be laid back in
conformance with OSHA standards at safe inclinations, or temporary shoring will have to be
installed. All temporary slopes and shoring design are the responsibility of the contractor. H.
Allen Gruen, Geotechnical Engineer is available to provide consultation regarding stability and
support of temporary slopes during construction.

Finished Slopes

In general, finished cut and fill slopes should be constructed at an inclination not exceeding 2:1
(horizontal:vertical). Routine maintenance of slopes should be anticipated. The tops of cut
slopes should be rounded and compacted to reduce the risk of erosion. Fill and cut slopes should
be planted with vegetation to resist erosion, or protected from erosion by other measures, upon
completion of grading. Surface water runotf should be intercepted and diverted away from the
tops and toes of cut and fill slopes by using berms or ditches.

Seismic Desion

If the improvements are designed using the 2016 California Building Code with San Francisco
Amendments, the following parameters apply:

Design Code Reference Document: ASCE7-10
Risk Category II

Site Class D — Stiff Soil

Ss=2.078

S;=0.861

Sms = 2.494

SM} = Null

Sps = 1.662

SD] = Null
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Foundations
General

It is my opinion that the planned improvements may be supported on a conventional spread
footing foundation bearing in competent earth materials. If the spread footings would cover a
substantial portion of the building area, a mat foundation may be used as an alternative to reduce
forming and steel bending costs. The Structural Engineer may also choose to use drilled piers to
support improvements, or for shoring and underpinning, if required. Design criteria for each
foundation type are presented below.

Spread Footings

Spread footings should be at least 12 inches wide and should extend at least 12 inches below the
lowest adjacent finished grade. Foundations so established may be designed for maximum
allowable soil contact pressures computed using the following equations.

Allowable dead + live load bearing in psf = (1000D) + (500-B) (1)
Allowable total load bearing in psf = (1500-D) + (750-B) (2)

where: D = the footing depth below lowest adjacent grade in feet
B = the minimum footing width in feet

Footings should be stepped as necessary to produce level tops and bottoms. The ultimate passive
earth pressure can be calculated using an equivalent fluid weight of 390 pef and a friction factor
of 0.62 to resist lateral forces and sliding. The structural engineer should apply an appropriate
safety factor (typically 1.5) to the above ultimate values. Passive pressures should be
disregarded in areas with less than 7 feet of horizontal confinement and for the uppermost 1 foot
of foundation depth unless confined by concrete slabs or pavements.

Mat Foundation

A mat foundation may be used to support the planned improvements. The mat can be designed
for an average bearing pressure over the entire mat of 3,000 psf for combined dead plus
sustained live loads, and 4,000 pst for total loads including wind or seismic forces. The weight
of the mat extending below current site grade may be neglected in computing bearing loads.
Localized increases in bearing pressures of up to 5,000 psf may be utilized. For elastic design, a
modulus of subgrade reaction of 50 kips per cubic foot may be used.
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The ultimate passive earth pressure can be calculated using an equivalent fluid weight of 390 pef
and a friction factor of 0.62 to resist lateral forces and sliding. The structural engineer should
apply an appropriate safety factor (typically 1.5) to the above ultimate values. Passive pressures
should be disregarded in areas with less than 7 feet of horizontal confinement and for the
uppermost 1 foot of foundation depth unless confined by concrete slabs or pavements.

Drilled Piers

Drilled, cast-in-place, reinforced concrete piers may be used to support improvements, or shoring
excavation walls and underpinning adjacent improvements. Piers should be designed for a
maximum allowable skin friction of 500 psf for combined dead plus sustained live loads. The
above values may be increased by one-third for total loads, including the effect of seismic or
wind forces. The weight of the foundation concrete extending below grade may be disregarded.

Resistance to lateral displacement of individual piers will be generated primarily by passive earth
pressures acting against two pier diameters. Passive pressures should be assumed equivalent to
those generated by a fluid weighing 300 pcf. Passive pressures should be disregarded in areas
with less than 7 feet of horizontal soil confinement and for the uppermost 1-foot of foundation
depth unless confined by concrete slabs or pavements.

Where groundwater is encountered during pier shaft drilling, it should be removed by pumping,
or the concrete must be placed by the tremie method. If the pier shafts will not stand open,
temporary casing may be necessary to support the sides of the pier shafts until concrete is placed.
Concrete should not be allowed to free fall more than 5 feet to avoid segregation of the
aggregate.

Retaining Walls

Unless clean, free draining sand is encountered throughout the depth of the retaining wall,
retaining walls should be fully backdrained. The backdrains should consist of at least a 3-inch-
diameter, rigid perforated pipe, or equivalent such as a “high profile collector drain”, surrounded
by a drainage blanket. The pipe should be sloped to drain by gravity to appropriate outlets.
Accessible subdrain cleanouts should be provided and maintained on a routine basis. The
drainage blanket should consist of clean, free-draining crushed rock or gravel, wrapped in a filter
fabric such as Mirafi 140N. Alternatively, the drainage blanket could consist of Caltrans Class 2
"Permeable Material" or a prefabricated drainage structure such as Mirafi Miradrain. The
bottom of the collector drainpipe should be at least 12 inches below lowest adjacent grade.
Aggregate drainage blankets should be at least 1 foot in width and extend to within 1 foot of the
surface. The uppermost 1-foot should be backfilled with compacted native soil to exclude
surface water.
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Vertical retaining walls that are free to rotate at the top should be designed to resist active lateral
soil pressures equivalent to those exerted by a fluid weighing 35 pcf where the backslope is
level, and 55 pcf for backfill at a 2:1 (horizontal:vertical) slope. For intermediate slopes,
interpolate between these values. I should be consulted to calculate lateral pressures on retaining
walls that are tied-back or braced.

In addition to lateral earth pressures, retaining walls must be designed to resist horizontal
pressures that may be generated by surcharge foundation loads applied at or near the ground
surface. If a footing surcharge is located above a retaining wall within a horizontal distance of
0.4eH, where H is the height of soil retained by the wall, then a horizontal lateral resultant force
equal to 0.55¢Q should be applied to the retaining wall at a height above the base of the wall
equal to 0.6eH. Qp equals the equivalent resultant footing line load. This footing surcharge load
applies equally to walls that are fixed or free to rotate. As an example, a retaining wall
supporting 10 feet of soil has a footing 2 feet away from the top of the wall carrying a line load
of 1,000 pounds per lineal foot. This footing is within 0.4eH =4 feet of the retaining wall. The
resultant horizontal force on the retaining wall from the footing surcharge load would be
0.55x1,000=550 pounds acting 0.6eH =6 feet above the base of the retaining wall.

In addition to lateral earth pressures and adjacent footing loads, retaining walls must be designed
to resist horizontal pressures that may be generated by surcharge loads applied at or near the
ground surface. Where an imaginary 1:1 (H:V) plane projected downward from the outermost
edge of a surcharge load intersects a retaining wall, that portion of the wall below the
intersection should be designed for an additional horizontal thrust from a uniform pressure
equivalent to one-third the maximum anticipated surcharge pressure. In some cases, this value
yields a conservative estimate of the actual lateral pressure imposed. I should be contacted if a
more precise estimate of lateral loading on the retaining wall from surcharge pressures is desired.

Rigid retaining walls constrained against such movement could be subjected to "at-rest" lateral
earth pressures equivalent to those exerted by the fluid pressures listed above plus a uniform load
of 6eH pounds per square foot, where H is the height of the backfill above footing level. Where
an imaginary 1:1 (H:V) plane projected downward from the outermost edge of a surcharge load
intersects a lower retaining wall, that portion of the constrained wall below the intersection
should be designed for an additional horizontal thrust from a uniform pressure equivalent to one-
half the maximum anticipated surcharge pressure. In some cases, this value yields a conservative
estimate of the actual lateral pressure imposed. I should be contacted if a more precise estimate
of lateral loading on the retaining wall from surcharge pressures is desired.

If retaining walls are designed using the 2016 California Building Code, a seismic pressure
increment equivalent to a rectangular pressure distribution of 10eH pounds per square foot may
be used, where H is the height of the soil retained in feet. The seismic pressure increment does
not need to be applied to constrained walls where at-rest lateral earth pressure is applied.
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Wall backfill should consist of soil that is spread in level lifts not exceeding 8 inches in
thickness. Each lift should be brought to at least optimum moisture content and compacted to
not less than 90 percent relative compaction, per ASTM test designation D 1557. Retaining
walls may yield slightly during backfilling. Therefore, walls should be properly braced during
the backfilling operations.

Where migration of moisture through retaining walls would be detrimental or undesirable,
retaining walls should be waterproofed as specified by the project architect or structural
engineer.

Retaining walls should be supported on footings designed in accordance with the

recommendations presented above. A minimum factor of safety of 1.5 against overturning and
sliding should be used in the design of retaining walls.

Slab-on-Grade Floors

The subgrade soil in slab and flatwork areas should be proof-rolled to provide a firm, non-
yielding surface. If moisture penetration through the slab would be objectionable, a moisture
barrier membrane may be placed between the subgrade soil and the slab. The membrane may be
covered with 2 inches of damp, clean sand to protect it during construction.

Site Drainage

Positive drainage should be provided away from the improvements. Roof runoff should be
directed toward downspouts that discharge into closed conduits that drain into the site storm
drain system. Surface drainage facilities (roof downspouts and drainage inlets) should be
maintained entirely separate from subsurface drains. Drains should be checked periodically, and
cleaned and maintained as necessary to provide unimpeded flow.

Supplemental Services

H. Allen Gruen, Geotechnical Engineer recommends that he be retained to review the project
plans and specifications to determine if they are consistent with his recommendations. In
addition, he should be retained to observe geotechnical construction, particularly site
excavations, placement of retaining wall backdrains, fill compaction, and excavation of
foundations, as well as to perform appropriate field observations and laboratory tests.

If, during construction, subsurface conditions different from those described in this report are
observed, or appear to be present beneath excavations, I should be advised at once so that these
conditions may be reviewed and my recommendations reconsidered. The recommendations
made in this report are contingent upon my notification and review of the changed conditions.
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If more than 18 months have elapsed between the submission of this report and the start of work
at the site, or if conditions have changed because of natural causes or construction operations at
or adjacent to the site, the recommendations of this report may no longer be valid or appropriate.
In such case, I recommend that I review this report to determine the applicability of the
conclusions and recommendations considering the time elapsed or changed conditions. The
recommendations made in this report are contingent upon such a review.

These services are performed on an as-requested basis and are in addition to this geotechnical

investigation. I cannot accept responsibility for conditions, situations or stages of construction
that I am not notified to observe.

LIMITATIONS

This report has been prepared for the exclusive use of United Irish Cultural Center and their
consultants for the proposed project described in this report.

My services consist of professional opinions and conclusions developed in accordance with
generally-accepted geotechnical engineering principles and practices. I provide no other
warranty, either expressed or implied. My conclusions and recommendations are based on the
information provided regarding the proposed construction, my site reconnaissance and
investigation, review of published data, and professional judgment. Verification of my
conclusions and recommendations is subject to my review of the project plans and specifications,
and my observation of construction.

The test boring log represents subsurface conditions at the location and on the date indicated. It
is not warranted that it is representative of such conditions elsewhere or at other times. Site
conditions and cultural features described in the text of this report are those existing at the time
of my field exploration, conducted on August 11, 2021 , and may not necessarily be the same or
comparable at other times.

The location of the test boring was established in the field by reference to existing features and
should be considered approximate only.

The scope of my services did not include an environmental assessment or an investigation of the
presence or absence of hazardous, toxic, or corrosive materials in the soil, surface water,
groundwater or air, on or below, or around the site, nor did it include an evaluation or
investigation of the presence or absence of wetlands.
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APPENDIX A
List of Plates
Plate 1 - Boring Location Map
Plate 2 - Log of Boring 1

Plate 3 - Soil Classification Chart and Key to Test Data
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APPENDIX C

Field Exploration

My field exploration consisted of a geologic reconnaissance and subsurface exploration by
means of one test boring logged by my engineer on August 11, 2021. The test boring was drilled
with equipment utilizing continuously inserted samplers.

The log of the test boring is displayed on Plate 2. Representative undisturbed samples of the
earth materials were obtained from the test boring at selected depth intervals.

The soil classifications are shown on the Boring Log and referenced on Plate 3.
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Distribution

Mr. Craig Viehweg

United Irish Cultural Center
2700 45™ Avenue

San Francisco, CA 94116

Leo@ftransatlaticinc.net
Remond(@groupdev.com
REidypainting(@yvahoo.com
Derek_ices(@yahoo.com
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October2,2024

Appeal Nos.: 23-035
Project Address: 2700 45" Avenue
Block/Lot: 2513/026

Zoning District: NC-2 (Neighborhood Commercial, Small Scale)
Wawona St and 45th Ave Cultural Center SUD

Height District: 100-A

Staff Contact: Corey A. Teague, Zoning Administrator - (628) 652-7328
corey.teague@sfgov.org

Background

This brief is intended to supplement the brief submitted on July 11, 2024, and responds directly to the
Board’s request for more detailed documentation of the California Coastal Commission’s (“CCC”) action on the
City’s Local Coastal Program (“LCP”) amendment. As discussed in the prior brief, the CCC took the required
action to certify the City’s LCP amendment, which was specifically predicated on and designed to accommodate
the proposed development of the new Irish Cultural Center (“ICC”) within the newly created Wawona Street and
45th Avenue Cultural Center Special Use District (“SUD”).

This intention is clearly laid out in the City’s LCP Amendment Submittal from June 14, 2024, which is
provided as Exhibit A. This submittal was substantial and included materials that are not relevant to the Board’s
decision that are not included to avoid document overload. However, Exhibit A includes both the ordinance and

resolution adopted by the Board of Supervisors on June 13, 2024, which clearly document the actual LCP

P B EE Para informacién en Espafiol llamar al Para sa impormasyon sa Tagalog tumawagsa  628.652.7550
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amendment language and the City’s intention to amend its LCP specifically to allow the proposed ICC
development.

The official documentation from the CCC affirming the certification of the LCP amendment is included as
Exhibit B. This includes a confirmation letter from the CCC dated July 16, 2024, that states the following: “At the
July 11, 2024 California Coastal Commission hearing, the Commission approved the City & County of San Francisco
LCP Amendment Number LCP-2-SNF-24-0024-1 (Irish Cultural Center SUD / PPUs) as submitted by the City. The
amendment is now fully certified and in effect.” Exhibit B also includes the CCC staff report that they marked as
“ADOPTED” to indicate the CCC’s action. An email confirmation of the CCC’s action to certify the City’s LCP
amendment is also provided as Exhibit C, which specifically addresses the unfortunately clunky language used
to describe the CCC’s action to certify the LCP amendment.

Finally, as recommended in the prior brief, the Department continues to recommend that the Board
adopt updated findings of consistency for this permit (i.e., a new Coastal Zone Permit). A draft is provided for the
Board’s consideration as Exhibit D (including the associated project plans). The need to adopt updated findings
of consistency is due to the updated context of the amended LCP and the Planning Code Section 330.5.1
requirement that “appeals shall be reviewed by the Board of Permit Appeals for consistency with the requirements

and objectives of the San Francisco Local Coastal Program.”

Conclusion

To conclude, the City (Planning Department, Planning Commission, and Board of Supervisors) and CCC
took all the necessary actions to ensure the proposed ICC project is fully consistent with the Planning Code, the
Western Shoreline Area Plan, and the Local Coastal Program. The ICC project’s consistency with the amended
LCP is detailed in the draft revised Coastal Zone Permit (i.e., findings of consistency) provided as Exhibit D.

Considering the information provided above and in the exhibits, the Department respectfully requests

that the Board of Appeals adopt the revised Coastal Zone Permit to allow the ICC project to move forward.

San Francisco
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cc: Eileen Boken - SPEAK (Appellant)
John Kevlin - Reuben, Junius & Rose LLP (Agent for Permit Holder)
Dan Sider (Planning Department)
Gaby Pantoja (Planning Department)

Enclosure: Exhibit A - Partial LCP Amendment Packet Submitted to CCC
Exhibit B - CCC Approval Documents for Certified LCP Amendment
Exhibit C - Email Confirmation from CCC
Exhibit D - Draft Coastal Zone Permit for Adoption (with Plans)

San Francisco
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June 14,2024

California Coastal Commission

North Central Coast District

ATTN: Luke Henningsen

455 Market Street, Suite #300

San Francisco, CA 94105

via hand delivery and email to luke.henningsen@coastal.ca.gov

Re: Submittal of Local Coastal Program Amendment

Dear Mr. Henningsen,

On behalf of the City and County of San Francisco, the Planning Department is pleased to transmit an amendment to
the Implementation Program of San Francisco’s certified Local Coastal Program (“LCP”) to the Coastal Commission for
review and certification.

The LCP Amendment would include the parcel located at 2700 45th Avenue in a newly created Wawona Street and 45th
Avenue Cultural Center Special Use District (“SUD”) along with amendments to Planning Code Section 330 to designate
the principal permitted use within the City’s Coastal Zone for purposes of appeal to the California Coastal Commission.
As you know, in December 2023 our office transmitted to you a similar proposed LCP Amendment that we have since
withdrawn. In the time since, and thanks to your assistance and the ongoing collaboration of our two agencies, we have
collectively refined the proposed Amendment into that which we are transmitting today.

The SUD would facilitate the redevelopment of the Irish Cultural Center. Located at this site since 1975, the Irish Cultural
Center provides important facilities for social, recreational, athletic, and cultural activities for both the immediate
neighborhood and the larger San Francisco community. The proposed LCP Amendments are a product of extensive
neighborhood outreach and participation, along with numerous public hearings. The SUD would (1) clarify the
applicable building height limit for the subject property of 100 feet, (2) eliminate a required special authorization for
development on a large lot and for larger non-residential uses, (3) allow Planning Commission review and waivers for
Floor Area Ratio, rear yard requirements, and bulk requirements, (4) principally permit office, institutional, retail, and
wireless communication land uses, and (5) reduce the Transportation Demand Management requirement. The
amendments to Planning Code Section 330 would designate the principally permitted uses for Residential Districts as
residential uses, Parkmerced Residential District as residential uses, Neighborhood Commercial Districts as commercial
uses, Public Districts as public uses where that shall be understood as public facility, open recreation area, or passive
outdoor recreation, and the Wawona Street and 45™ Avenue Cultural Center Special Use District as commercial as
defined in the SUD.

We deeply appreciate the assistance that Coastal Commission staff has provided our Department during the LCP
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Amendment process. We look forward to continuing our work and collaboration in the months and years to come.

Enclosed please find the following:

1. Signed and Adopted Transmittal Resolution (Board File No. 240563) and Ordinance (Board File No. 240228)
2. Hearing Notices
a. List of Hearing Dates
b. Proof of Noticing/Posting
3. Public Comment Information
a. Staff transcript and available minutes of Planning Commission on May 2, 2024, and public
correspondence
b. Staff transcript and available minutes of Land Use and Transportation Committee Hearing on June 3,
2024 and public correspondence
c. Available minutes of Board of Supervisor hearings on June 4, 2024 and June 11, 2024
4. Mailing Lists
a. Copies of mailing lists and interested person and organization lists
5. Copy of the LCP Amendment
a. Signed and adopted Ordinance relating to the Wawona Street and 45th Avenue Cultural Center
Special Use District (Planning Code Section 249.96) and Planning Code Section 330
b. Representative zoning map of Special Use District
6. Staff Reports
a. Planning Commission Resolution No. 21554
b. Staff Report for Planning Commission hearing on May 2, 2024, including Environmental Review
Documents
7. Copies of the certified Land Use Plan (Western Shoreline Area Plan) and Coastal Zone Maps
8. Consistency Evaluation

We look forward to the Coastal Commission’s review of this LCP Amendment. If you have any questions, please contact
Gabriela Pantoja on my staff at gabriela.pantoja@sfgov.org.

Sincerely,

Daniel A. Sider, AICP
Chief of Staff

for

Rich Hillis
Director of Planning

Exhibits As Noted

San Francisco
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CC (all electronic)

Gabriela Pantoja, SF Planning

Aaron Starr, SF Planning

Daniel Sider, SF Planning

Peter Miljanich, SF City Attorney’s Office

Angela Calvillo, Clerk of the SF Board of Supervisors

San Francisco

Local Coastal Program Amendment
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TAB NO. DESCRIPTION
1. Signed and Adopted Transmittal Resolution (Board File N0.240563) and Ordinance
(Board File No. 240228)
a. Copy of Ordinance under Board File No. 230505 and Resolution under Board
File No. 231137
2. Hearing Notices
a. List of NOA and Hearing Notices
b. Proof of Noticing/Posting
3. Public Comment Information
a. Staff transcript and available minutes of Planning Commission on May 2,
2024, and public correspondence
b. Staff transcript and available minutes of Land Use and Transportation
Committee Hearing on June 3, 2024 and public correspondence
c. Available minutes of Board of Supervisor hearings on June 4, 2024 and June
11, 2024
4. Mailing Lists
a. Copies of mailing lists and interested person and organization lists
S. Copy of the LCP Amendment
a. Signed and adopted Ordinance relating to the Wawona Street and 45th Avenue
Cultural Center Special Use District (Planning Code Section 249.96) and
Planning Code Section 330
b. Representative Zoning Map of Special Use District
6. Staff Reports
a. Planning Commission Resolution No. 21554
b. Staff Report for Planning Commission hearing on May 2, 2024, including
Environmental Review Documents
7. Applicable Plans and Maps
a. Copies of certified Land Use Plan (Western Shoreline Area Plan) and Coastal
Zone maps
8. Consistency Evaluation
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FILE NO. 240563 RESOLUTION NO. 303-24

[Local Coastal Program Amendment - Wawona Street and 45th Avenue Cultural Center
Special Use District]

Resolution transmitting to the California Coastal Commission for review and
certification an amendment to the Implementation Program portion of the certified
Local Coastal Program to add the Wawona Street and 45th Avenue Cultural Center
Special Use District and to designate the principal permitted use within the City’s
Coastal Zone for purposes of appeal to the California Coastal Commission; and
affirming the Planning Department’s determination under the California Environmental

Quality Act.

WHEREAS, In 1986, the California Coastal Commission (“Coastal Commission”)
certified the City’s Local Coastal Program (“LCP”), which is comprised of thé Land Use Plan -
the Western Shoreline Area Plan — and Implementation Program, which includes the portions
of the Planning Code and Zoning Map applicable in the Coastal Zone; and

WHEREAS, In 2018, the Coastal Commission certified the City’s update to the Western
Shoreline Area Plan; and

WHEREAS, On December 12, 2023, the Board of Supervisors passed the Wawona
Street and 45th Avenue Cultural Center Special Use District (“SUD”) (Ordinance No. 241-23,
on file with the Clerk of the Board in File No. 230505) to facilitate the redevelopment of the
Irish Cultural Center, subject to certification by the California Coastal Commission (“Coastal
Commission”); that Ordinance, which amended the Planning Code, Zoning Map, and Local
Coastal Program (“LCP”), having been signed by the Mayor on December 13, 2023, is now
effective, but is not operative because it has not been certified by the Coastal Commission,

pursuant to Section 5 of Ordinance No. 241-23; and

Supervisors Engardio; Peskin, Mandelman
BOARD OF SUPERVISORS Page 1
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WHEREAS, On May 2, 2024, after receiving public comment, the Planning
Commission adopted Resolution No. 21554 recommending approval of an ordinance
amending the Planning Code to clarify the Wawona Street and 45th Avenue Special Use
District’s height limit and principal permitted use for purposes of the Local Coastal Program,
and to designate the principal permitted use for various zoning districts within the City’s
Coastal Zone for purposes of appeal to the California Coastal Commission (“Ordinance”); in
said resolution, which is on file with the Clerk of the Board of Supervisors in File No. 240228,
the Planning Commission found that the Ordinance is consistent with the Western Shoreline
Area Plan; and

WHEREAS, The Ordinance constitutes an amendment to the Implementation Program
of the LCP; accordingly, the LCP Amendment will be subject to review and certification by the
Coastal Commission; and

WHEREAS, As described more fully below, the City posted and mailed a Notice of
Availability of the draft LCP Amendment for public review on March 21, 2024, in accordance
with California Code of Regulations Title 14, Section 13515 requirements for public
participation and agency coordination for LCP amendments; and

WHEREAS, The City mailed the Notice of Availability to all neighborhood organizations
that requested notice of hearings and applications in the geographic area where the SUD is
located; individuals who have made a specific written request to be notified of hearings and
applications pertaining to the subject lot; occupants of properties within 150 feet of the subject
lot; owners of properties within 300 feet of the subject lot; local governments contiguous with
the area that is the subject of the LCP Amendment; regional, state, and federal agencies that
may have an interest in or may be affected by the proposed LCP Amendment; and the local
library; copies of the Notice of Availability and mailing list are on file with the Clerk of the

Board of Supervisors in File No. 240228; and

Supervisors Engardio; Peskin, Mandelman
BOARD OF SUPERVISORS Page 2
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WHEREAS, On May 17, 2024, the City posted, published, and mailed a notice of
hearing before the Land Use and Transportation Committee of the Board of Supervisors in
accordance with California Code of Regulations Title 14, Section 13515, in addition to
providing newspaper notice; the City posted the notice of hearing on the subject lot and
provided mailed notice as set forth above; copies of the hearing notice, newspaper
publication, and mailing list are on file with the Clerk of the Board of Supervisors in File
No. 240228; and

WHEREAS, On June 3, 2024, the Land Use and Transportation Committee received
public comment on the LCP Amendment and Ordinance and forwarded the LCP Amendment
and Ordinance with a favorable recommendation to the full Board of Supervisors; and

WHEREAS, On June 4, 2024, the Board of Supervisors passed the LCP Amendment
and Ordinance on first reading, and on June 11, 2024, finally passed the LCP Amendment
and Ordinance on second reading; and

WHEREAS, The Planning Department has determined that the actions contemplated in
this Resolution comply with the California Environmental Quality Act (California Public
Resources Code Sections 21000 et seq.); said determination is on file with the Clerk of the
Board of Supervisors in File No. 240228 and is incorporated herein by reference; the Board
affirms this determination; now, therefore, be it

RESOLVED, That the Board of Supervisors certifies that the LCP Amendment and
Ordinance are intended to be carried out in a manner fully in conformity with the Coastal Act
(Public Resources Code, Sections 30000 et seq.); and, be it

FURTHER RESOLVED, That the Board of Supervisors directs the Director of the
Planning Department to submit the LCP Amendment and Ordinance to the California Coastal

Commission for certification; the submission to the Coastal Commission includes the

Supervisors Engardio; Peskin, Mandelman
BOARD OF SUPERVISORS Page 3
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Ordinance in addition to all the materials on file with the Clerk of the Board in File No. 240228
and referenced herein; and, be it

FURTHER RESOLVED, That the Director of the Planning Department shall have the
authority to supplement this submission with additional materials, including but not limited to
supplementary data, a summary of significant comments received and responses to the
comments, in addition to responses to further requests from the Coastal Commission; and
the Planning Department shall transmit any additional materials provided to the Coastal

Commission to the Clerk of the Board for inclusion in File No. 240228.

Supervisors Engardio; Peskin, Mandelman
BOARD OF SUPERVISORS Page 4




City and County of San Francisco City Hall
1 Dr. Carlton B. Goodlett Place

Tails San Francisco, CA 94102-4689

Resolution

File Number: 240563 Date Passed: June 11, 2024

Resolution transmitting to the California Coastal Commission for review and certification an amendment
to the Implementation Program portion of the certified Local Coastal Program to add the Wawona
Street and 45th Avenue Cultural Center Special Use District and to designate the principal permitted
use within the City's Coastal Zone for purposes of appeal to the California Coastal Commission; and
affirming the Planning Department’s determination under the California Environmental Quality Act.

June 03, 2024 Land Use and Transportation Committee - RECOMMENDED

June 11, 2024 Board of Supervisors - ADOPTED

Ayes: 10 - Chan, Dorsey, Engardio, Mandelman, Melgar, Peskin, Preston, Ronen,
Stefani and Walton
Excused: 1 - Safai

File No. 240563 I hereby certify that the foregoing
Resolution was ADOPTED on 6/11/2024 by
the Board of Supervisors of the City and
County of San Francisco.

GA—,:.‘*':.QN C-L‘.»’Jvl-éJb

/ Angela Calvillo

Clerk of the Board

Uﬁ\%}l“'

London N. Breed Date Approved
Mayor

City and County of San Francisco Page 1 Printed at 1:41 pmon 6/12/24
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FILE NO. 240228 ORDINANCE NO. 111-24

[Planning Code, Local Coastal Program Amendment - Wawona Street and 45th Avenue
Cultural Center Special Use District]

Ordinance amending the Planning Code to clarify the Wawona Street and 45th Avenue
Special Use District’s height limit and principal permitted use for purposes of the Local
Coastal Program; amending the Local Coastal Program to add the Wawona Street

and 45th Avenue Cultural Center Special Use District; amending the Local Coastal
Program to designate the principal permitted use within the City’s Coastal Zone for
purposes of appeal to the California Coastal Commission; affirming the Planning
Department’s determination under the California Environmental Quality Act; and
making findings of consistency with the General Plan, and the eight priority policies of
Planning Code, Section 101.1, and findings of public necessity, convenience, and

welfare under Planning Code, Section 302.

NOTE: Unchanged Code text and uncodified text are in plain Arial font.
Additions to Codes are in smgle underlme ltalzcs Times New Roman font.
Deletions to Codes are in .
Board amendment additions are in double-underlined Arial font.
Board amendment deletions are in strikethrough-Arial-font.
Asterisks (* * * *)indicate the omission of unchanged Code
subsections or parts of tables.

Be it ordained by the People of the City and County of San Francisco:

Section 1. CEQA and Land Use Findings.

(a) The Planning Department has determined that the actions contemplated in this
ordinance comply with the California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.). Said determination is on file with the Clerk of the Board of
Supervisors in File No. 240228 and is incorporated herein by reference. The Board affirms

this determination.

Supervisors Engardio; Peskin, Mandelman
BOARD OF SUPERVISORS Page 1
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(b) On May 2, 2024, the Planning Commission, in Resolution No. 21554, adopted
findings that the actions contemplated in this ordinance are consistent, on balance, with the
City's General Plan and eight priority policies of Planning Code Section 101.1. The Board
adopts these findings as its own. A copy of said Resolution is on file with the Clerk of the
Board of Supervisors in File No. 240228, and is incorporated herein by reference.

(c) Pursuant to Planning Code Section 302, this Board finds that these Planning Code
amendments will serve the public necessity, convenience, and welfare for the reasons set
forth in Planning Commission Resolution No. 21554, and the Board adopts such reasons as
its own. A copy of said resolution is on file with the Clerk of the Board of Supervisors in File

No. 240228 and is incorporated herein by reference.

Section 2. Background and Findings.

(a) On December 12, 2023, the Board of Supervisors passed the Wawona Street and
45th Avenue Cultural Center Special Use District (“SUD”) (Ordinance No. 241-23, on file with
the Clerk of the Board in File No. 230505) to facilitate the redevelopment of the Irish Cultural
Center, subject to certification by the California Coastal Commission (“Coastal Commission”).
That ordinance, which amended the Planning Code, Zoning Map, and Local Coastal Program
(“LCP”), having been signed by the Mayor on December 13, 2023, is now effective, but is not
operative because it has not been certified by the Coastal Commission. See Section 5 of
Ordinance No. 241-23.

(b) On December 12, 2023, the Board of Supervisors also adopted Resolution
No. 571-23, on file with the Clerk of the Board in File No. 231137. That resolution, which was
signed by the Mayor on December 13, 2023, authorized the Director of the Planning

Department to transmit Ordinance No. 241-23 to the Coastal Commission for certification.
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(c) Coastal Commission staff have recommended that the City define the principal
permitted use (“PPU”) under the City’s LCP for both the SUD and all other zoning districts
within the City’s Coastal Zone to specify whether certain coastal development permitting
decisions are appealable to the California Coastal Commission. The City will continue to
evaluate the PPUs identified in this ordinance within the City’s Coastal Zone, and may seek to
amend those PPUs in the future.

(d) The existing 100-foot height limit for the SUD (Assessor’s Parcel Block No. 2513,
Lot No. 026) has been in effect since 1970 (see Ordinance No. 177-70, on file with the Clerk
of the Board in File No. 240228), 16 years before the Coastal Commission’s certification of the
City’s LCP in 1986. That height limit is depicted on the Zoning Map in Sectional Map No.
HT13. The City’s Coastal Zone Issue Papers (on file with the Clerk of the Board in File
No. 240228) discussed the 100-foot height limit in the years leading up to the certification of
the LCP. However, neither the City nor the Coastal Commission can locate a certified copy of
Sectional Map No. HT13. As such, out of an abundance of caution, the controls of this SUD
also reaffirm the 100-foot height limit for the purposes of this LCP amendment. This
amendment does not modify height limits in the SUD, but instead clarifies the height limit for
the purposes of the LCP.

(e) Because Ordinance No. 241-23 is now effective, although not yet operative and
thus not published in the Planning Code, the ordinance in this Board File No. 240228 shows in
“‘existing text” font (plain Arial) Planning Code Section 249.96, which established the SUD in
Ordinance No. 241-23. The ordinance shows the amendments clarifying the maximum height
in the SUD and principal permitted use in “addition to Code” font (single-underline italics
Times New Roman) or “deletion to Code” font (strikethrough italics Times New Roman), as

applicable.
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(f) The Board of Supervisors finds that the Planning Code amendments in this
ordinance will fulfill a public purpose and serve the public convenience and general welfare by
facilitating the continued operation and expansion of the Cultural Center, a longstanding San
Francisco community center. The continuation of this use is important to retain existing
neighborhood character and will benefit area residents, visitors, and the broader community
for years to come. The Board of Supervisors also finds that specifying PPUs for purposes of
potential appeal to the Coastal Commission is consistent with the Coastal Act’s intent, and will
help to ensure that only the types of coastal development permitting decisions that are
specified in the Coastal Act are appealable to the Coastal Commission.

(9) The Board of Supervisors finds that the Wawona Street and 45th Avenue Cultural
Center Special Use District and its controls, as shown in Section 3 of this ordinance,
constitute an amendment to the City’s LCP. The Board of Supervisors finds that the LCP
amendment conforms with the applicable provisions of the Coastal Act of 1976, and that the
amendment is consistent with and adequate to carry out the provisions of the City’s certified
LCP Land Use Plan — the Western Shoreline Area Plan. The Board further finds that the

amendment will be implemented in full conformance with the Coastal Act’s provisions.

Section 3. The Local Coastal Program and Articles 2 and 3 of the Planning Code are

hereby amended by revising Sections 249.96, 330.9, and 330.10 to read as follows:

SEC. 249.96. WAWONA STREET AND 45TH AVENUE CULTURAL CENTER
SPECIAL USE DISTRICT.

(a) General. A special use district entitled the “Wawona Street and 45th Avenue
Cultural Center Special Use District” consisting of Assessor's Parcel Block No. 2513, Lot No.

026, is hereby established for the purposes set forth below. The boundaries of the Wawona
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Street and 45th Avenue Cultural Center Special Use District are designated on Sectional Map
No. SU13 of the Zoning Map.

(b) Purpose. The purpose of this special use district is to provide for the development
of a community center with related educational, cultural, social, entertainment, recreational,
and retail uses to serve both the immediate neighborhood and the larger San Francisco
community.

(c) Development Controls. Applicable provisions of the Planning Code shall control
except as otherwise provided in this Section 249.96. If there is a conflict between other
provisions of the Planning Code and this Section 249.96, this Section 249.96 shall prevail.

(1) The following uses and use categories shall be permitted as principal uses
on all floors: General Office, Institutional, Retail Sales and Service, Wireless
Telecommunications Facility, and Nighttime Entertainment.

(2) The provisions of Planning Code Sections 121.1 (Development of Large
Lots, Neighborhood Commercial Districts) and 121.2 (Non-Residential Use Size Limits in
Neighborhood Commercial and Neighborhood Commercial Transit Districts) shall not apply.

(3) For the purposes of compliance with Planning Code Section 169
(Transportation Demand Management Program), development projects shall be subject to
30% of the applicable target. All other provisions of Section 169 shall apply.

(4) The applicable height limit shall be 100 feet.

(d) Conditional UseAuthorizationAdditional Exceptions. The following eExceptions from

otherwise applicable requirements of theis Planning Code may be appropriate to further the

purpose of the Wawona Street and 45th Avenue Cultural Center Special Use District. The
Planning Commission may authorize the following exceptions from thefoHtowingPlanning Code
requirements through a Conditional Use Authorization:

(1) Floor Area Ratio. The maximum Floor Area Ratio shall be 7.0:1.
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(2) Rear Yard Setbacks. The provisions of Section 134 do not apply, and thus

there shall be no required rear vard.

(3) Bulk. The applicable Bulk limits shall be a maximum length of 130 feet and
a maximum diagonal of 176 feet, applying at a height of 40 feet and above.

(e) Principal Permitted Use Under the Local Coastal Program. Notwithstanding any other

provisions of this Code or the City and County’s Local Coastal Program Implementation Plan that

identify principal permitted, conditional, and other types of uses, within the Wawona Street and 45th

Avenue Cultural Center Special Use District, the principal permitted use for the purposes of California

Public Resources Code Section 30603(a)(4) shall be Commercial, where, solely for the purposes of this

Special Use District, that shall be understood to mean a community center with related educational,

cultural, social, office, entertainment, recreational, wireless telecommunications services, and retail

uses. The designation of the principal permitted use for the purpose of the Local Coastal Program

does not alter the uses permitted on the site under the Planning Code or applicable requirements under

the Planning Code to establish such uses.

SEC. 330.9. APPEAL PROCEDURES.

(a) All Coastal Zone Permit Applications may be appealed to the Board of Appeals as
described in Section 308.2 of this Code. Local appeal of a Coastal Zone Permit is not subject
to the aggrieved party provisions in Section 330.2(a) of this Code, but must comply with the
appeal review procedures of Section 330.5.1(b) and Section 330.5.2 of this Code.

(b) Appeal to the California Coastal Commission is available only for approved projects
in the appealable area of the Coastal Zone, as designated in Sectional Maps CZ4, CZ5 and

CZ13 of the Zoning Map; under California Public Resources Code Section 30603(a)(4), for

approved projects that involve a use that is not the principal permitted use designated in Planning

Code Section 330.9(c),; and under California Public Resources Code Section 30603(a)(5), for approved
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or- Pdisapproved projects that involve a major public works project or a major energy facility, all as

further described in Section 330.10Ceasta

o itormic Comstal Commission.

(c) Principal Permitted Use Under the Local Coastal Program. Notwithstanding any other

provisions of this Code or the City and County’s Local Coastal Program Implementation Plan that

identify principal permitted, conditional, _and other types of uses, the principal permiitted use for the

purposes of California Public Resources Code Section 30603(a)(4) shall be as described in this

subsection (c). The designation of the principal permitted use for the purpose of the Local Coastal

Program does not alter the uses permitted on any site under the Planning Code or applicable

requirements under the Planning Code.

(A) Residential Districts: Residential Uses.

(B) Parkmerced Resideniial District: Residential Uses.

(C) Neighborhood Commercial Districts: Commercial Uses.

(D) Public Districts: Public Uses, where that shall be understood to mean a

Public Facility, Open Recreation Area, or Passive Outdoor Recreation.

(E) Wawona Street and 45th Avenue Cultural Center Special Use District:

Commercial Uses, as defined in Section 249.96(e).

(ed) A Coastal Zone Permit decision which may be appealed to the California Coastal
Commission can be appealed by filing with the California Coastal Commission within 10
working days after the California Coastal Commission receives notice of final action from the
Planning Department. Appeals to the California Coastal Commission are subject to the
aggrieved party provisions in Section 330.2(a).

(e) An applicant is required to exhaust local appeals before appealing to the

California Coastal Commission.
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(ef) Major public works and energy facilities within the Coastal Zone may be appealed

to the California Coastal Commission whether approved or not by the local government.

SEC. 330.10. APPEALABLE PROJECTS

The following projects may be appealed to the California Coastal Commission:

(a) Projects approved between the sea and the first public road paralleling the sea or
within 300 feet of the inland extent of any beach or of the mean high tide line of the sea where
there is no beach, or as otherwise indicated in Sectional Maps CZ4, CZS, and CZ13 of the
Zoning Map.

(b) Projects approved and located on tidelands, submerged lands, public trust lands,
within 100 feet of any wetland, estuary, stream or within 300 feet of the top of the seaward
face of any coastal bluff.

(c) Any project which constitutes a major public works project or a major energy
facility, including the following:

(1) All production, storage, transmission, and recovery facilities for water,
sewerage, telephone, and other similar utilities owned or operated by any public agency or by
any utility subject to the jurisdiction of the Public Utilities Commission, except for energy
facilities.

(2) All public transportation facilities, including streets, roads, highways, public
parking lots and structures, ports, harbors, airports, railroads, and mass transit facilities and
stations, bridges, trolley wires, and other related facilities. A railroad whose primary business
is the transportation of passengers shall not be considered public works nor a development if
at least 90 percent of its routes located within the coastal zone utilize existing rail or highway

rights-of-way.
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(3) All publicly financed recreational facilities, all projects of the State Coastal
Conservancy, and any development by a special district.

(4) All community college facilities.

(5) Major public works or energy facility with an estimated cost of $100,000 or
more.

(6) Energy facilities is any public or private processing, producing, generating,
storing, transmitting, or recovering facility for electricity, natural gas, petroleum, coal, or other
source of energy.

(d) Projects proposing a use that is not designated as the principal permitted use in the

applicable Zoning District in subsection 330.9(c).

Section 4. Ordinance No. 241-23 included, pursuant to Sections 106 and 302(c) of the
Planning Code, an amendment of Sheet SU 13 of the Zoning Map of the City and County of

San Francisco. The Zoning Map amendment is hereby reprinted:

Assessor's Parcel (Block/Lot Numbers) Special Use District Hereby Approved

2513/026 Wawona Street and 45th Avenue Cultural

Center Special Use District

Section 5. Local Coastal Program. The Local Coastal Program is hereby amended to
add Planning Code Section 249.96 and to modify Planning Code Sections 330.9 and 330.10,
as set forth above in Section 3, including the Zoning Map amendment as reprinted above in

Section 4.

Section 6. Effective Date; Operative Date.
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(a) This ordinance shall become effective 30 days after enactment. Enactment occurs
when the Mayor signs the ordinance, the Mayor returns the ordinance unsigned or does not
sign the ordinance within ten days of receiving it, or the Board of Supervisors overrides the
Mayor’s veto of the ordinance.

(b) Upon enactment pursuant to this Section 6, the Director of the Planning
Department shall submit this ordinance to the California Coastal Commission for certification
as a Local Coastal Program Amendment. This ordinance, which constitutes both the
unamended and amended text of Planning Code Section 249.96 in Section 3 and the
reprinted Zoning Map amendment in Section 4, shall be operative upon final certification by
the California Coastal Commission. If the California Coastal Commission certifies this
ordinance subject to modifications, this ordinance, as so modified, shall become operative 30

days after enactment of the modifications.

Section 6. Transmittal of Ordinance. Upon certification by the California Coastal
Commission, the Director of the Planning Department shall transmit a copy of the certified
Local Coastal Program Amendment to the Clerk of the Board for inclusion in File No. 240228.
The Planning Department shall also retain a copy of the certified Local Coastal Program

Amendment in its Local Coastal Program files.

APPROVED AS TO FORM:
DAVID CHIU, City Attorney

By: /s/ Peter R. Miljanich
PETER R. MILJANICH
Deputy City Attorney

n:\legana\as202412400320\01743120.docx
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City and County of San Francisco City Hall
1 Dr. Carlton B. Goodlett Place

Tails San Francisco, CA 94102-4689

Ordinance

File Number: 240228 Date Passed: June 11, 2024

Ordinance amending the Planning Code to clarify the Wawona Street and 45th Avenue Special Use
District’'s height limit and principal permitted use for purposes of the Local Coastal Program; amending
the Local Coastal Program to add the Wawona Street and 45th Avenue Cultural Center Special Use
District; amending the Local Coastal Program to designate the principal permitted use within the City’s
Coastal Zone for purposes of appeal to the California Coastal Commission; affirming the Planning
Department’s determination under the California Environmental Quality Act; and making findings of
consistency with the General Plan, and the eight priority policies of Planning Code, Section 101.1, and
findings of public necessity, convenience, and welfare under Planning Code, Section 302.

June 03, 2024 Land Use and Transportation Committee - RECOMMENDED AS COMMITTEE
REPORT

June 04, 2024 Board of Supervisors - PASSED ON FIRST READING

Ayes: 11 - Chan, Dorsey, Engardio, Mandelman, Melgar, Peskin, Preston, Ronen,
Safai, Stefani and Walton

June 11, 2024 Board of Supervisors - FINALLY PASSED

Ayes: 10 - Chan, Dorsey, Engardio, Mandelman, Melgar, Peskin, Preston, Ronen,
Stefani and Walton
Excused: 1 - Safai

File No. 240228 I hereby certify that the foregoing
Ordinance was FINALLY PASSED on
6/11/2024 by the Board of Supervisors of the
City and County of San Francisco.

“‘461:-"";—5“ Qda &LD

[ Angela Calvillo
Clerk of the Board

wh3 /v

London N. Breed Date Approved
Mayor
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California Coastal Commission
North Central Coast District
ATTN: Luke Henningsen

455 Market Street, Suite #300
San Francisco, CA 94105

Re:  Consistency Evaluation Letter for Proposed Local Coastal Program Amendments

Originally certified in 1986, the City and County of San Francisco’s Local Coastal Program (LCP) consists
of both a Land Use Plan (LUP) or known as Western Shoreline Area Plan (identified as Exhibit 7),
and Implementation Plan (IP) including Planning Code Section 330. The IP, among other things,
lists allowable land uses for each zoning designation, implements appropriate height, bulk, and
setback requirements for development, and the process for reviewing projects within San
Francisco’s Coastal Zone for consistency with the City’s LCP including LUP provisions. These LUP
provisions in turn derive from and implement the coastal resource management provisions of Chapter
3 of the Coastal Act. The LUP was updated in 2018 to add policies which address coastal hazards
including erosion, coastal flooding, and sea level rise.

Proposed LCP Amendment Description

The proposed LCP amendments will amend the City’s IP only and include the parcel located at 2700 45th
Avenue, Assessor’s Parcel Block No. 2513, Lot No. 026, in a newly created Wawona Street and 45th
Avenue Cultural Center Special Use District (SUD), Planning Code Section 249.96, along with
amendments to existing Planning Code Section 330 to designate the principal permitted use within the
City’s Coastal Zone for purposes of appeal to the California Coastal Commission.

The SUD would facilitate the redevelopment of the United Irish Cultural Center. Located at this site since
1975, the United Irish Cultural Center provides important facilities for social, recreational, athletic, and
cultural activities for both the immediate neighborhood and the larger San Francisco community. The
SUD,, Planning Code Section 249.96, would (1) clarify the applicable building height limit for the subject
property of 100 feet, (2) eliminate a required special authorization for development on a large lot and for
larger non-residential uses, (3) allow Planning Commission review and waivers for Floor Area Ratio, rear
yard requirements, and bulk requirements, (4) principally permit office, institutional, retail, and wireless
communication land uses, and (5) reduce the Transportation Demand Management requirement. The



Consistency Evaluation Local Coastal Program Amendment

SUD would also identify and define the principally permitted land use for 2700 45" Avenue as
commercial use for the purposes of California Public Resources Code Section 30603(a)(4).

The purpose of Planning Code Section 330 is to implement the process of reviewing projects within the
Coastal Zone for consistency with the San Francisco Local Coastal Program as required by the California
Coastal Act of 1976 as amended. The LCP Amendment will insert language under Section 330.9 Appeal
Procedures identifying principally permitted uses for zoning districts within Coastal Zone for the
purposes of California Public Resources Code Section 30603(a)(4). Residential Uses will be identified as
the principal use in Residential Districts, Residential Uses in the Parkmerced Residential District,
Commercial Uses in Neighborhood Commercial Districts, Public Uses in Public Districts, and
Commercial Use as defined in the SUD for the Wawona Street and 45" Avenue Cultural Center Special
Use District.

Conformity with Coastal Act

The proposed LCP Amendments are consistent with Chapter 6 of the Coastal Act.

Coastal Act Section 30250(a) requires that most new development be concentrated in and around
existing developed areas with adequate public services and infrastructure to accommodate it. The
proposed SUD, located approximately four blocks from coast, will facilitate development within an
already developed commercial corridor and residential neighborhoods and within close proximity to
public transportation and adequate public infrastructure (i.e. roads, utilities etc.).

The SUD will also facilitate a development that: will not adversely impact coastal resources nor the
scenic and visual qualities of the coast; is supported and sustained by multi-modal transportation
including through public and non-automobile transportation (i.e., bicycle and pedestrian travel);
increases the amount of recreational facilities in the area; and protects and enhances public recreational
access. The SUD will not facilitate development on a site is not suitable for a suitable habitat for rare or
endangered plant or wildlife species; the site does not contain federally protected wetlands as defined
by section 404 of the Clean Water Act, riparian habitat, or other sensitive natural communities; and the
siteis not located within an adopted habitat conservation plan, a natural community conservation plan,
or other approved local, regional, or state habitat conservation plan areas.

Additionally, the principally permitted use language to be inserted in City’s IP will not impact
developments or development patterns throughout the Coastal Zone. Rather, it will clarify the appeal

process for developments.

Proposed LCPAmendment's Consistency LUP Evaluation

The proposed amendment affects the City’s LCP’s IP, and the standard of review for IP amendments is
that they must conform with and be adequate to carry out the policies of the certified LUP. The following
applicable Land Use Plan (Western Shoreline Area Plan) provisions are:
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IMPROVE PUBLIC TRANSIT ACCESS TO THE COAST.

Policy 1.2
Provide transit connections amongst the important coastal recreational destinations.

Policy 1.4
Provide incentives for transit usage.

Analysis

The proposed SUD will facilitate the development of an expanded community facility for the United Irish
Cultural Center, a longtime community member of the Outer Sunset neighborhood, within proximity to
public transportation. Located less than a block from the 18 and 23 bus lines and less than a quarter mile
from [-MUNI line, the proposed SUD and associated Project will incentive increased transit usage and
further increase public access to the immediate neighborhood and coast. The SUD will request and the
Project will implement a Transportation Demand Management (TDM) plan that intends to decrease the
number of single occupancy vehicle trips, and the pressures they add to San Francisco’s limited public
streets and rights-of-way, contributing to congestion, transit delays, and public health and safety concerns
caused by motorized vehicles, air pollution, greenhouse gas (GHG) emissions, and noise, thereby negatively
impacting the quality of life in the City.

Specifically for the immediate neighborhood of the SUD site, the concern is the pressure that potential
increase in demand for on-street parking associated with private businesses spills over to public beach
parking, thereby limiting coastal access to only those people who live within walking or biking distance of
the shoreline. The TDM plan includes providing real time transportation information displays at the site,
multimodal wayfinding signage, tailored marketing and communication campaigns for employees and
attendees of the site and improving walking conditions. Additionally, the development facilitated by the
SUD will increase the adjacent sidewalk width, new street trees will be planted, and new ADA ramps and
bulbout will be provided at the intersection of Wawona Street and 45th Avenue.

In addition to incentivizing transit usage, the proposed SUD and the associated Project will also encourage
other means of transportation to the site and immediate neighborhood. As part of the TDM plan, the Project
will provide four car-share spaces on site and 86 bicycle parking spaces either on site or within the adjacent
public-right-of-way. Bicycle parking is a prominent form of transportation in the immediate neighborhood.
The site is located less than four blocks from Great Highway, a prominent recreational and bike trail along
the coast. Attendees and employees traveling by bicycle and looking to enjoy the Great Highway can easily
access it via a connecting bike lane along Sloat Boulevard, directly south of the site.

The associated Project will provide 54 off-street parking spaces, including ADA passenger spaces, and
commercial loading spaces along the public-right-of-way. As identified in the project specific
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transportation study (CEQA Determination for 2022-001407ENV, page 29), the associated Project will
generate an estimated 352 net new vehicle trips during the weekday p.m. peak hour, including 334 trips by
vehicle and 18 trips by taxi or transportation network company. However, the project site is located in an
area where existing vehicle miles traveled (VMT) is more than 15 percent below the existing Bay Area
regional average VMT per capita (or employee). The associated Project would not cause substantial
additional VMT nor create significant public transit delay impacts. The number of proposed off-street
parking spaces at the site will not generate a significant volume of vehicular traffic such that public transit
operations on nearby roadways would be affected (CEQA Determination for 2022-001407ENV, page 32).

MAINTAIN AND ENHANCE THE RECREATIONAL USE OF SAN FRANCISCO’S OCEAN BEACH SHORELINE.

Policy 6.1
Continue Ocean Beach as a natural beach area for public recreation.

Policy 6.5
Enhance the enjoyment of visitors to Ocean Beach by providing convenient visitor-oriented services,
including take-out food facilities.

Analysis

The proposed SUD and associated development will also not significantly impact the enjoyment of the
adjacent recreation areas or parks including Ocean Beach nor impact any candidate, sensitive, or special-
status species, wetlands as defined by section 404 of the Clean Water Act, riparian habitat, or any other
sensitive natural community identified in local or regional plans, policies, or requlations. The site does not
contain any candidate, sensitive, or special-status species, wetlands as defined by section 404 of the Clean
Water Act, riparian habitat, or any other sensitive natural community identified in local or regional plans,
policies, or requlations (CEQA Determination for 2022-001407ENV, page 62).

A geotechnical investigation was prepared for the associated development that reviewed available
geologic and geotechnical data in the site vicinity to develop preliminary recommendations regarding soil
and groundwater conditions, site seismicity and seismic hazards, the most appropriate foundation type(s)
for the proposed structure, and construction considerations, among other topics. The geotechnical report
includes recommendations related to construction, including site preparation and grading, seismic design,
foundations, retaining walls, slab-on-grade floors, site drainage, underpinning, temporary and finished
slopes, and temporary shoring. Implementation of these recommendations, which would be overseen by
the Department of Building Inspection, would ensure that the proposed project would not cause the soil
underlying the project site to become unstable and result in on or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse. The potential for risk of loss, injury, or death related to landslides of
liquefaction would be low as the site is also not in within landslide or liquefaction hazard zones, Alquist-
Priolo Earthquake Fault Zone, nor within a 100-year flood hazard zone, or a tsunami or seiche hazard area
((CEQA Determination for 2022-001407ENV, page 62-66).
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PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE COASTAL ZONE
AREA.

Policy 11.3

Continue the enforcement of citywide housing policies, ordinances and standards regarding the
provision of safe and convenient housing to residents of all income levels, especially low- and
moderate-income people.

Policy 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide
goods and services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

Analysis

The proposed SUD will eliminate an unintended consequence of the Coastal Act. By identifying a principally
permitted land use for the purposes of the Coastal Act, an uncertainty from requlatory review processes will
be removed for the identified land uses (i.e. housing) that are already permitted by the Planning Code
within their respective Zoning Districts. The identified land uses reflect the City’s goals in advancing
housing, business, and job opportunities, and in fostering community within neighborhoods.

The proposed SUD and associated Project will reinforce and enhance the existing commercial corridor
along Sloat Boulevard that includes the Zoo and Ocean Beach by introducing new patrons to the area. The
surrounding neighborhood includes variety of land uses including residential, restaurant, motel, retail, and
the Zoo. As one of the few community facilities on the west side of the City, the proposed new and improved
community facility, operated by the United Irish Cultural Center, will continue to serve as a recreational
outlet aside from the coast and Zoo and continue to enhance the lives of its community members by
providing a space for informal activities and programs related to recreation, education and civic concerns
of all age groups. While the center’s programming will have a focus on preserving and reflecting the history
of Irish community, the center will continue to enhance the community life of Outer Sunset residents by
providing a space for all reactional, educational, and civic activities. Having served the community for more
than 45 years, the United Irish Cultural Center, a non-profit organization, has deep roots in the
neighborhood and is a respected and beloved member of the Parkside and Outer Sunset communities. For
these reasons, supporters of the center include Cub Scout Park 0108, the Kennelly School of Irish Dance,
Michel Dillion School of Irish Dance, SF Connaught Social and Athletic Club, and more than 260 public
members,

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building to be facilitated by the proposed Ordinance will be prominent high-quality design that
incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop that represents
the four provinces of Ireland. The rooftop will be designed to include a roof deck that faces the coast and
provides a view onto the Pacific Ocean. Located more than four blocks from the coast, the proposed
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building will not impact protected views to and along the ocean and scenic coastal areas. As a new and
improved United Irish Cultural Center with public and civic importance, the building warrants a prominent
design. The surrounding neighborhood is characterized by a mix of buildings with a variety of building
heights, architectural styles, and materials. While there is a majority of smaller scale, one-to-three story
residential and commercial buildings immediately adjacent to the subject property, the property is located
within close proximity to a commercial corridor that includes buildings that are taller and bigger in size
including a five-story-over-basement development at 2800 Sloat Boulevard.
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STATE OF CALIFORNIA — NATURAL RESOURCES AGENCY GAVIN NEWSOM, GOVERNOR

CALIFORNIA COASTAL COMMISSION

NORTH CENTRAL COAST DISTRICT
455 MARKET STREET, SUITE 300
SAN FRANCISCO, CA 94105
PHONE: (415) 904-5260

FAX: (415) 904-5400

WEB: WWW.COASTAL.CA.GOV

July 16, 2024

Daniel A. Sider

Chief of Staff

San Francisco Planning Department
49 South Van Ness Ave. (Suite #1400)
San Francisco, CA 94103

Subject: City & County of San Francisco Local Coastal Program (LCP) Amendment
Number LCP-2-SNF-24-0024-1 (Irish Cultural Center SUD / PPUs)

Dear Mr. Sider:

At the July 11, 2024 California Coastal Commission hearing, the Commission approved
the City & County of San Francisco LCP Amendment Number LCP-2-SNF-24-0024-1
(Irish Cultural Center SUD / PPUs) as submitted by the City. A copy of the adopted staff
report is attached here. The amendment is now fully certified and in effect. We
appreciate the efforts of City staff in working with Coastal Commission staff to complete
the amendment process.

Sincerely,

DocuSigned by:
6{6\7\:\“\,&. t L‘(l;\o
035096250A8E49E...
Stephanie Rexing
District Manager
North Central Coast District Office
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NORTH CENTRAL COAST DISTRICT
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ADOPTED Thlla

Prepared June 28, 2024 for July 11, 2024 Hearing
To: Commissioners and Interested Persons

From:  Stephanie Rexing, North Central Coast District Manager
Luke Henningsen, North Central Coast Coastal Planner

Subject: City and County of San Francisco LCP Amendment Number LCP-2-SNF-
24-0024-1 (Irish Cultural Center SUD/PPUSs)

SUMMARY OF STAFF RECOMMENDATION

The City and County of San Francisco (e.g. “the City”) proposes to amend their certified
Local Coastal Program (LCP) Implementation Plan (IP) in two parts. First, the City
proposes to establish a Special Use District (SUD, specifically the Wawona and 45th
Street Cultural Center SUD) for the Irish Cultural Center site (located at 2700 45th
Avenue, between Sloat Boulevard and Wawona Street) in order to facilitate a future
project to renovate and redevelop the existing Irish Cultural Center. Second, the City
proposes to establish principal permitted uses (PPU) for each LCP zoning district in the
coastal zone (including the proposed SUD) for purposes of potential appeal of City
decisions to the Coastal Commission.

The LCP’s Land Use Plan (LUP) provides the standard of review for the proposed IP
amendment, and it includes provisions designed to ensure compatible development, as
well as direction to maintain a community business district along Sloat Boulevard. The
proposed SUD would allow for a larger project than the existing LCP, up to 100 feet tall
with reduced rear setbacks and increased bulk above 40 feet. The SUD would also
accommodate a series of commercial uses (here understood to mean a community
center that includes related educational, cultural, social, entertainment, recreational, and
retail activities) designed to help energize this part of the City’s coastal zone, including
for coastal visitors. Staff believes that the latter is true, and that the increased allowed
scale should not lead to any significant adverse coastal resource impacts, including as
the site is located about four blocks inland of Ocean Beach in a fairly developed urban
infill area where a development of this sort would not block any significant views and is
unlikely to significantly adversely affect the character of the area.

Regarding PPUs, the Coastal Act includes an appealability criterion specific only to
coastal counties, like San Francisco, that makes San Francisco’s CDP decisions
outside of geographic appeal boundaries appealable to the Commission if they involve a
use other than the single PPU in the affected zoning designation. In San Francisco’s
case, the existing LCP does not identify a single such PPU for each such designation
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and, as a result, the Coastal Act requires that all San Francisco CDP decisions in such
affected zones are appealable to the Commission. This is contrary to Coastal Act intent,
and fortunately is easily remedied by designating such PPUs, as San Francisco did
here, where each designated single PPU for applicable zones essentially simply
recognizes the underlying designation (e.g., residential in residential areas, commercial
in commercial areas, etc.). These proposed changes clarify what City CDP decisions
are and are not appealable to the Commission for the PPU criterion, which is consistent
with the intent of the Coastal Act, and it would mean that such PPU-related
development would not be appealable to the Commission on that basis.

Therefore, staff recommends that the Commission approve the LCP amendment as
submitted, and the motion to do so is found below on page 4.

Staff Note: LCP Amendment Action Deadline

This proposed LCP amendment was filed as complete on June 28, 2024. The proposed
amendment affects the LCP’s IP only, and the 60 working day deadline for the
Commission to take action on it is September 24, 2024. Thus, unless the Commission
extends the action deadline (it may be extended by up to one year), the Commission
has until September 24, 2024 to take a final action on this LCP amendment.

Therefore, if the Commission fails to take a final action in this case at this Commission
meeting (e.qg., if the Commission instead chooses to postpone/continue LCP
amendment consideration), then staff recommends that, as part of such non-final action,
the Commission extend the deadline for final Commission action on the proposed
amendment by one year. To do so, staff recommends a YES vote on the motion below.
Passage of the motion will result in a new deadline for final Commission action on the
proposed LCP amendment. The motion passes only by an affirmative vote of a majority
of the Commissioners present.

Alternate Time Extension Motion: | move that the Commission extend the time
limit to act on City and County of San Francisco Local Coastal Program
Amendment Number LCP-2-SNF-24-0024-1 to September 24, 2025 and |
recommend a yes vote.
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1. MOTION AND RESOLUTION

Staff recommends that the Commission, after public hearing, approve the proposed
LCP IP amendment as submitted. Thus, Staff recommends a no vote on the motion
below. Failure of this motion will result in certification of the IP amendment as submitted
and the adoption of the following resolution and findings. The motion passes only by an
affirmative vote of a majority of the Commissioners present.

Motion: | move that the Commission reject Implementation Amendment Number
LCP-2-SNF-24-0024-1 as submitted by the City and County of San Francisco,
and | recommend a no vote.

Resolution to Certify: The Commission hereby certifies Implementation
Amendment Number LCP-2-SNF-24-0024-1 as submitted by the City and County
of San Francisco, and adopts the findings set forth below on grounds that the
amendment conforms with the provisions of the certified City and County of San
Francisco Land Use Plan. Certification of the amendment will meet the
requirements of the California Environmental Quality Act, because either 1)
feasible mitigation measures and/or alternatives have been incorporated to
substantially lessen any significant adverse effects of the amendment on the
environment, or 2) there are no further feasible alternatives or mitigation
measures that would substantially lessen any significant adverse impacts on the
environment that will result from certification of the amendment.

2. FINDINGS AND DECLARATIONS

A. Proposed LCP Amendment

The City and County of San Francisco (e.g. “the City”) proposes to amend their certified
Local Coastal Program (LCP) Implementation Plan (IP) in two parts. First, the City
proposes to establish a Special Use District (SUD, specifically the Wawona and 45th
Street Cultural Center SUD) for the Irish Cultural Center site (located at 2700 45th
Avenue, between Sloat Boulevard and Wawona Street) in order to facilitate a future
project to renovate and redevelop the existing Irish Cultural Center. Second, the City
proposes to establish principal permitted uses (PPU) for each LCP zoning district in the
coastal zone (including the proposed SUD) for purposes of potential appeal of City
decisions to the Coastal Commission.

Regarding the proposed Wawona and 45th Street Cultural Center SUD, the proposed
SUD is located at 2700 45th Avenue (about 4 blocks east/inland of South Ocean Beach)
and is currently occupied by the existing Irish Cultural Center, which has been present
on the site since the early 1970s. The Irish Cultural Center (ICC) currently serves as a
community center and event space for education, arts, social events, and recreation.
The ICC property owners intend to redevelop and modernize the ICC to better serve the
needs and cultural expression of the Irish community, with a new design that includes a
library, theatre, gym, museum, food/drink offerings, and multi-use event spaces.
Because the existing LCP does not allow for a project at the scale envisioned, the City
proposes to amend the IP to accommodate the proposed project. Specifically, the SUD
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would increase the maximum height from 40 feet to 100 feet,! increase the floor area
ratio (FAR) from 3.6:1 to 7.0:1, eliminate rear-yard setback requirements, and allow for
greater bulk above 40 feet. In addition, the proposed amendment would establish the
principal permitted use for the SUD as “Commercial”, which for this SUD would be
understood to mean, “a community center with related educational, cultural, social,
office, entertainment, recreational, wireless telecommunication services, and retail
uses.”

Regarding PPUs, the proposed amendment would identify single PPUs for each zoning
district in the coastal zone for purposes of potential appeal of City decisions to the
Coastal Commission, where the following such PPUs are proposed for the following IP
zoning districts:

= Residential Districts: Residential Uses.
=  Parkmerced Residential District: Residential Uses.
= Neighborhood Commercial Districts: Commercial Uses.

= Public Districts: Public Uses (understood to mean Public Facility, Open Recreation
Area, or Passive Outdoor Recreation).

= Wawona Street and 45th Avenue Cultural Center SUD: Commercial Uses
(understood to mean a community center with related educational, cultural, social,
office, entertainment. recreational, wireless telecommunications services, and retail
uses).

Such proposed changes clarify what City CDP decisions are and are not appealable to
the Commission for the PPU criterion, and as a result, such PPU-related development
would not be appealable to the Commission on this basis.

Please see Exhibit 1 for the full text of the proposed IP amendment.

B. LUP Consistency Determination

Standard of Review

The proposed amendment affects only the IP component of the certified LCP. The
standard of review for IP amendments is that they must be consistent with and
adequate to carry out LCP LUP provisions.

1 The City argues that the maximum height limit should already be understood to be 100 feet here,
suggesting that the area has been designated for 100-foot heights since before the Coastal Act, and
since before the LCP was certified. In support of this argument, the City points to its background position
papers that were part of the LCP’s supporting documentation, and maps from the City’s non-LCP code
showing this area to allow up to 100-foot heights (see Exhibit 2), suggesting that it was an oversight that
the LCP itself does not include the 100-foot maximum height. However, despite such background
materials, it is clear that the maximum height actually certified into the LCP for this site is 40 feet. Thus, in
order for the ICC to make use of a 100-foot height limit, the LCP must be amended.
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Applicable LUP Provisions

The LUP includes provisions designed to ensure compatible development, as well as
direction to maintain a community business district along Sloat Boulevard, including as
follows:

LUP Policy 11.1: Preserve the scale and character of existing residential
neighborhoods by setting allowable densities at the density generally prevailing
in the area and regulating new development so its appearance is compatible with
adjacent buildings.

LUP Policy 11.7: Maintain a community business district along Sloat Boulevard
within the Coastal Zone to provide goods and services to residents of the outer
Sunset and visitors to the Zoo and Ocean Beach.

Consistency Analysis - Proposed SUD

The proposed SUD would allow for a larger project than would the existing LCP, with
rear setbacks eliminated and increased bulk allowed above 40 feet. The SUD would
also accommodate a series of commercial uses (here understood to mean a community
center that includes related educational, cultural, social, entertainment, recreational, and
retail activities) designed to help energize this part of the City’s coastal zone, including
for coastal visitors. Although the tallest nearby structure is five stories and about 60 feet
tall (i.e., a residential apartment complex located about two blocks seaward of the SUD
site), the proposed SUD is in a fairly urban, infill stretch of Sloat Boulevard nearly a
guarter-mile inland of the beach where the increased allowed scale should not lead to
any significant adverse coastal resource impacts. In fact, development under the
proposed SUD would not block any significant public views, would include bulk
parameters to ensure that it would include variation and less bulk above 40 feet than
below, and is overall unlikely to significantly adversely affect the character of the area.
Although not before the Commission in this proposed amendment, the property owner
for the site has already proposed a project that gives a good indication of what the new
SUD would accommodate, and that can provide a sense of potential outcomes from the
amendment (see Exhibit 3).2

Further, the LUP speaks to maintaining a community business district along Sloat
Boulevard, which forms the southern boundary of the proposed SUD site. The proposed
amendment would facilitate a multi-use community-oriented commercial facility, which
would increase cultural and related opportunities for visitors to the coast and residents
of the Outer Sunset neighborhood, helping to maintain the community-oriented business
district of the type prioritized in the LCP. It appears clear that the SUD would help lead
to revitalization at the site and would energize the corridors surrounding it, including the
LCP-identified community business district along Sloat Boulevard.

In short, the proposed SUD provisions would allow for some increased scale at the
proposed SUD site, but that additional scale should not lead to any significant adverse
coastal resource impacts, including as the site is located about four blocks inland of

2 The CDP application for the proposed ICC project is currently pending before the City’s Board of
Appeals, awaiting the outcome of this LCP amendment proceeding.
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Ocean Beach in a fairly developed area where a proposal of this sort would not block
any substantive views and is unlikely to significantly adversely affect the character of
the area. Thus, the Commission concludes that the proposed SUD portion of the
amendment conforms with and is adequate to carry out the provisions of the LUP.

Consistency Analysis - Proposed PPUs

The Coastal Act includes an appealability criterion specific only to coastal counties, like
San Francisco, that makes San Francisco’s CDP decisions outside of geographic
appeal boundaries appealable to the Commission if they propose a use other than the
single PPU in the affected zoning designation. In San Francisco’s case, the existing
LCP does not identify a single such PPU for each such designation and, as a result, the
Coastal Act requires that all San Francisco CDP decisions in all affected zones are
appealable to the Commission. This is contrary to Coastal Act intent, and fortunately is
easily remedied by designating such PPUs, as is proposed in this case.

As proposed here, all such proposed PPUs for these zoning districts essentially simply
recognize the underlying designation (e.g., residential in residential areas, commercial
in commercial areas, etc.). These proposed changes clarify what City CDP decisions
are and are not appealable to the Commission for the PPU criterion, which is consistent
with the intent of the Coastal Act, and as a result, such PPU-related development would
not be appealable to the Commission on this basis.

C. California Environmental Quality Act (CEQA)

CEQA Section 21080.5(d)(2)(A) prohibits a proposed LCP or LCP amendment from
being approved if there are feasible alternatives and/or feasible mitigation measures
available that would substantially lessen any significant adverse effect that the LCP or
LCP amendment may have on the environment. Although local governments are not
required to satisfy CEQA in terms of local preparation and adoption of LCPs and LCP
amendments, many local governments use the CEQA process to develop information
about proposed LCPs and LCP amendments, including to help facilitate Coastal Act
review. In this case, the City determined that the proposed amendment complies with
CEQA, including specifically finding that the proposed SUD would facilitate infill
development consistent with CEQA Guidelines (citing to Section 15183.3).

The Coastal Commission is not exempt from satisfying CEQA requirements with respect
to LCPs and LCP amendments, but the Commission’s LCP/LCP amendment review,
approval, and certification process has been certified by the Secretary of the Natural
Resources Agency as being the functional equivalent of the environmental review
required by CEQA (CCR Section 15251(f)). Accordingly, in fulfilling that review, this
report has discussed the relevant coastal resource issues with the proposal, has
addressed all significant comments received, and has concluded that the proposed LCP
amendment is not expected to result in significant environmental effects, including as
those terms are understood in CEQA.

Accordingly, it is unnecessary for the Commission to suggest modifications (including
through alternatives and/or mitigation measures) as there are no significant adverse
environmental effects that approval of the proposed amendment would necessitate.
Thus, the proposed amendment will not result in any significant adverse environmental
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effects for which feasible mitigation measures have not been employed, consistent with
CEQA Section 21080.5(d)(2)(A).
3. APPENDICES
A. Substantive File Documents
= LCP Amendment File for LCP-2-SNF-24-0024-1
B. Staff Contact with Agencies and Groups
= City and County of San Francisco Planning Department
= Sunset-Parkside Education and Action Committee (SPEAK)
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From: Henningsen, Luke@Coastal

To: Teague, Corey (CPC)

Subject: Re: Thanks again for yesterday and quick procedural question

Date: Friday, September 20, 2024 3:39:47 PM

Attachments: image.png

ADOPTED LCP-2-SNF-24-0024-1 (Irish Cultural Center SUD - PPUs) Staff Report.pdf

LCP Amendment Adoption Letter - LCP-2-SNF-24-0024-1 (Irish Cultural Center SUD - PPUs) (1).pdf

Attached here are the two documents | sent to Dan Sider and Gabriela Pantoja on 7/16/24, following the
Commission's approval (as submitted) for LCP Amendment LCP-2-SNF-24-0024-1 (Irish Cultural Center
SUD / PPUs). The two documents are as follows: 1) the LCP Amendment Adoption Letter for LCP-2-SNF-24-
0024-1 (Irish Cultural Center SUD / PPUs), and 2) the adopted staff report for the aforementioned LCP
amendment, which was approved by the Commission on July 11th.

Following up again with the citation. Section 30513 of the Coastal Act, regarding implementation plan LCP
amendments, says: "the Commission may only reject zoning ordinances, zoning district maps, or other
implementing actions on the grounds that they do not conform with, or are inadequate to

carry out, the provisions of the certified land use plan."”

Thus, in order to approve the LCP Amendment as submitted, the Commission voted no. If a majority of the
Commissioners had voted yes, then they would have rejected it. Not sure if | can spell it out any clearer.
Hope that dispels any confusion about this.

Best,

Luke Henningsen, M.C.P.
Coastal Planner I

North Central Coast District
California Coastal Commission
Pronouns: he/him
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BOARD OF APPEALS — COASTAL ZONE PERMIT

October 9, 2024
Record No.: 2022-001407CTZ
Project Address: 2700 45" Avenue
Zoning: Neighborhood Commercial, Small Scale (NC-2) Zoning District

Wawona Street and 45th Avenue SUD
100-A Height and Bulk District
Cultural District: Sunset Chinese Cultural District
Block/Lot: 2513 /026
Project Sponsor: Dane Bunton
Studio BANAA
2169 Folsom Street, Suite #106
San Francisco, CA 94110
Property Owner: United Irish Cultural Center Inc.
San Francisco, CA 94116
Staff Contact: Gabriela Pantoja - (628) 652-7380
Gabriela.Pantoja@sfgov.org

ADOPTING FINDINGS RELATING TO THE GRANTING OF A COASTAL ZONE PERMIT PURSUANT TO PLANNING CODE
SECTION 330 TO ALLOW THE DEMOLITION OF A TWO-STORY, COMMUNITY FACILITY AND NEW CONSTRUCTION OF
A SIX-STORY-OVER-BASEMENT, 91-FT TALL, MIXED-USE BUILDING (APPROXIMATELY 129,538 SSQUARE FEET)
OPERATED BY THE UNITED IRISH CULTURAL CENTER THAT CONTAINS PUBLIC AND PRIVATE COMMUNITY
FACILITIES, RESTAURANT, BAR, OFFICE, NIGHTTIME ENTERTAINMENT, AND INSTITUTIONAL LAND USES, 54 OFF-
STREET PARKING SPACES, TWO CAR SHARE SPACES, 42 CLASS 1 AND 44 CLASS 2 BICYCLE PARKING SPACES
LOCATED AT 2700 45™ AVENUE, BLOCK 2513 LOT 026 WITHIN THE NC-2 (NEIGHBORHOOD COMMERCIAL, SMALL
SCALE) ZONING DISTRICT, WAWONA STREET AND 45™ AVENUE CULTURAL CENTER SPECIAL USE DISTRICT, AND
100-A HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMNETAL
QUALITY ACT.

PREAMBLE

On February 18, 2022, Dane Bunton of Studio BANAA (hereinafter "Project Sponsor") filed Application No. 2022-
001407CTZ (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Coastal
Permit Zone to allow the demolition of a two-story, community facility and new construction of a six-story-over-
basement, 91-ft tall, mixed-use building (approximately 129,538 square feet) operated by the United Irish Cultural
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Center that contains Public and Private Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment,
and Instructional land uses, 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. (hereinafter “Project”) at 2700 45" Avenue, Block 2513 Lot 026 (hereinafter “Project Site”).

The Project is exempt from the California Environmental Quality Act (“CEQA”) as an Infill Exemption per CEQA
Guidelines Section 15183.3.

On July 27, 2023, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly noticed
public hearing at a regularly scheduled meeting on Coastal Zone Permit Application No. 2022-001407CTZ and
granted the requested Coastal Zone Permit per Motion No. 21375.

At this same hearing, the Commission considered the proposed Ordinance, on file with the Clerk of the Board File
No. 230505, to create the Wawona Street and 45th Avenue Cultural Center Special Use District (“SUD”) and issued
Conditional Use Authorization No. 2022-001407CUA, Motion No. 21376.

On August 10, 2023, Sunset Parkside Education and Action Committee (SPEAK) appealed the issuance of the
Coastal Zone Permit No. 2022-001407CTZ (Motion No. 21375) to the Board of Appeals.

On December 12,2023, the Board of Supervisors passed the Wawona Street and 45th Avenue Cultural Center SUD
(Ordinance No. 241-23, on file with the Clerk of the Board File No. 230505) to facilitate the redevelopment of the
Irish Cultural Center, subject to certification by the California Coastal Commission (“Coastal Commission”).

Similarly, on December 12, 2023, the Board of Supervisors also adopted Resolution No. 571-23, on file with the
Clerk of the Board in File No. 231137. That resolution, which was signed by the Mayor on December 13, 2023,
authorized the Director of the Planning Department to transmit Ordinance No. 241-23 to the Coastal Commission
for certification.

Upon transmittal of the City’s Local Coastal Program Amendment to the Coastal Commission, Coastal Commission
recommended revisions to the Ordinance No. 241-23, on file with the Clerk of the Board File No. 230505 including
defining principal permitted uses (“PPU”) under the City’s Local Coastal Program for both the Wawona Street and
45" Avenue SUD and all other zoning districts within the City’s Coastal Zone to specify whether certain coastal
development permitting decisions are appealable to the California Coastal Commission.

On May 2, 2024, the Planning Commission conducted a duly noticed public hearing at a regularly scheduled
meeting to consider the proposed amended Ordinance, on file with the Clerk of the Board File No. 240228.

On June 11, 2024, the Board of Supervisors passed the amended Wawona Street and 45th Avenue Cultural Center
SUD and Planning Code Section 330 (Ordinance No. 111-24, on file with the Clerk of the Board File No. 240228).
That ordinance, which amended the Planning Code and Zoning Map was signed by the Mayor on June 13, 2024.

Similarly, on June 11, 2024, the Board of Supervisors also adopted Resolution No. 303-24, on file with the Clerk of

the Board in File No. 240563. That resolution, which was signed by the Mayor on June 13, 2024, authorized the
Director of the Planning Department to transmit Ordinance No. 111-24 to the Coastal Commission for certification.

San Francisco
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The Department transmitted Ordinance No. 111-24 to the Coastal Commission for certification and was deemed
received and complete by the Coastal Commission on June 28, 2024.

On July 11, 2024, the Coastal Commission certified Local Coastal Program (LCP) Amendment No. LCP-2-SNF-24-
0024-1, consistent with Ordinance No. 111-24.

The Board of Appeals 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, appellant, Department staff,
and other interested parties.

MOVED, that the Board of Appeals hereby authorizes the Coastal Zone Permit as requested in Application No. 2022-
001407CTZ, subject to the conditions contained in “EXHIBIT B” 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 Board finds, concludes, and determines as follows:

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

2. Project Description. The proposal is for the demolition of an existing two-story, community facility and
new construction of a six-story-over-basement, 91-ft tall, mixed-use building (approximately 129,538
square feet) operated by the United Irish Cultural Center that contains Public and Private Community
Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Instructional land uses. The proposed
building will contain 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. The Project will improve the pedestrian walkways with new ADA curb ramps, a new bulb-
out at the intersection of Wawona St. and 45th Ave., ADA passenger loading zones, street trees, and Class
2 bicycle parking spaces. A total of three signs will be erected at the site.

3. Site Description and Present Use. The subject property is an approximately 16,250 square foot irregular
shaped lot located on the west side of 45" Avenue, between Wawona Street and Sloat Boulevard. The lot
at maximum measures 132 feet 6 inches in depth and 125 feet in width and is developed with a two-story
L-shaped building. Developed in 1974, the building is approximately 21,263 square feet in size and is
composed of a library, store, restaurant, bar, member’s lounge, office, ballroom, and social hall. A surface
parking lot is located at the east section of the subject property and contains 12 off-street parking spaces.
Since its opening in 1975, the “United Irish Cultural Center” has occupied the existing building and served
the Irish community in San Francisco and the greater Bay Area.
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4. Surrounding Properties and Neighborhood. The subject property is located within the Neighborhood

Commercial, Small Scale (NC-2) Zoning District, Wawona Street and 45th Avenue SUD, 100-A Height and
Bulk District, and Coastal Zone area. The property is located within the Parkside neighborhood, adjacent
to the Lakeshore neighborhood. The immediate neighborhood’s context is predominantly mixed in
character with one-to-three story residential and commercial developments. Immediately to the south of
the subject property is a vacant parking lot and a one-story restaurant, Java Beach Café, to the east are
four three-story multi-unit residential buildings, and to the southeast is a two-story motel. Across the
street of the subject property is 2700 Sloat Blvd., the current home of the Sloat Garden Center. Other
zoning districts in the vicinity of the subject property include RH-1 (Residential-House, One-Family), RM-2
(Residential-Mixed, Moderate Density), and P (Public) Zoning Districts.

The Project is located within the boundaries of the Sunset Chinese Cultural District, which was established
in July 2021. The Sunset Chinese Cultural District’s mission is to recognize the neighborhood’s history,
preserve the legacy and traditions uniquely born in the Sunset, recognize and memorialize the Chinese
American experience, and preserve and increase the depth and impact of the Chinese American legacy in
San Francisco. Currently, this Cultural District does not include any land use regulations that apply to the
Project.

Public Outreach and Comments. Prior to the submittal of the listed applications, the Project Sponsors
conducted a Pre-Application Meeting on August 4, 2021, and subsequently held a kick-off meeting on
August 28, 2021. Both meetings were well attended. Since the kick-off meeting, the Sponsors have
continued to provide community members with Project updates via a monthly newsletter and a dedicated
website. Over 200 community members have already expressed support for the proposed development
including Cub Scout Pack 0108, The Kennelly and Michael Dillon Schools of Irish Dance, SF Connaught
Social and Athletic Club, and District 4 Board of Supervisor, Joel Engardio.

Local Coastal Plan Compliance. Pursuant to Planning Code Section 330, the Project is consistent with the
amended LCP as certified by the Coastal Commission under LCP Amendment No. LCP-2-SNF-24-0024-1,
including the Western Shoreline Area Plan (Land Use Plan) and the applicable provisions of the Planning
Code (Implementation Plan).

Planning Code Compliance. The Board finds that the Project is consistent with the applicable provisions
of the Planning Code in the following manner:

A. Use. Pursuant to Planning Code Section 249.96, Wawona Street and 45" Avenue Cultural Center
SUD, General Office, Institutional Uses, Retail Sales and Service Uses, and Nighttime
Entertainment are principally permitted at all floors.

The Project will comply with this requirement. The Project proposes the construction of a six-story-
over-basement, mixed-use building (United Irish Cultural Center) that contains Public and Private
Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Institutional land uses.

B. Floor Area Ratio. Planning Code Section 124 permits a Floor Area Ratio (FAR) of 2.5 to 1 for non-
residential uses within the NC-2 Zoning District.

The proposed development will have a FAR of 6.7. The Project was granted an exception via a
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Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona St. and 45" Avenue
Cultural Center SUD (Section 249.96), which allows a maximum FAR of 7.0 to 1.

C. RearYard. Planning Code Section 134 requires a minimum rear yard at the second story and above
for a depth equal to 25 percent of the total depth of the lot, but in no case less than 15 feet within
the NC-2 Zoning District.

The Project will provide a 15-foot rear yard at the third story and above. The Project was granted an
exception via a Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona Street
and 457 Avenue Cultural Center SUD (Section 249.96).

D. Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169,
249.46, and the TDM Program Standards, the Project shall finalize a TDM Plan prior Planning
Department approval of the first Building Permit or Site Permit. As currently proposed, the Project
must achieve 31 percent of a target of 29 points, or 9 points.

As currently proposed, the Project will achieve its required 9 points through the following TDM
measures:

e Bicycle Parking (Option A)

e Bicycle Repair Station

e Car-share Parking (Option A)

e Delivery Support Amenities

e Multimodal Wayfinding Signage

e Real Time Transportation Displays

e Tailored Transportation Marketing Services (Option B)

E. Height. Planning Code Section 260 requires that all structures be no taller than the height
prescribed in the subject height and bulk district. The proposed Project is located in a 100-A
Height and Bulk District, which limits height to 100 feet.

The Project complies with this requirement. The proposed six-story-over-basement building is
approximately 91 feet in height.

F. Bulk. Planning Code Section 270 requires that properties located with Bulk District “A” above 40
feet in height measure a maximum length of 100 feet and a maximum diagonal length of 125.

The proposed development will have a maximum length of 130 feet and a maximum diagonal
length of 176 for any building massing above 40 feet. The Project was granted an exception from
Bulk via a Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona Street and 45"
Avenue Cultural Center SUD (Section 249.96), which allows a maximum length of 130 feet and a
maximum diagonal length of 176 feet for any building massing above 40 feet.

8. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

PlSan Francisco
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Goals, Objectives, and Policies

GOAL 5. PROMOTE NEIGHBORHOODS THAT ARE WELL-CONNECTED, HEALTHY, AND RICH
WITH COMMUNITY CULTURE.

ELEVATE EXPRESSION OF CULTURAL IDENTITIES THROUGH THE DESIGN OF ACTIVE AND
ENGAGING NEIGHBORHOOD BUILDINGS AND SPACES.

Policy 37

Facilitate neighborhoods where proximity to daily needs and high-quality community services and
amenities promotes social connections, supports caregivers, reduces the need for private auto travel, and
advances healthy activities

Objectives and Policies

ASSURE THAT NEIGHBORHOOD RESIDENTS HAVE ACCESS TO NEEDED SERVICES AND A FOCUS
FOR NEIGHBORHOOD ACTIVITIES.

Policy 3.1
Provide neighborhood centers in areas lacking adequate community facilities.

Policy 3.3
Develop centers to serve an identifiable neighborhood.

Policy 3.4
Locate neighborhood centers so they are easily accessible and near the natural center of activity.

Policy 3.5

Develop neighborhood centers that are multipurpose in character, attractive in design, secure and
comfortable, and inherently flexible in meeting the current and changing needs of the neighborhood
served.

Policy 3.6
Base priority for the development of neighborhood centers on relative need.

Policy 3.8
Provide neighborhood centers with a network of links to other neighborhood and citywide services.

Objectives and Policies
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MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE TOTAL CITY
LIVING AND WORKING ENVIRONMENT.

Policy 1.1
Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences that cannot be
mitigated.

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.

Policy 2.3
Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as a firm
location.

PROVIDE EXPANDED EMPLOYMENT OPPORTUNITIES FOR CITY RESIDENTS, PARTICULARLY
THE UNEMPLOYED AND ECONOMICALLY DISADVANTAGED.

Policy 3.1
Promote the attraction, retention and expansion of commercial and industrial firms which provide
employment improvement opportunities for unskilled and semi-skilled workers.

Policy 3.2

Promote measures designed to increase the number of San Francisco jobs held by San Francisco
residents.

Objectives and Policies

MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, THE
RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

POLICY 3.3

Promote efforts to achieve high quality of design for buildings to be constructed at prominent
locations.
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IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL SAFETY,
COMFORT, PRIDE AND OPPORTUNITY.

POLICY 4.12
Install, promote and maintain landscaping in public and private areas.

Objectives and Policies

IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

POLICY 25.2
Maintain and expand the planting of street trees and the infrastructure to support them.

POLICY 25.4
Preserve pedestrian-oriented building frontages

WESTERN SHORELINE AREA PLAN

IMPROVE PUBLIC TRANSIT ACCESS TO THE COAST.

Policy 1.2
Provide transit connections amongst the important coastal recreational destinations.

Policy 1.4
Provide incentives for transit usage.

MAINTAIN AND ENHANCE THE RECREATIONAL USE OF SAN FRANCISCO’S OCEAN BEACH
SHORELINE.

Policy 6.1
Continue Ocean Beach as a natural beach area for public recreation.

Policy 6.5

Enhance the enjoyment of visitors to Ocean Beach by providing convenient visitor-oriented services,
including take-out food facilities.

San Francisco
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Objectives and Policies

PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE
COASTAL ZONE AREA.

Policy 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide goods
and services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

On balance, the Project is consistent with the Objectives and Policies of the General Plan and the Western
Shoreline Area Plan. The Project will develop a state-of-the-art community facility for San Francisco’s Irish
population and larger community. As one of the few community facilities on the west side of the City, the new
and improved community facility, operated by the United Irish Cultural Center, will continue to serve as a
center that enhances the lives of its community members by providing a space for informal activities and
programs related to recreation, education and civic concerns of all age groups. While the center’s
programming will have a focus on preserving and reflecting the history of Irish community, the center will
continue to enhance the community life of Outer Sunset residents by providing a space for all reactional,
educational, and civic activities. Having served the community for more than 45 years, the United Irish
Cultural Center, a non-profit organization, is a proven manager and operator of a large community facility.

The Project will also expand the existing community facility’s ability to serve the neighborhood with
additional neighborhood serving retail use opportunities, job opportunities, and business opportunities.
Additionally, the Project will reinforce and enhance the nearby neighborhood serving commercial corridor
by introducing additional patrons to the area and nearby Ocean Beach. The Project will not significantly
affect the enjoyment of the adjacent recreation areas or parks including Ocean Beach.

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building will incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop
that represents the four provinces of Ireland. As a prominent high-quality design, the new community facility
will serve as a new visual focal point that marks the presence of the Irish community in San Francisco and
the greater Bay Area. The Project will also beautify the immediately adjacent public right of way with
improved pedestrian walkways that include new ADA curb ramps, street trees, and bicycle parking spaces.

Located within proximity to public transportation, the Project is not expected to impede public
transportation, vehicle traffic patterns, or overburden the neighborhood’s existing on-street parking
availability. The subject property is located less than a block from the 18 and 23 bus lines and less than a
quarter mile from [-Muni line. Additionally, the Project will contain 54 off-street parking spaces and two car
share spaces at the basement level of the subject building. On-street passenger and freight loading will also
be provided along both 45th Avenue and Wawona Street. The Project will also implement a Transportation
Demand Management (TDM) plan that intends to decrease the number of single occupancy vehicle trips,
and the pressures they add to San Francisco’s limited public streets and rights-of-way. The TDM plan
includes providing real time transportation information displays at the site, multimodal wayfinding signage,
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tailored marketing and communication campaigns for employees and attendees of the site and improving
walking conditions in the immediate public right-of-way.

9. 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 complies with said policies in that:

A
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That existing neighborhood-serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.

The Project will not remove or displace an existing neighborhood serving retail uses. The Project site
is currently and will continue to be occupied by a community facility (United Irish Cultural Center).
The Project will, however, enhance and provide neighborhood serving retail use opportunities, job
opportunities, and business opportunities to the residents of the neighborhood. Furthermore, the
Project will introduce new patrons to the area, and therefore, strengthen the customer base of
existing retail uses and contribute to the demand for new retail uses serving the area.

That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.

The Project will conserve and protect the existing housing and neighborhood character, including
the cultural and economic diversity of the neighborhood. The Project will maintain and help grow
the presence of the United Irish Cultural Center within the Outer Sunset and Parkside neighborhoods
by demolishing an existing two-story, community facility building and constructing a six-story-over-
basement, mixed-use building with private and public community facilities, bar, restaurant, office,
nighttime entertainment, and instructional uses. Additionally, the Project will reinforce and enhance
the nearby neighborhood serving commercial corridor by introducing additional patrons to the
areq.

Reflecting the history and aspirations of the Irish community, the proposed building will incorporate
elements of the Irish culture including blue Kilkenny limestone and a rooftop that represents the four
provinces of Ireland. As a prominent high-quality design, the new community facility will serve as a
new visual focal point that marks the presence of the Irish community in San Francisco and the
greater Bay Area while respecting the scale and form of the surrounding neighborhood.

That the City's supply of affordable housing be preserved and enhanced,
The Project does not include any existing affordable housing.

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

The Project is not expected to impede public transportation, vehicle traffic patterns, or overburden
the immediate neighborhood'’s existing on-street parking availability; the Project site is well served
by public transportation. The subject property is located less than a block from the 18 and 23 bus
lines and less than a quarter mile from L-Muni line. Additionally, the Project will contain 54 off-street
parking spaces and two car share spaces at the basement level of the subject building. On-street
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passenger and freight loading will be provided along both 45" Ave. and Wawona Street.

E. Thatadiverse 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 sectors due to a commercial office development
and will not affect residents’ employment and ownership opportunities of industrial and service
sector. Rather, the Project will increase the future employment and ownership opportunities. The
Project will demolish a two-story, community facility building and construct a much larger mixed-
use building that includes private and public community facilities, restaurant, bar, office, nighttime
entertainment, and instructional uses.

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

The Project will be designed and constructed to conform to the structural and seismic safety
requirements of the Building Code. As such, this Project will improve the property’s ability to
withstand an earthquake.

G. Thatlandmarks and historic buildings be preserved.
Currently, the Project Site does not contain any City Landmarks or historic buildings.

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

The Project will create a new shadow on the San Francisco Zoo which is under the jurisdiction of the
Recreation and Park Department. However, the amount of net new shadow cast onto the Zoo as a
result of the Project will not be significant or adverse to the enjoyment of the park.

10. 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.

11. The Board hereby finds that approval of the Coastal Zone Permit would promote the health, safety, and
welfare of the City.

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 Board at the public hearing, and all other written materials submitted
by all parties, the Board hereby APPROVES Costal Zone Permit Application No. 2022-001407CTZ on October 9,
2024, subject to the following conditions attached hereto as “EXHIBIT B” in general conformance with plans on
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file, dated July 18,2023, and stamped “EXHIBIT C”, which is incorporated herein by reference as though fully set
forth.

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 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.
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EXHIBIT B

Authorization

This authorization is for a coastal zone permit to allow the demolition of an existing two-story, community facility
and new construction of a six-story-over-basement, mixed-use building (approximately 129,538 square feet) to be
operated by the United Irish Cultural Center that contains Public and Private Community Facilities, Restaurant,
Bar, Office, Nighttime Entertainment, and Instructional land uses pursuant to Planning Code Sections 249.96, 303,
and 330 within the NC-2 District, Wawona Street and 45" Avenue Cultural Center SUD, and a 100-A Height and Bulk
District; in general conformance with plans, dated July 18,2023, and stamped “EXHIBIT C” included in the docket
for Record No. 2022-001407CTZ and subject to conditions of approval reviewed and approved by the Commission
on July 27, 2023 under Motion No. 21376. 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 Board of Appeals on July 17, 2024.

Printing of Conditions of Approval on Plans

The conditions of approval under the “Exhibit B” of this approval 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 Coastal Zone Permit 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 a new Coastal Zone Permit.
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CONDITIONS OF APPROVAL

Performance

1.

Validity. The authorization and right vested by virtue of this action is valid for three (3) years from the date of
approval. 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 628.652.7463,
www.sfplanning.org

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 a new application for Authorization.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Extension. The time limits in the preceding 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 628.652.7463,
www.sfplanning.org

Monitoring - After Entitlement

4.

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 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 628.652.7463,
www.sfplanning.org
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UNITED IRISH CULTURAL
CENTER of SAN
FRANCISCO

2700 45TH AVE, SAN FRANCISCO, CA 94116

PROJECT DESCRIPTION

PROJECT DIRECTORY

VICINITY MAP

LIST OF DRAWINGS

PROPOSED RENDERING

THIS PROJECT CONSISTS OF A NEW SIX-STORY 109,384 SQUARE FOOT BUILDING FOR THE
UNITED IRISH CULTURAL CENTER OF SAN FRANCISCO.

THE BUILDING WILL HOLD A NUMBER OF PROGRAMMATIC USES AND FUNCTIONS,
INCLUDING (BY FLOOR):

B2 - INDOOR POOL AND AQUATIC CENTER

B2 MEZZANINE - STORAGE

B1 - PARKING (APPROXIMATELY 52 SPACES)

1ST - LOBBY, DIGITAL GALLERY, EMERALD PUB

2ND - BANQUET HALL / THEATRE, BAR, SCREENING THEATER
2ND FLOOR MEZZANINE - BANQUET / THEATRE SEATING

3RD - DOWLING LIBRARY, IRISH MUSEUM

4TH - ADMINISTRATIVE OFFICES AND CLASSROOMS

5TH- GYM

6TH - RESTAURANT & BAR, ROOF DECK AND GARDEN

PROJECT WILL REQUIRE APPROVAL OF ANEW SPECIAL USE DISTRICT AND ZONING MAP
AMENDMENT.

STRUCTURAL SUMMARY: THE ENTIRE STRUCTURE WILL BE CONSTRUCTED OF CAST-IN-
PLACE CONCRETE. FLOORS WILL BE POST-TENSIONED. SEISMIC FORCES WILL BE RESISTED
BY CONCRETE SHEARWALLS. THE FOUNDATION WILL BE A CONCRETE MAT BEARING ON
NATIVE SANDS.

OWNER

UNITED IRISH CULTURAL CENTER INCORPORATED

2700 45TH AVENUE

SAN FRANCISCO, CA. 94116
415-661-2700

SIGNATORY: LIAM REIDY, PRESIDENT

ARCHITECT N

BUNTON MOUSAVI ARCHITECTURE,
d.b.a. "Studio BANAA"

2169 Folsom St, #S106

SAN FRANCISCO, CA 94110

CODES AND REGULATIONS

USE THE FOLLOWING CODES AND REGULATIONS WITH LATEST AMENDMENTS
AND SUPPLEMENTS:

1. CALIFORNIA CODE OF REGULATIONS (CCR) TITLE 24, 2019
A. 2019 BUILDING STANDARDS ADMINISTRATIVE CODE PART 1,

TITLE 24 C.C.R.

. 2019 CALIFORNIA BUILDING CODE (CBC) PART 2, TITLE 24, C.C.R.

. ASME A17.1-2013/CSA B44-13 SAFETY CODE FOR ELEVATORS
AND ESCALATORS

. 2019 CALIFORNIA REFERENCED STANDARDS CODE, PART 12,
TITLE 24 C.C.R.

. TITLE 19 C.C.R., PUBLIC SAFETY, STATE FIRE MARSHAL
REGULATIONS.

O Ow
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2. STRUCTURAL AND SEISMIC REQUIREMENTS: PART 2, TITLE 24 C.C.R.

3. ACCESSIBILITY GUIDELINES:
CCRTITLE 24, PARTS 2, 3 AND 5 (DSA INTERPRETIVE MANUAL)

4. FIRE SAFETY (STATE FIRE MARSHAL):
2019 CALIFORNIA FIRE CODE (CFC), PART 9 TITLE 24 C.C.R.
NFPA 72, NATIONAL FIRE ALARM, 2019 EDITION.
. CCRTITLE 19, CSFM REQUIREMENTS.
. NFPA-13 INSTALLATION OF SPRINKLERS (2019 EDITION)
NFPA-14 STANDPIPE SYSTEMS (2019 EDITION)
NFPA -17 DRY CHEMICAL EXTINGUISHING SYSTEMS (2019
EDITION)
G. NFPA-17A WET CHEMICAL SYSTEMS (2019 EDITION)
H. NFPA 20 STATIONARY PUMPS (2019 EDITION)
[. NFPA-24 PRIVATE FIRE MAINS (2019 EDITION)
J. NFPA 72 NATIONAL FIRE ALARM CODE (CALIFORNIA AMENDED)
(2019 EDITION)
(NOTE SEE UL STANDARD 1971 FOR "VISUAL DEVICES")
K. NFPA 253 CRITICAL RADIANT FLUX OF FLOOR COVERING
SYSTEMS (2020 EDITION)
L. NFPA 2001 CLEAN AGENT FIRE EXTINGUISHING SYSTEMS (2019
EDITION) REFERENCE CODE SECTION FOR NFPA STANDARDS -
2019 CBC (SFM) CHAPTER 35
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5. ELECTRICAL REQUIREMENTS:
2019 CALIFORNIA ELECTRICAL CODE (CEC), PART 3, TITLE 24 C.C.R.

6. MECHANICAL REQUIREMENTS:
2019 CALIFORNIA MECHANICAL CODE (CMC) PART 4, TITLE 24 C.C.R.

7. PLUMBING REQUIREMENTS:
2019 CALIFORNIA PLUMBING CODE (CPC), PART 5, TITLE 24 C.C.R.

8. 2019 CALIFORNIA ENERGY CODE PART 6, TITLE 24 C.C.R.

9. 2019 CALIFORNIA FIRE CODE, PART 9, TITLE 24 C.C.R.

10. CONSTRUCTION SAFETY (CAL-OSHA), CCR TITLE 8.

11. RULES AND REGULATIONS OF THE LOCAL TELEPHONE COMPANY

12. RULES AND REGULATIONS OF THE LOCAL UTILITY COMPANIES 4

NASTARAN MOUSAVI, RA
PRINCIPAL ARCHITECT
nastaran@studiobanaa.com
415.314.7386

STRUCTURAL ENGINEER

DOLMEN CONSULTING ENGINEERS

DIARMUID MACNEILL, PE

2595 MISSION STREET, SUITE 200,

SAN FRANCISCO, CA 94110
415-409-9200

PROJECT LOCATION \

BUILDING DATA

BICYCLE PARKING, SEC. 155.2
RESTAURANT/BAR OFA: 10,882 (REST.) + 1,103 (BAR) = 11,985

11,985/7500= 1.6 =
11,985/750 =

2 CLASS 1 SPACES
16 CLASS 2 SPACES

COMMUNITY FACILITY OFA: 1,852 (PRIVATE) + 63,361 (PUBLIC) = 65,213

65,213/5000 = 13 CLASS 1 SPACES
65,213/2500 = 26 CLASS 2 SPACES

OFFICE USE OFA: 8,430

8,430/5000 = 1 CLASS 1 SPACE
8,430/5000 = 2 CLASS 2 SPACES

TOTAL REQUIRED (FOR PLANNING):
16 CLASS 1 SPACES, 42 PROVIDED; 44 CLASS 2 SPACES, 44 PROVIDED

OFF-STREET FREIGHT LOADING SPACES, SEC. 152
TOTAL RETAIL SALES/SERVICE OFA (ALL RESTAURANTS+ALL
BARS+IRISH SHOPPE AND CAFE): 13,781 SF (>10,000 < 60,000)
NUMBER OF OFF-STREET FREIGHT LOADING SPACES REQUIRED: 1

ALL OTHER OFA: 70,559.19 (<100,000)
NUMBER OF OFF-STREET FREIGHT LOADING SPACES REQUIRED: 0

PROJECT ADDRESS: 2700 45TH AVE, SAN FRANCISCO, CA 94116

y.f"

PROJECT SUMMARY TABLE
PARCEL # (BLOCK/LOT): 2513/026 EXISTING PROPOSED
YEARBUILT: 1975 RESIDENTIAL 0SF 0SF
ZONING: NC-2 (NEIGHBORHOOD COMMERCIAL, SMALL SCALE) COMMERCIAL/RETAIL 21,263 SF* 100,554 SF*
HEIGHT/BULK: 100-A OFFICE 0SF 8,830 SF
THE APPLICABLE BULK LIMITS SHALL BE A MAXIMUM LENGTH OF 140'
FEET AND A MAXIMUM DIAGONAL OF 180' FEET, APPLYING AT A BICYCLE PARKING 0SF 1039 SF
HEIGHT OF 40' AND ABOVE. USABLE OPEN SPACE 0SF 6,057 SF
LONGEST PROPERTY LINE = 132' - 6" (SEE 1/A1.1)
LIVING ROOF AREA F 1,328 SF
TOTAL PARCEL AREA: 16,250 SF GROO 0S 3285
BUILDING USE (EXISING); CULTURAL CENTER SOLAR READY ZONE O SF 3,915 SF
MARKET RATE,
BUILDING USE (PROPOSED): CULTURAL CENTER AFFORDABLE, OR
OTHER DWELLING O SF 0 SF
FLOOR AREA RATIO (EXISTING): 1.32 UNITS
FLOOR AREA RATIO (PROPOSED): 109,384 SF * *BUILDING OPERATES AS A 501c3 NON-PROFIT
- =673
*ABOVE GRADE FLOORS + 16.250 SF
SUBTERRANEAN USES NOT ’
PARKING OR MECHANICAL
G OR MECHANIC SQUARE FOOTAGE MATRIX - BY PROGRAM
BUILDING HEIGHT (EXISTING): 21'-0" (T.O. HIGHEST FLOOR), 35'-0" (T.O. ROOF) LOCATION GROSS | OCCUPIED
PROGRAM 2LO0R SQUARE FLOOR
BUILDING HEIGHT (PROPOSED): 91'-0" (T.0. ROOF PER SAN FRANCISCO ( ) FOOTAGE AREA
PLANNING CODE SEC. 260(a)(1)(c), 96-0" (T.O. PARAPET)
HEIGHT FROM LOWEST LEVEL OF FIRE DEPARTMENT ACCESS TO T.0. RESTAURANT 1ST,5TH, 6TH | 13804SF | 10.882SF
HIGHEST OCCUPIED FLOOR PER SFBC 403: 74'-11 1/2" PRIVATE COMMUNITY FACILITY 6TH 2,590 SF 1,852 SF
PUBLIC COMMUNITY FACILITY ALL 91,291 SF | 63,361 SF
EXISTING BUILDING AREA: 21,263 GROSS SQFT INSTRUCTIONAL SERVICE ATH 3.849 SF 3794 SF
PROPOSED BUILDING AREA : 109,384 GROSS SQFT BAR 2ND 1,236 SF 1,103 SF
EXISTING # OF STORIES : 3 OFFICE 4TH 8,831 SF 8,430 SF
PROPOSED # OF STORIES : 6 STORIES TOTAL 121,601 SF | 89,422 SF
EXISTING # OF STORIES BELOW GRADE: 0
PROPOSED # OF STORIES BELOW GRADE: 2
SQUARE FOOTAGE MATRIX - BY FLOOR
OCCUPANCY TYPE (EXISTING): A-3
FLOOR SQUARE FOOTAGE GSF (INCL. OCCUPANCY
OCCUPANCY TYPE (PROPOSED):  A-3 (GROSS) PARKING & MECH.)
CONSTRUCTION TYPE (EXISTING):  V-B, NOT SPRINKLERED B2 15,744 SF 16,250 SF A-3
CONSTRUCTION TYPE (PROPOSED): I-B, FULLY SPRINKLERED B2 MEZZANINE 1,138 SF 6,707 SF S-2
B1 2468 SF 16,250 SF S-2
ALLOWABLE AREA: IB, UL (UNLIMITED)
1ST 14,406 SF 14,473 SF A-2, A3
ESTIMATED EXCAVATION VOLUME 2ND 13,646 SF 13,680 SF A-2
GROSS FLOOR AREA (SINGLE FLOOR, SUBTERRANEAN):  16250.06 FT 2ND FLOOR )
DEPTH (B.O. MAT SLAB TO T.O. FIRST FLOOR): 34.33FT MEZZANINE 8,739 SF 8,795 SF A2
VOLUME: 20661.65036 CUBIC YD
3RD 14,248 SF 14,283 SF A-3
KIDDIE POOL MAT SLAB VOLUME (31.48(W) * 33.08(L) * 3(D)): 3124.0752 CUBIC FT
115.7064889 CUBIC YD 4TH 14,686 SF 14,721 SF B
LAP POOL + MAT SLAB VOLUME (46(W) * 77(L) * 6(D)): 21252 CUBIC FT 5TH 14.429 SF 14.464 SF A2 A3
787.11111 CUBIC YD
6TH 9,880 SF 9,915 SF A-2
TOTAL SUBTERRANEAN VOLUME: 21564.46796 CUBIC YD
TOTAL 109,384 SF 129,538 SF A-3 (PRIVARY
OCCUPANCY)

ARCHITECTURAL
A0.1 PROJECT INFORMATION
A0.2 EXISTING SITE & BUILDING PHOTOS
A0.3 BUILDING SURVEY
A0.4 BUILDING SURVEY
A0.5 PROPOSED RENDERINGS
A1.0 SITE PLAN - EXISTING/ DEMOLITION
A1.1 SITE PLAN - PROPOSED
A1.1A SITE PLAN - PROPOSED - WIND SCENARIO 2A
A1.1B SITE PLAN - PROPOSED - WIND SCENARIO 2B
A1.2 CITY STANDARD SITE DETAILS & TEMPLATES
A1.3 CITY STANDARD SITE DETAILS & TEMPLATES
A1.10 LANDSCAPING/ STREETSCAPE PLAN
A2.0 EXISTING 1ST FLOOR PLAN
A2.1 EXISTING 2ND FLOOR PLAN
A2.2 EXISTING 3RD FLOOR PLAN
A2.3 B2 FLOOR PLAN
A2.3A B2 MEZZANINE PLAN
A2.4 B1 FLOOR PLAN 45TH AVE & WAWONA ST BIRD'S-EYE VIEW
A2.5 1ST FLOOR PLAN
A2.6 2ND FLOOR PLAN
A2.7 2ND FLOOR MEZZANINE PLAN
A28 3RD FLOOR PLAN
A2.9 4TH FLOOR PLAN
A2.10 5TH FLOOR PLAN
A2.11 6TH FLOOR PLAN
A4.0 ROOF PLAN
A5.0 EXTERIOR ELEVATIONS - EXISTING
A5.1 EXTERIOR ELEVATIONS - EXISTING
A5.2 EXTERIOR ELEVATIONS - PROPOSED
A5.3 EXTERIOR ELEVATIONS - PROPOSED
A5.4 EXTERIOR ELEVATIONS - PROPOSED
A5.5 EXTERIOR ELEVATIONS - PROPOSED
A6.0 BUILDING SECTIONS
A6.1 BUILDING SECTIONS
A7.0 WALL SECTIONS
AT7.1 EXTERIOR DETAILS
A9.0 SCHEDULES
/4
NAME ~ |OPTION REQUIREMENT PROPOSED DWG REF POINTS NOTES
ACTIVE-2 | A |-16 CLASS 1 SPACES PER PLANNING - 42 CLASS 1 SPACES PROVIDED 1/A2.4 1
- 44 CLASS 2 SPACES PER PLANNING - 44 CLASS 2 SPACES PROVIDED "BICYCLE PARKING COUNT" / A2.4
1/A25
ACTIVE-3 1 SHOWER AND 6 LOCKERS - LEVEL B2: 19 SHOWERS, 50 LOCKERS 1/A2.3 1 PROPOSED SHOWER/LOCKER
- LEVEL 5: 19 SHOWERS, 19 LOCKERS 1/A2.10 COUNTS EXCLUDE MEMBERS-
ONLY FACILITIES
ACTIVE-5a BICYCLE REPAIR STATION BICYCLE REPAIR STATION IS 1/A2.4 1
PROVIDED WITHIN SECURE BIKE
CAGE ON LEVEL B1, NEAR CLASS 1
BICYCLE PARKING
CSHARE-1 | A | PROVIDE 1 CAR-SHARE SPACE MIN 2 CAR-SHARE SPACES PROVIDED 1/A2.4 1
PER PLANNING
DELIVERY-1 DELIVERY SUPPORTIVE AMENITIES DELIVERY STORAGE LOCKERS TO BE 1/A25 1
PROVIDED IN VESTIBULE 278, UNDER
THE STAIR.
INFO-1 MULTIMODAL WAYFINDING SIGNAGE LARGE INTERACTIVE SCREEN IS 1/A25 1
PROVIDED IN THE LOBBY FOR "INTERIOR - LOBBY, GALLERY,
INFORMATION RETAIL, INTERACTIVE SIGN" / A0.5
INFO-2 REAL-TIME TRANSPORTATION INFORMATION| LARGE INTERACTIVE SCREEN IS 1/A25 1
DISPLAYS PROVIDED IN THE LOBBY OFFERING "INTERIOR - LOBBY, GALLERY,
REAL-TIME TRANSPORTATION RETAIL, INTERACTIVE SIGN" / A0.5
INFORMATION
INFO-3 B | PROVIDE PROMOTIONS/ WELCOME OWNER TO PROVIDE REQUIRED 2
PACKETS & A REQUEST FOR COMMITMENT | PROMOTIONS/ PACKETS TO AND REQUEST
TO TRY NEW TRANSPORTATION OPTIONS. | FOR COMMITMENT FROM EMPLOYEES.
TOTAL PNTS 9
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INTERIOR - LOBBY

INTERIOR - READING ROOM, MUSEUM
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— e . GENERAL NOTES
(REXI\%JRB A 1. THIS PROJECT IS LOCATED IN DOWNTOWN PARKING EXEMPT DISTRICT.
2. 2019 SFBC TABLE 601 TYPES OF CONSTRUCTION: TYPE IB I
3. 2019 SFBC TABLE 602, FIRE RESISTANCE RATING REQUIREMENTS FOR S t u d | O B A N A A
NON-BEARING EXTERIOR WALLS BASED ON FIRE SEPARATION DISTANCE 'X'
(ASSEMBLY OCCUPANCY):
X <5'=1HOUR .
gEk <10 =1HOR architecture
X230'= 0 HOURS .
4, 2019 SFBC TABLE 705.8, MAX AREA OF EXTERIOR WALL OPENINGS p | annin g
(UNPROTECTED, SPRINKLERED PER 903.3.1.1). SEE TABLE BELOW:
FACADE |  STORY FSD ALLOWABLE ACTUAL I nteriors
(ABOVE AREA AREA
GRADE)
WAWONA ST - 1 - o "
(E) CURB ‘é 2 >30' NO LIMIT N/A
RAMP e - L - % ] 0 \o LT A 2169 FOLSOM STREET, #5106
el | PARALLEL PARKING | | (E) UTILITY PARALLEL PARKING | = 4 >30 NO LIMIT NIA SAN FRANCISCO, CA 94110
E)CLRB POLE — Ly . [BCcwBCUT r POLE | = ‘ [T] (415) 610-8100
oY . oy S ’ % NOLT WA www.studiobanaa.com
YA <= 6 >3 NO LIMIT N/A
S BE 55' - Q"
(E) CURB L Q] SIS 1(TYP) 0 NOT PERMITTED |  NONE
A RAMP L= NoEeyTEE YT T T tj PROPERTY LINE: 132'- 6' 1(SETBACK) | 15-0"- 178" 75% 71%
N (E)UTILITY I (I — - - - - 2 (TYP) 0 NOT PERMITTED |  NONE
N POLE I‘/ Rl ;T j\ ] 2(SETBACK)| 165" - 22-10" 75% 100%
I e N } UTLBOX —=— ARCHITECT ENGINEER
I | | | i II | L] 3310 WAWONA ST 3 0 NOT PERMITTED |  NONE
l | o ol iR FmT T o | MULTIFAMILY RESIDENTIAL Py, —— o o
| I | I ||| | | PARKING LOT (3-STORY)
I I ) 15-0 el | | (12 PARKING SPACES) 3(SETBACK)| 16-5"-22-10" 75% 100%
2700 SLOAT AVE | I W SIDEWALK | | | | jF ————" SR E 4 0 NOT PERMITTED |  NONE
SLOAT GARDEN CENTER | | o g } } ﬂ} } } — — — 8 | ssemrc] 3o 5% 2%
(2-STORY) | | | }‘ (E) TREE L I | | IF — == — s 4 (SETBACK) 9-2" 25% 92%
: | ! 2 } ‘ i | | | 5 5 0 NOT PERMITTED |  NONE
| o ! I L | | | = 2707 WAWONA ST . . "
| | | 2 | - F—————12 MULTIFAMILY RESIDENTIAL bt ERAL o -
: : — E I ‘ ‘I I E (3-STORY) 5 (SETBACK) 9-2 25% 92%
I | ‘ (E)TREE o} | e A T T | & 6 ] NOT PERMITTED |  NONE
‘ ! »j ER &C —I‘ - — 7 &: | qn 0 0
| | ‘ s T R L b L = : u : : : : : u : : : - - — 6 (SETBACK) 6-1 25% 16% @ 1. This sheet is part of a set and is not to be used alone.
: : ‘i ‘ i ‘ ”H L LLLL | 6 (SETBACK) 250" NO LIMIT N/A % 2. This ;het-?t is not to be qsed for construction unless
| 3  Ea i SR oA Do s e 2 e gnect somp o patre pper e
| | : IH | UNITED IRISH CULTURAL | 1"‘%7 1L | I 9 0 NOT PERMITTED NONE Z been released for construction.
| I i CENTER OF SAN FRANCISCO ) | MULTIFAMILY RESIDENTIAL — : : 5 3. These plans and prints thereof, as instruments of
e ————————— - | | | I 2700 45TH AVE | ;I Fee = = = — (3-STORY) 7 3 15°-0 4% 4% service, are owned by the architect and are for use on
| PROPOSED RESIDENTIAL | : | | SAN FRANCISCO, CA 94116 : | : iy | ine bricr written congont of the architect s forbidden.
I 213 CONDOMINIUI\;IS I | : Lu : I (3-S OAPN: 205103-026 | e === =1 - = = - ’ ° 4. Copyright Bunton Mousavi Architecture Inc. 2022
-STORY WOOD FRAMED I 6 15'- 0" 45% 14%
| | E)TREE | | |
| (UNDER REVIEW) | o | > o 1 BUILDING) | '
© Q B }‘ | 1 >30 NO LIMIT N/A
- = | s < £ Al ‘ I ] 2719 WAWONA ST ‘ NO. REMARKS DATE
£ - | | || MULTIFAMILY RESIDENTIAL 3 ’ & NOLMIT WA % | 3 |SFMTACOMMENTS 411312023
| g I g i | L B (3-STORY) z 3 >30' NO LIMIT NA O
| z - B | | | | = 4 >30 NO LIMIT N/A T
| } g | I; } E & = 5 >3 NO LIMIT N/A é
| w | & . 2
I | | E | | H | PROPERTY LINE: 12 -6" 6 730 NOLIMIT NA E
! I | i S
| | | I Lf———ffffifiLf——————————ﬁ i...\; ; |
| | | BE=NN By I 5. POWER FROM UTILITY INTO PROPOSED TRANSFORMER VAULTS o
| I | == | = TO BE SUBTERRANEAN,
* * | e |
| | I ! a
| | | e A | KEY
| : | = "*——— fifiia il BN :
L _
| i PROPERTY LINE: 120'- 0"
|
: | VACANT LOT | LEGEND
I : (£} CURB CUT | APN 2513-005 I
| 2600 SLOAT BLVD ! PROPERTY LNE PLANNING APPLICATION
! E) UTILITY HOTEL
i )
I POLE —_— ] (2-STORY)
I | r— - — 7
: | 1 |
[ [ |
| | | JAVA BEACH CAFE (1 STORY) | |
T T T | UNITED IRISH
— I
— - | CULTURAL CENTER
o |
I
I
(E) TRAFFIC SIGNAL ——
(B) PARKING SPACES SAN FRANCISCO, CA 94116
(E) PARKING SPACES

Date Drawing Number
07/18/2023
Scale A1 O
As indicated )
0 16 32 SITE PLAN - DEMO/EXISTING /1 Project Number
116" = 10" \_/ 20007
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2695 45TH AVE
SINGLE FAMILY RESIDENTIAL
(2-STORY)

17'-0

(E) FIRE /
HYDRANT

2700 SLOAT AVE

SLOAT GARDEN CENTER
(2-STORY)
e ]
} PROPOSED RESIDENTIAL }
‘ DEVELOPMENT ‘
| (UNDER REVIEW) |
. ]

|
|
|
i

(E) TRAFFIC SIGNAL ——#=

(E) PARKING SPACES —l

NEW TWO-DIRECTIONAL
CURB RAMP. REF A1.2/A

RAMP. REF A1.2/A&B

L
1

(N) TREE, TYP
NEW BULBOUT
(E) UTILITY
POLE

NEW TWO-

DIRECTIONAL CURB

~——— (E)UTILITY
POLE

PARALLEL PARKING

hl
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
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I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
I
J

EXIT #1 o
PUBLIC 5
ENTRY

" (E)TREETO
REMAIN

L

EXIT #4
PRIVATE

(MEMBERS)
ENTRY

O

YELLOW ZONE (OFF HOURS LOADING) RESTAURANT LOADING

45TH AVE

WHITE ZONE - PASSENGER LOADING 90' - 1"

EXIT #5
RESTAURANT
ENTRY

EXIT #3

ACCESSIBLE VEHICLE
PULL-UP SPACE

<l /
<)
~="""""PROPERTY LINE: 125' - 0"

@@@@@@@
aaaaaaaa

]

VEHICLE PULL-UP
SPACE

’,444
|
|

(E) CURB CUT ——=

\— ELEVATOR CAR TO

ACCOMODATE

2700 45TH AVE
UNITED IRISH CULTURAL CENTER

PROPOSED 6-STORY
90' BUILDING

AMBULANCE STRETCHER

| VACANT LOT
I APN 2513-005
2750 45TH AVE

15! _ On

— = = — —

EXIT STAIR #2

PROPERTY LINE: 120' - 0"

JAVA BEACH CAFE (1 STORY)

(E) PARKING SPACES

SITE PLAN - PROPOSED

SLOAT BLVD

135' WIDE

1/16" = 1'-0"

SETBACK
LEVELS 3+

PROPERTY LINE: 100' - 0"

2707 44TH AVE
MULTIFAMILY RESIDENTIAL

GENERAL NOTES

PROPERTY LINE: 12' - 6"

PROPERTY LINE: 25' -0

(3-STORY)
1 2713 44TH AVE

MULTIFAMILY RESIDENTIAL
(3-STORY)
2719 44TH AVE
MULTIFAMILY RESIDENTIAL
(3-STORY)

2600 SLOAT BLVD

HOTEL

(2-STORY)

Ly 2694 45TH AVE 3236 WAWONA ST 3230 WAWONA ST 3224 WAWONA ST 3218 WAWONA ST 2695 43RD AVE .
SINGLE FAMILY SINGLE FAMILY UV SINGLE FAMILY ¥ SINGLE FAMILY ! SINGLE FAMILY ' SINGLE FAMILY RESIDENTIAL
RESIDENTIAL RESIDENTIAL RESIDENTIAL RESIDENTIAL RESIDENTIAL (2-STORY) !
(2-STORY) (2-STORY) (2-STORY) (2-STORY) (2-STORY)

80' WIDE
20'-0 80'-111/2" 10'-0"
DUAL LOADING ZONE — AREA OF RESTORED CURB
AT PREVIOUS CURB CUT
/ (N) CURB CUT
@ |
=O. ! PARALLEL PARKING
e e l ****** R N 4 N
— 7 y
L __ > T T T T T T | S
. EXIT #2 GARAGE ENTRY © |_|9J
b PROPERTY LINE: 132' - 6" ®
| ExiT |
STAIRS #1
| | 3310 WAWONA ST
= = MULTIFAMILY RESIDENTIAL
(3-STORY)

THIS PROJECT IS LOCATED IN DOWNTOWN PARKING EXEMPT DISTRICT.

2019 SFBC TABLE 601 TYPES OF CONSTRUCTION: TYPE IB

2019 SFBC TABLE 602, FIRE RESISTANCE RATING REQUIREMENTS FOR

NON-BEARING EXTERIOR WALLS BASED ON FIRE SEPARATION DISTANCE 'X'

(ASSEMBLY OCCUPANCY):

X<5=1HOUR

5'<sX <10'=1HOUR
10'<X<30'=1HOUR

X230'=0HOURS

2019 SFBC TABLE 705.8, MAX AREA OF EXTERIOR WALL OPENINGS
(UNPROTECTED, SPRINKLERED PER 903.3.1.1). SEE TABLE BELOW:

FACADE STORY FSD ALLOWABLE ACTUAL
(ABOVE AREA AREA
GRADE)
_ 1 >3 NO LIMIT N/A
g 2 >3 NO LIMIT N/A
% 3 >3 NO LIMIT N/A
s 4 >3 NO LIMIT N/A
"‘%_‘ 5 >3 NO LIMIT N/A
6 >3 NO LIMIT N/A
1(TYP) 0 NOT PERMITTED |  NONE
1(SETBACK)|  15-0" - 178" 75% 1%
2(TYP) 0 NOT PERMITTED |  NONE
2(SETBACK)| 165" - 22-10" 75% 100%
3 0 NOT PERMITTED |  NONE
3 (SETBACK) 30" 15% 15%
3(SETBACK)| 165" - 22-10" 75% 100%
= 4 0 NOT PERMITTED |  NONE
(@}
2 4 (SETBACK) 3-0" 15% 22%
4 (SETBACK) 9-2" 25% 92%
5 0 NOT PERMITTED |  NONE
5 (SETBACK) 4.6 15% 20%
5 (SETBACK) 9-2" 25% 92%
6 0 NOT PERMITTED |  NONE
6 (SETBACK) 6-1" 25% 16%
6 (SETBACK) 250" NO LIMIT N/A
1 0 NOT PERMITTED |  NONE
2 0 NOT PERMITTED |  NONE
i 3 15'- (" 45% 41%
w 4 15'- (" 45% 34%
5 15'- 0" 45% 27%
6 15'- 0" 45% 14%
1 >30' NO LIMIT N/A
= 2 >30' NO LIMIT N/A
= 3 >30' NO LIMIT N/A
o
e 4 >30' NO LIMIT N/A
]
= 5 >3 NO LIMIT N/A
6 >3 NO LIMIT N/A

5.

POWER FROM UTILITY INTO PROPOSED TRANSFORMER VAULTS
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DOOR SCHEDULE

DOOR TYPE WIDTH | HEIGHT

Mark | LEVEL  TYPE DESCRIPTION OPERATION (W) H) DOOR MATERIAL | FIRE RATING NOTES
D001 1 B PUBLIC ENTRY EXT. DOUBLE 6'-0" 9-5" GLASS, METAL
D002 1 C 1ST FLOOR STAIR EXIT EXT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D003 1 B DELIVERY DOOR EXT. DOUBLE 6'-0" 6'-8" GLASS, METAL
D004 1 - PARKING GARAGE ROLL UP 15'-0" 9'-10" METAL
D005 1 C EXIT EXT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D006 1 B RESTAURANT ENTRY EXT. DOUBLE 6'-0" 6'-8" GLASS, METAL
D007 1 A MEMBER'S ENTRANCE EXT. SINGLE 3'-0" 6'-8" GLASS, METAL
D008 1 A SERVICE AREAS INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D009 1 C 1ST FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D010 1 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D011 1 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D012 1 A SERVICE AREAS INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D013 1 E LIFT DOOR INT. SINGLE 4'-0" 3'-6" BY MANUFACTURER
D014 1 E LIFT DOOR INT. SINGLE 4'-0" 3'-6" BY MANUFACTURER
D015 1 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D016 1 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D017 1 B INTERIOR BARN DOOR INT. SLIDING 5-0" 7-0" SOLID CORE WOOD
D018 1 B INTERIOR BARN DOOR INT. SLIDING 5-0" 7'-0" SOLID CORE WOOD
D019 1 B INTERIOR BARN DOOR INT. SLIDING 3'-0" 7'-0" SOLID CORE WOOD
D020 1 A COAT ROOM INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D021 1 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D022 1 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D023 1 F KITCHEN INT. DOUBLE 5'-0" 6'-8" HOLLOW METAL
D024 1 A DRY STORAGE INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D024B 1 A MECH. PLATFORM INT. SINGLE 2'-0" 6'-8" SOLID CORE WOOD
D025 1 A OFFICE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D026 1 C 1ST FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D027 1 Cc 1ST FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D028 1 Cc EXIT CORRIDOR INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D029 2 Cc 2ND FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D030 2 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D031 2 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D032 2 F KITCHEN DOOR INT. DOUBLE 5-0" 6'-8" HOLLOW METAL DOUBLE ACTING
D033 2 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D034 2 A JANITOR CLOSET INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D035 2 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D036 2 A UNISEX RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D037 2 A JANITOR CLOSET INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D038 2 C 2ND FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D039 2 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D040 2 A SCREENING THEATER INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D040B 2 A SCREENING THEATER INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D041 2 D COCKTAIL INT. FOLDING 6'-0" 8'-0" GLASS, METAL
D041B 2 D COCKTAIL INT. FOLDING 6'-0" 8'-0" GLASS, METAL
D041C 2 D COCKTAIL DECK EXT. FOLDING 12'-91/2" 8'-0" GLASS, METAL
D041D 2 D COCKTAIL DECK EXT. FOLDING 12'-91/2" 8 -0" GLASS, METAL
D042 2 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D043 2 B ST. PATRICK'S ROOM INT. DOUBLE 4'-10" 6'-8" GLASS, METAL
D044 2 MEZZ B MEZZANINE INT. DOUBLE 5'-6" 6'-8" GLASS, METAL
D045 2 MEZZ C MEZZANINE STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D046 2 MEZZ A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D047 2 MEZZ A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D048 2 MEZZ F RESTROOM HALL INT. DOUBLE 5-0" 6'-8" HOLLOW METAL DOUBLE ACTING
D049 2 MEZZ F STORAGE INT. DOUBLE 5-0" 6'-8" HOLLOW METAL DOUBLE ACTING
D050 2 MEZZ A UNISEX RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D051 2 MEZZ A UNISEX RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D052 2 MEZZ A GREEN ROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D053 2 MEZZ A GREEN ROOM RESTROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D054 2 MEZZ C MEZZANINE STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D055 3 C 3RD FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D056 3 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D057 3 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D058 3 A CHILDREN'S PLAY ROOM INT. SINGLE 3'-0" 6'-8" GLASS, METAL
D059 3 D GARDEN EXT. FOLDING 9'-91/2" 8'-0" GLASS, METAL
D059B 3 D GARDEN EXT. FOLDING 8'-91/2" 8'-0" GLASS, METAL
D060 3 A KITCHENETTE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D061 3 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D062 3 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D062B 3 A JANITOR CLOSET INT. SINGLE 2'-¢6" 6'-8" SOLID CORE WOOD
D063 3 A STORAGE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D064 3 C 3RD FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D065 3 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D066 3 B READING BALCONY EXT. DOUBLE 6'-0" 6'-8" GLASS, METAL
D067 3 A ELEVATOR LOBBY EXT. SINGLE 3'-0" 6'-8" GLASS, METAL
D068 3 B LIBRARIAN OFFICE INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
D069 4 Cc 4TH FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D070 4 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D071 4 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D072 4 B NONPROFIT OFFICE INT. DOUBLE 5'-31/2" 6'-8" GLASS, METAL
D073 4 A PRIVATE OFFICE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D074 4 A GRANT WRITING SPACE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D075 4 A COUNSELING/NONPROFIT INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D076 4 A COUNSELING/NONPROFIT INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D077 4 A MUSIC CLASSROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D078 4 A LANGUAGE CLASSROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D079 4 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D080 4 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D081 4 A JANITOR CLOSET INT. SINGLE 2'-¢6" 6'-8" SOLID CORE WOOD
D082 4 A STORAGE INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D083 4 C 4TH FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D084 4 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D085 4 B UICC ADMIN OFFICE INT. DOUBLE 4'-10" 6'-8" GLASS, METAL
D086 4 B OFFICE DECK EXT. DOUBLE 5'-91/2" 6'-8" GLASS, METAL
D087 4 B CONFERENCE INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
D088 4 B OFFICE INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
D089 4 B OFFICE INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
D090 4 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D091 4 A DANCE CLASSROOM EXT. SINGLE 3'-0" 6'-8" GLASS, METAL
D092 4 A CHILDREN'S CLASSROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D093 4 A CHILDREN'S CLASSROOM INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D094 5 Cc 5TH FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D095 5 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D096 5 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D097 5 A PHYSICAL THERAPY EXT. SINGLE 3'-0" 6'-8" GLASS, METAL
D098 5 B EXERCISE STUDIO INT. DOUBLE 6'-0" 6'-6" GLASS, METAL
D099 5 A MEN'S LOCKER ROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D100 5 A WOMEN'S LOCKER ROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL
D101 5 A OFFICE INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D102 5 A STORAGE INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D103 5 Cc 5TH FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D104 5 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D105 5 B BALCONY EXT. DOUBLE 5'-91/2" 6'-8" GLASS, METAL
D106 5 B EXERCISE STUDIO INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
D107 5 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD
D108 6 C 6TH FLOOR STAIR ACCESS INT. SINGLE 3'-0" 6'-8" HOLLOW METAL Y SIDE LITE
D109 6 A CLOSET DOOR INT. SINGLE 3'-0" 6'-8" SOLID CORE WOOD

DOOR SCH E DU LE DOOR SCHEDULE NOTES:
1. ALL DOORS SHALL BE EQUIPPED WITH SINGLE EFFORT NON-GRASP
DOOR TYPE OPERATION WIDTH | HEIGHT DOOR MATERIAL | FIRE RATING NOTES HARDW/C\)ISE (SStSJCH AS LEVCI)ElIg{ HANDLES) TSHA$ 1S BET\?VEEN C3)4” ?o 44?” ABOVE THE
Mark  LEVEL | TYPE DESCRIPTION (W) (H) FINISH FLOOR FROM OPERABLE PARTS. (CBC 11B-404.2.7)
D110 6 A CLOSET DOOR INT. SINGLE 3.0 68" SOLID CORE WOOD 2. THE MAXIMUM EFFORT TO OPERATE DOOR SHALL NOT EXCEED 5 LBS. FOR
D111 6 E COLD ROOM INT DOUBLE 5o T HOLLOW METAL INTERIOR AND EXTERIOR DOORS AND 15 LBS FOR FIRE DOORS.(CBC 11B-404.2.9)
D112 6 F KITCHEN INT. DOUBLE 5-0 6-8 HOLLOW METAL 3. PER CBC 2019 SECTION 1010.1.9, EGRESS DOORS SHALL BE READILY
D113 6 F KITCHEN INT. DOUBLE 5'-0" 6'-8" HOLLOW METAL DOUBLE ACTING OPENABLE FROM THE EGRESS SIDE WITHOUT THE USE OF A KEY OR SPECIAL
D114 6 D ROOF DECK EXT. FOLDING | 23'-91/2" | 13'-0" GLASS, METAL KNOWLEDGE OR EFFORT. VERIFY EXISTING DOORS IN FIELD.
D114B |6 B ROOF DECK EXT. DOUBLE 5'-91/2" 13'-0" GLASS, METAL
oriac e B ROOF DECK EXT FOLDING 17912 | 13-0" GLASS. METAL 4. AREADILY VISIBLE DURABLE SIGN POSTED ON THE EGRESS SIDE ON OR
ADJACENT TO THE DOORS STATING: THIS DOOR TO REMAIN LOCKED WHEN
D115 6 A WOMEN'S RESTROOM INT. SINGLE 3'-0" 6-8" HOLLOW METAL BUILDING IS OCCUPIED. THE SIGN SHALL BE IN LETTER 1" HIGH ON A
D116 6 A MEN'S RESTROOM INT. SINGLE 3'-0" 6'-8" HOLLOW METAL CONTRASTING BACKGROUND. REFERENCE 2019 CBC SECTION 1010.1.9.3.
D117 6 A STORAGE INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D118 6 c 6TH FLOOR STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE 5. ALL FRAMES ARE METAL U.ON.
D119 6 B ROOF DECK EXT. DOUBLE 5'-91/2" 6'-8" GLASS, METAL
D120 6 B ROOF DECK EXT. DOUBLE 5'-91/2" 13'-0" GLASS, METAL
D121 6 F MEMBER'S LOUNGE INT. DOUBLE 6'-0" 6'-8" SOLID CORE WOOD |-
D122 6 A WOMEN'S RESTROOM INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D123 6 A MEN'S RESTROOM INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D124 6 A UNISEX RESTROOM INT. SINGLE 2'-6" 6'-8" SOLID CORE WOOD
D125 6 D ROOF DECK EXT. FOLDING |21'-111/2"| 9'-11" GLASS, METAL
D126 6 A COLD ROOM INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DBO1 B1 C B1 STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DB02 B1 A CLOSET DOOR INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DBO03 B1 ROLL UP DOOR ROLL UP 7-0" 10'- 0" METAL
DB03B  |B1 F STORAGE INT. DOUBLE 6'-0" 6'-8" HOLLOW METAL -
DBO4 B1 F TRASH INT. DOUBLE 5-0" 6'-8" HOLLOW METAL
DBO5 B1 C B1 STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DBO06 B1 A COOLER INT. SINGLE 3-0" 6'-8" BY MANUFACTURER
DBO7 B1 A BIKE CAGE INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DBO08 B1 A STORAGE INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DB09 B1 F METER ROOM INT. DOUBLE 5'-0" 6'-8" HOLLOW METAL
DB10 B2MEZZ |C B2.5 STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DB11 B2 MEZZ |A FIRE PUMP ROOM INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB12 B2 MEZZ |A DEHUMIDIFIER INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB13 B2MEZZ |C STORAGE INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DB14 B2 C B2 STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DB15 B2 A CLOSET DOOR INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DB16 B2 A CLOSET DOOR INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DB17 B2 A LAUNDRY INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DB18 B2 A FAMILY CHANGING ROOM INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB19 B2 A MEMBER'S LOCKER ROOM - WOMEN  |INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB20 B2 A MEMBER'S LOCKER ROOM - MEN INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB21 B2 F COURTS INT. DOUBLE 5'-0" 6'-8" HOLLOW METAL
DB22 B2 A POOL INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB23 B2 A EQUIPMENT INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB24 B2 C B2 STAIR ACCESS INT. SINGLE 3-0" 6'-8" HOLLOW METAL Y SIDE LITE
DB25 B2 A CLOSET DOOR INT. SINGLE 3-0" 6'-8" SOLID CORE WOOD
DB26 B2 A MEN'S LOCKER ROOM INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB27 B2 A SAUNA EXT. SINGLE 3-0" 6'-8" GLASS, METAL
DB28 B2 A STEAM ROOM EXT. SINGLE 3-0" 6'-8" GLASS, METAL
DB29 B2 A WOMEN'S LOCKER ROOM INT. SINGLE 3-0" 6'-8" HOLLOW METAL
DB30 B2 A SAUNA EXT. SINGLE 2'-9" 6'-8" GLASS, METAL
DB31 B2 A STEAM ROOM EXT. SINGLE 2'-9" 6'-8" GLASS, METAL
DB32 B2 B POOL INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
DB33 B2 B POOL INT. DOUBLE 5'-10" 6'-8" GLASS, METAL
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PLANNING COMMISSION-MOTONNO-2 13756B0ARD OF
APPEALS — COASTAL ZONE PERMIT

JULY-27;20230ctober 9, 2024

Record No.: 2022-001407CTZ
Project Address: 2700 45" Avenue
Zoning: Neighborhood Commercial, Small Scale (NC-2) Zoning District
Wawona Street and 45th Avenue SUD [ Formatted: Font: Not Italic

100-A Height and Bulk District
Cultural District: Sunset Chinese Cultural District
Block/Lot: 2513/026
Project Sponsor: Dane Bunton
Studio BANAA
2169 Folsom Street, Suite #106
San Francisco, CA 94110
Property Owner: United Irish Cultural Center Inc.
San Francisco, CA 94116
Staff Contact: Gabriela Pantoja - (628) 652-7380
Gabriela.Pantoja@sfgov.org

ADOPTING FINDINGS RELATING TO THE GRANTING OF A COASTAL ZONE PERMIT PURSUANT TO PLANNING CODE
SECTION 330 TO ALLOW THE DEMOLITION OF A TWO-STORY, COMMUNITY FACILITY AND NEW CONSTRUCTION OF
A SIX-STORY-OVER-BASEMENT, 91-FT TALL, MIXED-USE BUILDING (APPROXIMATELY 129,538 SSQUARE FEET)
OPERATED BY THE UNITED IRISH CULTURAL CENTER THAT CONTAINS PUBLIC AND PRIVATE COMMUNITY
FACILITIES, RESTAURANT, BAR, OFFICE, NIGHTTIME ENTERTAINMENT, AND INSTRUCHONAL-INSTITUTIONAL
LAND USES, 54 OFF-STREET PARKING SPACES, TWO CAR SHARE SPACES, 42 CLASS 1 AND 44 CLASS 2 BICYCLE
PARKING SPACES LOCATED AT 2700 45™ AVENUE, BLOCK 2513 LOT 026 WITHIN THE NC-2 (NEIGHBORHOOD
COMMERCIAL, SMALL SCALE) ZONING DISTRICT, WAWONA STREET AND 45™ AVENUE CULTURAL CENTER SPECIAL
USE DISTRICT, AND 100-A HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA
ENVIRONMNETAL QUALITY ACT.

PREAMBLE

On February 18, 2022, Dane Bunton of Studio BANAA (hereinafter "Project Sponsor") filed Application No. 2022-
001407CTZ (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Coastal

Para informacién en Espariol llamar al Para sa impormasyon sa Tagalog tumawagsa  828.652.7550
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Permit Zone to allow the demolition of a two-story, community facility and new construction of a six-story-over-
basement, 91-ft tall, mixed-use building (approximately 129,538 square feet) operated by the United Irish Cultural
Center that contains Public and Private Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment,
and Instructional land uses, 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. (hereinafter “Project”) at 2700 45" Avenue, Block 2513 Lot 026 (hereinafter “Project Site”).

The Project is exempt from the California Environmental Quality Act (‘CEQA”) as an Infill Exemption per CEQA
Guidelines Section 15183.3.

On July 27,2023, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly noticed
public hearing at a regularly scheduled meeting on Coastal Zone Permit Application No. 2022-001407CTZ and -

granted the requested Coastal Zone Permit per Motion No. 21375.

At this same hearing, the Commission considered the proposed Ordinance, on file with the Clerk of the Board File
No. 230505, to create the Wawona Street and 45th Avenue Cultural Center Special Use District (“SUD”) and issued
Conditional Use Authorization No. 2022-001407CUA, Motion No. 21376.

On August 10, 2023, Sunset Parkside Education and Action Committee (SPEAK) appealed the issuance of the
Coastal Zone Permit No. 2022-001407CTZ (Motion No. 21375) to the Board of Appeals.

On December 12,2023, the Board of Supervisors passed the Wawona Street and 45th Avenue Cultural Center SUD
(Ordinance No. 241-23, on file with the Clerk of the Board File No. 230505) to facilitate the redevelopment of the

Irish Cultural Center, subject to certification by the California Coastal Commission (“Coastal Commission”). Fhat
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Similarly, on December 12, 2023, the Board of Supervisors also adopted Resolution No. 571-23, on file with the
Clerk of the Board in File No. 231137. That resolution, which was signed by the Mayor on December 13, 2023
authorized the Director of the Planning Department to transmit Ordinance No. 241-23 to the Coastal Commission
for certification.

Upon transmittal of the City’s L ocal Coastal Program Amendment to the Coastal Commission, Coastal Commission
recommended revisions to the Ordinance No. 241-23, on file with the Clerk of the Board File No. 230505 including
defining principal permitted uses (“PPU”) under the City’s Local Coastal Program for both the Wawona Street and
45" Avenue SpeetatdsebistretSUD and all other zoning districts within the City’s Coastal Zone to specify whether
certain coastal development permitting decisions are appealable to the California Coastal Commission.

On May 2, 2024, the Planning Commission conducted a duly noticed public hearing at a regularly scheduled
meeting to consider the proposed amended prepesed-Ordinance, on file with the Clerk of the Board File No.
240228.

On June 11,2024, the Board of Supervisors passed the amended Wawona Street and 45th Avenue Cultural Center
iatdse-Distre“SUB™SUD and Planning Code Section 330 (Ordinance No. 111-24, on file with the Clerk of

Cy
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the Board File No. 240228). That ordinance, which amended the Planning Code and; Zoning Map-—and-teecat
CoastatProsramt4HEP™- was signed by the Mayor on June 13, 2024,

Similarly, on June 11, 2024, the Board of Supervisors also adopted Resolution No. 303-24, on file with the Clerk of
the Board in File No. 240563. That resolution, which was signed by the Mayor on June 13, 2024, authorized the
Director of the Planning Department to transmit Ordinance No. 111-24 to the Coastal Commission for certification.

The Department transmitted Ordinance No. 111-24 to the Coastal Commission for certification and was deemed
received and complete by the Coastal Commission on June 28, 2024.

On July 11, 2024, the Coastal Commission certified SrdiranreeNe—+ 4—ane-Local Coastal Program (LCP)
ineCodeSection330andadded the WaweraSt
C

Amendment No. LCP-2-SNF-24-0024-1, whichamended-Planning ) e T e e ——_
and-45" Aee-CetttratCenter Spectatdse Bistrietto-the City'stecatCoastat-Prosrarmconsistent with Ordinance
No.111-24.
TIh Dlannin Dopnartrmaont Coammiccinn C rotrar it Crctadian £ D rdc. ¢ ] for D A Il 2000
FrePiaanis-bepartsenttosrrission etarystheCustedmr—et e the e o b
NN1ANTZCT7 i | tad A+ AQ Ty n N Py SN 1400 Can Eramet Califarmt
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The Corarrission-Board of Appeals 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, appellant
Department staff, and other interested parties.

MOVED, that the Cemmissien-Board of Appeals hereby authorizes the Coastal Zone Permit as requested in
Application No. 2022-001407CTZ, subject to the conditions contained in “EXHIBIT B” 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 Cemmissior-Board finds, concludes, and determines as follows:

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

2. Project Description. The proposal is for the demolition of an existing two-story, community facility and
new construction of a six-story-over-basement, 91-ft tall, mixed-use building (approximately 129,538
square feet) operated by the United Irish Cultural Center that contains Public and Private Community
Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Instructional land uses. The proposed
building will contain 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. The Project will improve the pedestrian walkways with new ADA curb ramps, a new bulb-
out at the intersection of Wawona St. and 45th Ave., ADA passenger loading zones, street trees, and Class
2 bicycle parking spaces. A total of three signs will be erected at the site.

3. Site Description and Present Use. The subject property is an approximately 16,250 square foot irregular
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shaped lot located on the west side of 45" Avenue, between Wawona Street and Sloat Boulevard. The lot
at maximum measures 132 feet 6 inches in depth and 125 feet in width and is developed with a two-story
L-shaped building. Developed in 1974, the building is approximately 21,263 square feet in size and is
composed of a library, store, restaurant, bar, member’s lounge, office, ballroom, and social hall. A surface
parking lotis located at the east section of the subject property and contains 12 off-street parking spaces.
Sinceits opening in 1975, the “United Irish Cultural Center” has occupied the existing building and served
the Irish community in San Francisco and the greater Bay Area.
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4. Surrounding Properties and Neighborhood. The subject property is located within the Neighborhood

Commercial, Small Scale (NC-2) Zoning District, Wawona Street and 45th Avenue SUD, 100-A Height and
Bulk District, and Coastal Zone area. The property is located within the Parkside neighborhood, adjacent
to the Lakeshore neighborhood. The immediate neighborhood’s context is predominantly mixed in
character with one-to-three story residential and commercial developments. Immediately to the south of
the subject property is a vacant parking lot and a one-story restaurant, Java Beach Café, to the east are
four three-story multi-unit residential buildings, and to the southeast is a two-story motel. Across the
street of the subject property is 2700 Sloat Blvd., the current home of the Sloat Garden Center. Other
zoning districts in the vicinity of the subject property include RH-1 (Residential-House, One-Family), RM-2
(Residential-Mixed, Moderate Density), and P (Public) Zoning Districts.

The Project is located within the boundaries of the Sunset Chinese Cultural District, which was established
in July 2021. The Sunset Chinese Cultural District’s mission is to recognize the neighborhood’s history,
preserve the legacy and traditions uniquely born in the Sunset, recognize and memorialize the Chinese
American experience, and preserve and increase the depth and impact of the Chinese American legacy in
San Francisco. Currently, this Cultural District does not include any land use regulations that apply to the
Project.

Public Outreach and Comments. Prior to the submittal of the listed applications, the Project Sponsors
conducted a Pre-Application Meeting on August 4, 2021, and subsequently held a kick-off meeting on
August 28, 2021. Both meetings were well attended. Since the kick-off meeting, the Sponsors have
continued to provide community members with Project updates viaa monthly newsletter and a dedicated
website. Over 200 community members have already expressed support for the proposed development
including Cub Scout Pack 0108, The Kennelly and Michael Dillon Schools of Irish Dance, SF Connaught
Social and Athletic Club, and District 4 Board of Supervisor, Joel Engardio. Fe-datethe-Bepartrment-has

Aot ivad e rracaondan jn annacitian af b Deninet
ROt eaah FesSpehteheeH-opposStof-orther-rofect

Local Coastal Plan Compliance. Pursuant to Planning Code Section 330, the Project is consistent with the

1.

amended LCP as certified by the Coastal Commission under LCP Amendment No. LCP-2-SNF-24-0024-1
including the Western Shoreline Area Plan (Land Use Plan) and the applicable provisions of the Planning
Code Esde-Seetien336-(Implementation Plan).

Planning Code Compliance. The Cerrrrissien-Board finds that the Project is consistent with the relevant
applicable provisions of the Planning Code in the following manner:

A. _Use. Pursuant to Planning Code Section 249.96, Wawona Street: and 45" Avenue: Cultural Center
SUD, General Office, Institutional Uses, Retail Sales and Service Uses, and Nighttime

) W J UJ

Entertainment are principally permitted at all floors. ( Formatted: Font: Bold
The Project will comply with this requirement. The Project proposes the construction of a six-story-+—{ Formatted: Font: Italic
over-basement, mixed-use building (United Irish Cultural Center) that contains Public and Private [Formatted: Indent: Left: 1"
Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Institutrsetional land
uses. [Formatted: Font: Bold

B. Floor Area Ratio. Planning Code Section 124 permits a Floor Area Ratio (FAR) of 2.5 to 1 for non-
residential uses within the NC-2 Zoning District. ( Formatted: Font: Bold, Italic
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The proposed development will have ar FAR of 6.7. The Project was granted_an exception via g+

Formatted: Font: Italic

Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona St. and 45" Avenue: B

Formatted: Font: Italic

Cultural Center SUD,(Section 249.96), which allows a maximum FAR of 7.0 to 1.

RearYard. Planning Code Section 134 requires a minimum rear yard at the second story and above+

for a depth equal to 25 percent of the total depth of the lot, but in no case less than 15 feet within
the NC-2 Zoning District.

The Project will provide a 15-foot rear yard at the third story and above. The Project was granted an+

(
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{
(
(

Formatted: Indent: Left: 1"
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exception via a Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona Street:

| Formatted: Indent: Left: 1"

(
[ Formatted
(

U

and 45" Avenue: Cultural Center SUD (Section 249.96).

Transportation Demand Management (TDM) Plan. Pursuant to Planning Code Section 169

249.46, and the TDM Program Standards, the Project shall finalize a TDM Plan prior Planning
Department approval of the first Building Permit or Site Permit. As currently proposed, the Project
must achieve 31 percent of a target of 29 points, or 9 points.

As currently proposed, the Project will achieve its required 9 points through the following TDM

[Formatted: Font: Italic

measures:

e Bicycle Parking (Option A) —

Bicycle Repair Station

Car-share Parking (Option A)

Delivery Support Amenities

Multimodal Wayfinding Signage

e Real Time Transportation Displays

e Tailored Transportation Marketing Services (Option B)

<

Height. Planning Code Section 260 requires that all structures be no taller than the heighra_\

prescribed in the subject height and bulk district. The proposed Project is located in a 100-A

[ Formatted: Space After: 0 pt, Line spacing: single

[Formatted: Font: Not Bold

N {Formatted: Indent: Left: 1.25", Space After: 0 pt, Line

spacing: single, No bullets or numbering

Height and Bulk District, which limits height atto 100 feet.

The Project wilt compliesy with this requirement. The proposed six-story-over-basement building+
witkbels approximately 91 feet in height.

Bulk. Planning Code Section 270 requires that properties located with Bulk District “A” above 40—
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feetin height measure a maximum length of 100 feet and a maximum diagonal length of 125.

6.———The proposed development will have a maximum length of 130 feet and a maximum<———

diagonallength of 176 for any building massing above 40 feet. The Project was granted an exception
from Bulk via a Conditional Use Authorization (Motion No. 21376) pursuant to the Wawona Street:
and 45" Avenue- Cultural Center SUD (Section 249.96), which allows a maximum length of 130 feet
and a maximum diagonal length of 176 feet for any building massing above 40 feet.
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7-8.General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

Goals, Objectives, and Policies

GOAL 5. PROMOTE NEIGHBORHOODS THAT ARE WELL-CONNECTED, HEALTHY, AND RICH
WITH COMMUNITY CULTURE.

ELEVATE EXPRESSION OF CULTURAL IDENTITIES THROUGH THE DESIGN OF ACTIVE AND
ENGAGING NEIGHBORHOOD BUILDINGS AND SPACES.

Policy 37

Facilitate neighborhoods where proximity to daily needs and high-quality community services and
amenities promotes social connections, supports caregivers, reduces the need for private auto travel, and
advances healthy activities

Objectives and Policies

ASSURE THAT NEIGHBORHOOD RESIDENTS HAVE ACCESS TO NEEDED SERVICES AND A FOCUS
FOR NEIGHBORHOOD ACTIVITIES.

Policy 3.1
Provide neighborhood centers in areas lacking adequate community facilities.

Policy 3.3
Develop centers to serve an identifiable neighborhood.

Policy 3.4
Locate neighborhood centers so they are easily accessible and near the natural center of activity.

Policy 3.5

Develop neighborhood centers that are multipurpose in character, attractive in design, secure and
comfortable, and inherently flexible in meeting the current and changing needs of the neighborhood
served.

Policy 3.6
Base priority for the development of neighborhood centers on relative need.

San Franci
Plahning
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Policy 3.8
Provide neighborhood centers with a network of links to other neighborhood and citywide services.

Objectives and Policies

MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE TOTAL CITY
LIVING AND WORKING ENVIRONMENT.

Policy 1.1
Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences that cannot be
mitigated.

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.

Policy 2.3
Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as a firm
location.

PROVIDE EXPANDED EMPLOYMENT OPPORTUNITIES FOR CITY RESIDENTS, PARTICULARLY
THE UNEMPLOYED AND ECONOMICALLY DISADVANTAGED.

Policy 3.1

Promote the attraction, retention and expansion of commercial and industrial firms which provide
employment improvement opportunities for unskilled and semi-skilled workers.

Policy 3.2

Promote measures designed to increase the number of San Francisco jobs held by San Francisco
residents.

Objectives and Policies

MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, THE
RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

San Francisco
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POLICY 3.3
Promote efforts to achieve high quality of design for buildings to be constructed at prominent
locations.

IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL SAFETY,
COMFORT, PRIDE AND OPPORTUNITY.

POLICY 4.12
Install, promote and maintain landscaping in public and private areas.

Objectives and Policies

IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

POLICY 25.2
Maintain and expand the planting of street trees and the infrastructure to support them.

POLICY 25.4
Preserve pedestrian-oriented building frontages

WESTERN SHORELINE AREA PLAN

TRANSPORTATION AND ACCESS

OBJECTIVE 1
IMPROVE PUBLIC TRANSIT ACCESS TO THE COAST.

Policy 1.2
Provide transit connections amongst the important coastal recreational destinations.

Policy 1.4
Provide incentives for transit usage.

OCEAN BEACH

OBJECTIVE 6
MAINTAIN AND ENHANCE THE RECREATIONAL USE OF SAN FRANCISCO'S OCEAN BEACH-
SHORELINE.

Policy 6.1
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Continue Ocean Beach as a natural beach area for public recreation.

Policy 6.5
Enhance the enjoyment of visitors to Ocean Beach by providing convenient visitor-oriented services,*
including take-out food facilities.

[Formatted: Indent: Left: 0.5"

[ Formatted: Font color: Custom Color(RGB(13,13,13))

Objectives and Policies

PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE
COASTAL ZONE AREA.

Policy 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide goods
and services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

On balance, the Project is consistent with the Objectives and Policies of the General Plan and the Western
Shoreline Area Plan. The Project will develop a state-of-the-art community facility for San Francisco’s Irish
population and larger community. As one of the few community facilities on the west side of the City, the new
and improved community facility, operated by the United Irish Cultural Center, will continue to serve as a
center that enhances the lives of its community members by providing a space for informal activities and
programs related to recreation, education and civic concerns of all age groups. While the center’s
programming will have a focus on preserving and reflecting the history of Irish community, the center will
continue to enhance the community life of Outer Sunset residents by providing a space for all reactional,
educational, and civic activities. Having served the community for more than 45 years, the United Irish
Cultural Center, a non-profit organization, is a proven manager and operator of a large community facility.

The Project will also expand the existing community facility’s ability to serve the neighborhood with
additional neighborhood serving retail use opportunities, job opportunities, and business opportunities.
Additionally, the Project will reinforce and enhance the nearby neighborhood serving commercial corridor
by introducing additional patrons to the area_and nearby Ocean Beach. The Project will not significantly
impeetaffect the enjoyment of the adjacent recreation areas or parks including Ocean Beach. -

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building will incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop
that represents the four provinces of Ireland. As a prominent high-quality design, the new community facility
will serve as a new visual focal point that marks the presence of the Irish community in San Francisco and
the greater Bay Area. The Project will also beautify the immediately adjacent public right of way with
improved pedestrian walkways that include new ADA curb ramps, street trees, and bicycle parking spaces.

Located within proximity to public transportation, the Project is not expected to impede public

transportation, vehicle traffic patterns, or overburden the neighborhood’s existing on-street parking
availability. The subject property is located less than a block from the 18 and 23 bus lines and less than a
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quarter mile from L-Muni line. Additionally, the Project will contain 54 off-street parking spaces and two car
share spaces at the basement level of the subject building. On-street passenger and freight loading will also
be provided along both 45th Avenue: and Wawona Street. The Project will also implement a Transportation
Demand Management (TDM) plan that intends to decrease the number of single occupancy vehicle trips,

and the pressures they add to San Francisco’s limited public streets and rights-of-ways. The TDM plan

includes providing real time transportation information displays at the site, multimodal wayfinding signage.

tailored marketing and communication campaigns for employees and attendees of the site and improving

walking conditions in the immediate public right-of~way.

8:9.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 complies with said policies in that:

A
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That existing neighborhood-serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses be enhanced.

The Project will not remove or displace an existing neighborhood serving retail uses. The Project site
is currently and will continue to be occupied by a community facility (United Irish Cultural Center).
The Project will, however, enhance and provide neighborhood serving retail use opportunities, job
opportunities, and business opportunities to the residents of the neighborhood. Furthermore, the
Project will introduce new patrons to the area, and therefore, strengthen the customer base of
existing retail uses and contribute to the demand for new retail uses serving the area.

That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.

The Project will conserve and protect the existing housing and neighborhood character, including
the cultural and economic diversity of the neighborhood. The Project will maintain and help grow
the presence of the United Irish Cultural Center within the Outer Sunset and Parkside neighborhoods
by demolishing an existing two-story, community facility building and constructing a six-story-over-
basement, mixed-use building with private and public community facilities, bar, restaurant, office,
nighttime entertainment, and instructional uses. Additionally, the Project will reinforce and enhance
the nearby neighborhood serving commercial corridor by introducing additional patrons to the
area.

Reflecting the history and aspirations of the Irish community, the proposed building will incorporate
elements of the Irish culture including blue Kilkenny limestone and a rooftop that represents the four
provinces of Ireland. As a prominent high-quality design, the new community facility will serve as a
new visual focal point that marks the presence of the Irish community in San Francisco and the
greater Bay Area while respecting the scale and form of the surrounding neighborhood.

That the City's supply of affordable housing be preserved and enhanced,

The Project does not exrertliypessessinclude any existing affordable housing.

That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking.
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The Project is not expected to impede public transportation, vehicle traffic patterns, or overburden
the immediate neighborhood’s existing on-street parking availability; the Project site is well served
by public transportation. The subject property is located less than a block from the 18 and 23 bus
lines and less than a quarter mile from L-Muni line. Additionally, the Project will contain 54 off-street
parking spaces and two car share spaces at the basement level of the subject building. On-street
passenger and freight loading will be provided along both 45" Ave. and Wawona Street.

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 sectors due to a commercial office development
and will not affect residents” employment and ownership opportunities of industrial and service
sector. Rather, the Project will increase the future employment and ownership opportunities. The
Project will demolish a two-story, community facility building and construct a much larger mixed-
use building that includes private and public community facilities, restaurant, bar, office, nighttime
entertainment, and instructional uses.

That the City achieve the greatest possible preparedness to protect against injury and loss of life
in an earthquake.

The Project will be designed and constructed to conform to the structural and seismic safety
requirements of the Building Code. As such, this Project will improve the property’s ability to
withstand an earthquake.

That landmarks and historic buildings be preserved.

Currently, the Project Site does not contain any City Landmarks or historic buildings.

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

The Project will create a new shadow on the San Francisco Zoo which is under the jurisdiction of the
Recreation and Park Department. However, the amount of net new shadow cast onto the Zoo as a
result of the Project will not be significant or adverse to the enjoyment of the park.

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.

16:11.

The Semraissien-Board hereby finds that approval of the Coastal Zone Permit would promote the

health, safety, and welfare of the City.
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public hearings, and all other written

DECISION

Commission-Board at the

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

the Commissten-Board hereb

No. 2022-001407CTZ on October 9, 2024, subject to the following conditions attached hereto as “EXHIBIT B” in
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EXHIBIT B

Authorization

This authorization is for a coastal zone permit to allow the demolition of an existing two-story, community facility
and new construction of a six-story-over-basement, mixed-use building (approximately 129,538 square feet) to be
operated by the United Irish Cultural Center that contains Public and Private Community Facilities, Restaurant,
Bar, Office, Nighttime Entertainment, and Instructional land uses pursuant to Planning Code Sections 249.96, 303,
and 330 within the NC-2 District, Wawona Street and 45" Avenue Cultural Center SpeciatbsebistrietSUD, and a
100-A Height and Bulk District; in general conformance with plans, dated July 18,2023, and stamped “EXHIBIT C”
included in the docket for Record No. 2022-001407CTZ and subject to conditions of approval reviewed and
approved by the Commission on July 27, 2023 under Motion No. 21376. 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 PlarringCommissienBoard of Appeals on July 17,

2024 ’7' 2022 inAnr Matine N 1 C
LYLT. T 0

LIS AL By LA AuAS B B AS aen o

Printing of Conditions of Approval on Plans

The conditions of approval under the “Exhibit B” of this Plarrire-CommisstonMetionNe—24375approval 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 Coastal Zone Permit 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 Plarning-Cormrrissior-approvat-ef-a new Coastal Zone

Permit.

San Francisco


http://www.sf-planning.org/info

MeotienNe21375Board of Appeals - Coastal Zone Permit RECORD NO. 2022-001407CTZ
October 93uly-, 2024272623 2700 45" Avenue

CONDITIONS OF APPROVAL; COMPLIANGE;
MONHTORING AND-REPORTING

Performance

1.

Validity. The authorization and right vested by virtue of this action is valid for three (3) years from the date
sree e tede o ameseme St et R e p s hdi e e hesermeebserseot approva
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 628.652.7463,
www.sfplanning.org

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 ﬂllng aﬂ—aﬁﬁ%aﬂeﬁ—fef—aﬂ—a#@ﬁd—meﬂ{—%e

treatetratitrerizatior-era nevvapphcat\onfor/-\uthorlzatlon Skettethepr Aseraecks e
nd A [HEVNES b +h Anlicat! tha C lon 1l Adiiot m.h\‘ I2Y ring in ordar +
arecheechretowitheaw-thep W.LUWH Attt FAtisson-shat-coretetapublic Rearnetrorders
H i H o A\ o
o

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

4-3.Extension. AH-The time limits in the preceding threetwe-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 628.652.7463,
www.sfplanning.org

PlARRINg
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New public comment received since the hearing on July 17, 2024



From: Stephen Gorski

To: BoardofAppeals (PAB)
Subject: SPEAK'S Appeal of Coastal Permit for 2700 45th Avenue: APPEAL#-23-0352700
Date: Tuesday, October 1, 2024 11:41:47 AM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Hearing date: 10/09/24@5pm

Subject: STRONGLY SUPPORTING Appeal 23-035 2700 45th Ave.
Commissioners:

I strongly support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue, because
the permit and application fail to conform with the San Francisco Local Coastal Program for
many reasons including:

¢ The 6-story over 3-story below grade entertainment/cultural center will dominate the
neighborhood.

o The dark grey slate facade is not compatible with materials, textures and colors of
nearby structures.

¢ The entertainment/cultural center will attract a major part of its clientele from outside
the Sunset/Parkside district and is not primarily intended to serve neighborhood
residents.

In addition, I oppose this project because:

¢ The pending ballot proposition to close the Great Highway 24/7coupled with pandas
coming to the Zoo will create a traffic nightmare. If Proposition K passes, there will be
only one main route into and out of the entertainment/cultural center.

o The below grade aquatic center built on sand raises earthquake safety concerns. The
Geotechnical Report states that the building is subject to strong earthquake shaking.

o The Geotechnical Report also raises flooding concerns for the aquatic center on the B-2
level with free groundwater encountered in the boring at a depth of 21 feet below grade.

o Parking will be difficult to find since the 2700 Project does not include adequate spaces
for a six story structure; the zoo visitors will overwhelm the area seeking parking
leaving residents unable to park near their residences.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit
Sincerely,
Stephen J. Gorski, D4 resident and voter for nearly 45 years

Sent from my iPad


mailto:sjgorskilaw@gmail.com
mailto:boardofappeals@sfgov.org

From: Purple Carrot

To: BoardofAppeals (PAB)
Subject: Appeal 23-035 2700 45 Avenue
Date: Tuesday, October 1, 2024 11:56:27 AM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

I strongly support the appeal of Coastal Zone Permit of 2700 45 Avenue for many reasons.

.. The slate and glass building does not conform to the architecture of the neighborhood or
comply in any way with the mandates of the Coastal Commission. The underground water at
21 feet deep and different depths will be disturbed by an garage and swimming pools. Each of
the 2 underground levels could easily be 12 feet,total depth easily 25 or more feet.No known
inspections of nearby buildings. This venue is most definitely for people outside of the
neighborhood. This Center has never had any meetings with the residents nearby.If they say
they have ,they are lieing or the meetings were with only members of their group.l am less
than 1 bock away and walk or drive by their center almost every day.This is to be a members
club.No doubly expensive,since the cost of the building has said to be $74 million.Street
parking will be taken away with loading zones and numerous entrances to their garage.The
exclusive actions of this group ate obvious. They gave Breed an award,not 1 Asian person was
there .The neighborhood is at least 60% Asian.Only 1 black person was there ,a photographer.
There was a flea market upstairs in the building. Not 1 sign was outside the building. With
the pandas,possibility of closing the Great Highway this project will create chaos to the
neighborhood. What insurance company would insure this?Many have left California.
Reguards,Susan Fohs


mailto:yellowsunrose8@gmail.com
mailto:boardofappeals@sfgov.org

From: Judi Gorski

To: BoardofAppeals (PAB)

Subject: Public Comment Strongly Supporting SPEAK’s Appeal 23-035?0f the Coastal Zone Permit for 2700 45th Avenue,
San Francisco - Hearing: Wednesday, October 9, 2024, 5 pm, City Hall, Room 416.

Date: Tuesday, October 1, 2024 11:59:01 AM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

To: Board of Appeals boardofappeals@sfgov.org

From: Judi Gorski judigorski@gmail.com

Date: October 1, 2024

Re:  Public Comment Strongly Supporting SPEAK’s Appeal 23-035 of the Coastal Zone
Permit for 2700 45th Avenue, San Francisco - Hearing: Wednesday, October 9, 2024, 5 pm,
City Hall, Room 416

Commissioners:

I am a San Francisco resident living within a few blocks of the proposed building. I strongly
support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue, because the permit
and application fail to conform with the San Francisco Local Coastal Program for many
reasons including:

o The 6-story over 3-story below grade entertainment/cultural center will dominate the
neighborhood.

o The dark grey slate facade is not compatible with materials, textures and colors of
nearby structures.

o The entertainment/cultural center will attract a major part of its clientele from outside
the Sunset/Parkside district and is not primarily intended to serve neighborhood
residents.

In addition, I oppose this project because:

o The pending ballot proposition to close the Great Highway 24/7coupled with pandas
coming to the Zoo will create a traffic nightmare. If Proposition K passes, there will be
only one main route into and out of the entertainment/cultural center.

e The below grade aquatic center built on sand raises earthquake safety concerns. The
Geotechnical Report states that the building is subject to strong earthquake shaking.

o The Geotechnical Report also raises flooding concerns for the aquatic center on the B-2
level with free groundwater encountered in the boring at a depth of 21 feet below grade.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.
Respectfully submitted,

Judi Gorski, San Francisco Resident for 45+ years, District 4


mailto:judigorski@gmail.com
mailto:boardofappeals@sfgov.org

From: Firefly8

To: BoardofAppeals (PAB)
Subject: Support Appeal #23-035, 2700 45 Avenue
Date: Tuesday, October 1, 2024 12:14:28 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

The architecture of the new Cultural Center on 45/Wawoma as it is said to be called is
absolutely not consistent with the neighborhood,consisting of 1 and 2 story homes and a few
small apartment buildings. This is against the rules of Coastal Commission. The venue of 800
persons with only 54 parking spots will overrun the neighborhood.People are not going to
take muni in tuxedos or bridesmaid outfits.The planned rooftop restaurant will have a veiv of
low income housing. The noise from this will absolutely disturb the neighborhood. The small
apartment buildings p on


mailto:sunsetaqua8@gmail.com
mailto:boardofappeals@sfgov.org

From: Purple Cosmos

To: BoardofAppeals (PAB)
Subject: Appeal 23-035 2700 45 Avenue
Date: Tuesday, October 1, 2024 6:41:32 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

The proposed building replacing the United Irish Cultural Center does not conform to the
architecture of the neighborhood. The materials and size do not conform to the rules of the
Coastal Commission. The underground water occurs at 21 feet.The garage and swimming
pools are most definitely going to be deeper than 21 feet.This building does not serve the
neighborhood in any way.The cost to use an area of a $74 million dollar building is out of
the reach of the small groups currently using the building. As advertised the building will
hold events for 800 people.About 54 parking spots will be provided .That is absurd. The
parking along Sloat is heavily used by visitors to the zoo.When the Pandas are here I have
read 1 million visitors will be here.Constuction vibrations and huge construction vehicles
will take away much of the parking for years.The plans include building up to the small
apartment buildings on the same block.This project will most likely make them unlivable
because of the noise and lights. The planned rooftop restaurant will have a veiw of low
income housing proposed at 2700 Sloat.There are no known inspections of any of the
buildings on the same block which includes a cafe,pizza place,4 small apartment buildings
and motel.I strongly support this appeal.thank you Susan Wolff.


mailto:cistus13575@gmail.com
mailto:boardofappeals@sfgov.org

From: Tony Villa

To: BoardofAppeals (PAB)
Subject: STRONGLY SUPPORTING Appeal 23-035 2700 45th Ave.
Date: Wednesday, October 2, 2024 12:47:32 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Commissioners:

I strongly support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue, because the permit and
application fail to conform with the San Francisco Local Coastal Program for many reasons including:

e The 6-story over 3-story below grade entertainment/cultural center will dominate the neighborhood.
e The dark grey slate facade is not compatible with materials, textures and colors of nearby structures.

e The entertainment/cultural center will attract a major part of its clientele from outside the Sunset/Parkside
district and is not primarily intended to serve neighborhood residents.

In addition, I oppose this project because:

e The pending ballot proposition to close the Great Highway 24/7coupled with pandas coming to the Zoo
will create a traffic nightmare. If Proposition K passes, there will be only one main route into and out of
the entertainment/cultural center.

e The below grade aquatic center built on sand raises earthquake safety concerns. The Geotechnical Report
states that the building is subject to strong earthquake shaking.

e The Geotechnical Report also raises flooding concerns for the aquatic center on the B-2 level with free
groundwater encountered in the boring at a depth of 21 feet below grade.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.
Sincerely,
Anthony Villa

D4 resident


mailto:tvobsf@gmail.com
mailto:boardofappeals@sfgov.org

From: Kathy Howard

To: BoardofAppeals (PAB)
Subject: In support of the Appeal 23-035 2700 45th Ave.
Date: Wednesday, October 2, 2024 2:59:54 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Dear Commissioners:

I am writing in support of SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue. The
permit and application fail to conform with the San Francisco Local Coastal Program for many
reasons including:

The 6-story over 3-story below grade entertainment/cultural center will dominate the
neighborhood.

e The dark grey slate facade is not compatible with materials, textures and colors of nearby
structures.

e The entertainment/cultural center will attract a major part of its clientele from outside the
Sunset/Parkside district and is not primarily intended to serve neighborhood residents.
In addition, | oppose this project because:

e The pending ballot proposition to close the Great Highway 24/7coupled with pandas coming
to the Zoo will create a traffic nightmare. If Proposition K passes, there will be only one main
route into and out of the entertainment/cultural center.

e The below grade aquatic center built on sand raises earthquake safety concerns. The
Geotechnical Report states that the building is subject to strong earthquake shaking.
e The Geotechnical Report also raises flooding concerns for the aquatic center on the B-2 level
with free groundwater encountered in the boring at a depth of 21 feet below grade.
Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.

Sincerely,
Katherine Howard


mailto:kathyhoward@earthlink.net
mailto:boardofappeals@sfgov.org

From: 1] Hollingsworth

To: BoardofAppeals (PAB)
Subject: 2700 45th Avenue
Date: Wednesday, October 2, 2024 6:23:04 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Commissioners:

I strongly support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue,
because the permit and application fail to conform with the San Francisco Local Coastal
Program for many reasons including:

e The 6-story over 3-story below grade entertainment/cultural center will dominate the
neighborhood.

o The dark grey slate facade is not compatible with materials, textures and colors of
nearby structures.

¢ The entertainment/cultural center will attract a major part of its clientele from outside
the Sunset/Parkside district and is not primarily intended to serve neighborhood
residents.

In addition, I oppose this project because:

e The pending ballot proposition to close the Great Highway 24/7coupled with pandas
coming to the Zoo will create a traffic nightmare. If Proposition K passes, there will
be only one main route into and out of the entertainment/cultural center.

o The below grade aquatic center built on sand raises earthquake safety concerns. The
Geotechnical Report states that the building is subject to strong earthquake shaking.

o The Geotechnical Report also raises flooding concerns for the aquatic center on the B-
2 level with free groundwater encountered in the boring at a depth of 21 feet below
grade.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.
Sincerely,
Judy Hollingsworth

1498 24th Ave, 94122



mailto:fortehouse1498@gmail.com
mailto:boardofappeals@sfgov.org

From: Steve Ward

To: BoardofAppeals (PAB)
Subject: Fw: SUPPORTING Appeal 23-035 2700 45th Ave
Date: Friday, October 4, 2024 11:51:51 AM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

----- Forwarded Message -----

From: Steve Ward <seaward94133@yahoo.com>

To: boardofappeals@sfgov.org <boardofappeals@sfgov.org>
Sent: Thursday, October 3, 2024 at 12:37:12 PM PDT
Subject: SUPPORTING Appeal 23-035 2700 45th Ave

Commissioners ..What an awful precedent allowing this permit to succeed would be
for the greater Sunset, Golden Gate Hts. and Richmond districts and all of San
Francisco for that matter. What effect will this cause on the surrounding property
values cast in its shadow, on local parking congestion, and carbon monoxide lode
locally? The way those properties could regain lost value is to go high leading the way
for a Long Beach development up and down the Great Highway. Next ? Enclose
Golden Gate park like new York.

Because of disgustingly conspicuous developer influenced politicians | am voting for a
republican the first time ever in fifty years.

| strongly support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue,
because the permit and application fail to conform with the San Francisco Local
Coastal Program for many reasons including:

e The 6-story over 3-story below grade entertainment/cultural center will dominate
the neighborhood.

e The dark grey slate facade is not compatible with materials, textures and colors
of nearby structures.

e The entertainment/cultural center will attract a major part of its clientele from
outside the Sunset/Parkside district and is not primarily intended to serve
neighborhood residents.

In addition, | oppose this project because:

e The pending ballot proposition to close the Great Highway 24/7 coupled with
pandas coming to the Zoo will create a traffic nightmare. If Proposition K
passes, there will be only one main route into and out of the
entertainment/cultural center.


mailto:seaward94133@yahoo.com
mailto:boardofappeals@sfgov.org

The below grade aquatic center built on sand raises earthquake safety
concerns. The Geotechnical Report states that the building is subject to strong
earthquake shaking.

e The Geotechnical Report also raises flooding concerns for the aquatic center on
the B-2 level with free groundwater encountered in the boring at a depth of 21
feet below grade.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.

Sincerely,
Steve Ward
La Playa Village Council Member



From: RedSky

To: BoardofAppeals (PAB)
Subject: Strong support of 23-035, 2700 45 Avenue
Date: Thursday, October 3, 2024 2:34:19 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Simply put, the underground water is at 21 feet and can vary.Digging garages and pools on
this site is dangerous and highly likely to cause damage to surrounding homes and
businesses. NI cannot imagine any insurance company will insure this project.

Beth Baker.


mailto:silversaturn88@gmail.com
mailto:boardofappeals@sfgov.org

From: Kathy Hirzel

To: BoardofAppeals (PAB)
Subject: STRONGLY SUPPORTING Appeal 23-035 2700 45th Ave.
Date: Thursday, October 3, 2024 2:36:44 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Commissioners:

The Planning Department has taken over a year to convince the Coastal Commission to certify
a minor amendment addition to the implementation plan of the Local Coastal Program. This
minor amendment fails to cure the inconsistency of the coastal zone permit application with
the Local Coastal Program. For this coastal zone permit application and the project to become
consistent with the Local Coastal Program, this would require changing the language in many
sections of both the LCP implementation plan and the LCP land use plan/Western Shoreline
Area Plan. Because the Planning Department has not wanted to engage in the required
transparent public process under the Coastal Act for a major update to the Local Coastal
Program, Planning is trying to sell the Board of Appeals that this minor LCP amendment fixes
the substantial lack of consistency with the Local Coastal Program.

Please uphold SPEAK's appeal and deny the coastal zone permit for this project.

Sincerely,
Kathy Hirzel


mailto:xxkrhxx@hotmail.com
mailto:boardofappeals@sfgov.org

From: Laura Ehlert

To: BoardofAppeals (PAB)
Subject: STRONGLY SUPPORTING Appeal 23-035 2700 45th Ave.
Date: Thursday, October 3, 2024 4:41:36 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

Commissioners:

I strongly support SPEAK's appeal of the Coastal Zone Permit for 2700 45th Avenue, because
the permit and application fail to conform with the San Francisco Local Coastal Program for
many reasons including:

e The 6-story over 3-story below grade entertainment/cultural center will dominate the
neighborhood.

o The dark grey slate facade is not compatible with materials, textures and colors of
nearby structures.

o The entertainment/cultural center will attract a major part of its clientele from outside
the Sunset/Parkside district and is not primarily intended to serve neighborhood
residents.

In addition, I oppose this project because:

o The pending ballot proposition to close the Great Highway 24/7 coupled with pandas
coming to the Zoo will create a traffic nightmare. If Proposition K passes, there will be
only one main route into and out of the entertainment/cultural center.

o The below grade aquatic center built on sand raises earthquake safety concerns. The
Geotechnical Report states that the building is subject to strong earthquake shaking.

¢ The Geotechnical Report also raises flooding concerns for the aquatic center on the B-2
level with free groundwater encountered in the boring at a depth of 21 feet below grade.

Please uphold SPEAK's appeal and deny the Coastal Zone Permit for this project.
Sincerely,
Laura Ehlert

Sent from my iPad
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From: tsarchaia@gmail.com <tsarchaia@gmail.com>
Sent: Thursday, October 3, 2024 4:27 PM
To: boardofappeals@sfgov.org

Cc: 'aeboken' <aeboken@gmail.com>
Subject: In support of appeal23-035 2700 45th

Dear Commissioners-

As an independent licensed Architect and Master Planner and LEED AP of several
decades, in my professional opinion, an appeal of this project is necessary and should be
granted to insure the following: 1) that the project be properly scaled for several reasons
and better grafted into the site with livability needs of adjacent residential neighbors made
much more compatible. (2) the proposed project should better reflect the Design realities
of our current Global Warming crisis and best practicepriniclpes.

Let’s first talk about project economics: Make no mistake about this building being an
overly aggressive but also a super lucrative Commercial strategy with its proximity and
symbiotic economic relationship to the Zoo across Sloat street. The idea is not the
problem: it’s the scale of operation. This should be self-evident from the rendering tells us
this is a Darth Vader inspired design imposing its will on the context. And lets face: a
restaurant and bar on the roof above a better scale 4 story building is the same gold mine
than one above the 6 floor. Is a swimming pool dominated by the event attendees and has
that been vetted with the community? This is a vast and radical difference change of use
and loss of community services offered by the present owners, UICC.

The transportation factors: the additional car traffic that will be generated by a 110,000 GSF
comprised od Assembly uses A-1 through A-4 s generate highest number of occupants of
all code occupancies. This is an overconcentration of population and overreach for this
site’s’ capacity and directly adjacent uses. This venue adds 52 parking spaces but doesn’t
acknowledge that kids are playing in the vicinity of its parking ingress /egress. If the
Property were located directly of Sloat this would not be a problem.

Last in the first category of scale, this west side of this City is completely snarled with car
traffic because of its failure to offer both public transit options and innovation that are
found in Oslo, Paris or Madrid. These example recognize regional circulation needs
simultaneously with local human-centric qualities. Adding this much more parking to make
things even worse. It doesn’t have to be this way. The City needs to think less parochially.
And if this project’ parking load were considerably reduce with more reliance on the Muni
line, this is a far better alternative.
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The second category of contesting the common sense of this proposed building from a
Global Warming best practices perspective, | would say that not only three stories below
grade in this sandy soil in such close proximity to fragile residential structures, in such
close to the receding Ocean Beach is not just unprecedented: it is also the 3 stories below

grade made entirely out of concrete, unarguably the most deleterious building material by
far to accelerating global warming. This is extremely unwise:

Think about this for a minute: a pit would be dug and shored next to residential structures
for 3 below-grade levels, built with massive quantities of concrete. It is disproportionately
jacking sky high the cost of this proposed building and the developer’s pro-forma. This
underground design must be curtailed because we architects know GWP is a game of

curtaining concrete and building above grade with the new Type 4 construction methods.
GWP metric have not just been recently mandated as of July, but they still don’t say what

professional know: we are way behind in bending the rise in the earth’s temperature. ( see
attached CO2 graph)

This rise in the earth’s temperature is scientifically tied to wildfires in California, hurricanes
in North Carolins to Texas and rising ocean levels: in this particular case less than a
football field away from this proposed site.. This rising sea level could be at the door step of
this very projects doors in a matter of decades. Then how does this affect 3 levels below
grade? | would recommend only one level below grade.

On top of this below grade Commercial venture, the stories above grade must similarly be
From a Global warming best practice, notin Types 1-2 (Concrete) or Type 3 (steel,
recyclable but not renewable) but in type 4 which is sustainable, renewable and proven to

be less expensive than the other alternatives. Additionally, Type 4 with new revisions within

this code category can now accommodate_higher occupant loads associated with the

proposed Assembly Uses (A-1 -4) for this commercially proposed project.

The usual developer push back to the Global warming argument is that, ”it doesn’t pencil

out”. But this argument in the case of the unprecedented depth of three stories below

grade, that is crazy expensive, and at the risk of greater environmental calamities we see
each day, just doesn’t hold up. On top of that literally and figuaratively, with a lighter 4
Stories of Type 4 Engineered Wood and just one concrete story below grade, the reduction
of possible admission income revenue can be balanced out with a holistic view of the

Construction, Land, and Soft costs. Then_everybody wins.

There are other arguments that can be made in support of an appeal, but if believe they are
much less of a priority in comparison to the ones | have stated above.

Please acknowledge receipt.



Respectfully submitted,

Thomas Soper
Thomas Soper AlA
Architect

P 1.415.902.9457

F 1.415.566.0465
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BOARD OF APPEALS, CITY & COUNTY OF SAN FRANCISCO

Appeal of Appeal No. 23-035
SUNSET PARKSIDE EDUCATION AND
ACTION COMMITTEE (SPEAK),

Appellant(s)

VS.

~— — — N N ~—

PLANNING COMMISSION,

Respondent

NOTICE OF APPEAL

NOTICE IS HEREBY GIVEN THAT on August 10, 2023, the above named appellant(s) filed an appeal with the Board
of Appeals of the City and County of San Francisco from the decision or order of the above named department(s),
commission, or officer.

The substance or effect of the decision or order appealed from is the ISSUANCE on July 27, 2023, to the United Irish
Cultural Center, Inc., of a Coastal Zone Permit (Demolition of a two-story, community facility and new construction of a
six-story-over-basement, 91 foot tall, mixed-use building that contains public and private community facilities, restaurant,
bar, office, nighttime entertainment and instructional land uses, 54 off-street parking spaces, two car share spaces, 42
Class1 and 44 Class 2 bicycle spaces) at 2700 45th Avenue.

APPLICATION NO. 2022-001407CTZ (Motion No. 21375)
FOR HEARING ON October 9, 2024

Address of Appellant(s): Address of Other Parties:
Sunset Parkside Education and Action Committee United Irish Cultural Center, Inc., Permit Holder(s)
(SPEAK), Appellant(s) c/o John Kevlin, Attorney for Permit Holder(s)
c/o Eileen Boken, Agent for Appellant(s) Reuben Junius & Rose LLP

One Bush Street, Suite 600
San Francisco, CA 94104




Date Filed: August 10, 2023

CITY & COUNTY OF SAN FRANCISCO
BOARD OF APPEALS

PRELIMINARY STATEMENT FOR APPEAL NO. 23-035

| / We, Sunset Parkside Education and Action Committee (SPEAK), hereby appeal the following departmental
action: ISSUANCE of Coastal Zone Permit No. 2022-001407CTZ (Motion No. 21375) by the Planning
Commission which was issued or became effective on: July 27, 2023, to: United Irish Cultural Center, Inc., for
the property located at: 2700 45th Avenue.

BRIEFING SCHEDULE:

Appellant's Brief is due on or before: 4:30 p.m. on August 24, 2023, (no later than three Thursdays prior to the
hearing date). The brief may be up to 12 pages in length with unlimited exhibits. It shall be double-spaced with a
minimum 12-point font. An electronic copy shall be emailed to: boardofappeals@sfgov.org,
julie.rosenberg@sfgov.org, corey.teague@sfgov.org, tina.tam@sfgov.org, and jkevlin@reubenlaw.com.

Respondent's and Other Parties' Briefs are due on or before: 4:30 p.m. on September 7, 2023, (no later than one
Thursday prior to hearing date). The brief may be up to 12 pages in length with unlimited exhibits. It shall be
doubled-spaced with a minimum 12-point font. An electronic copy shall be emailed to: boardofappeals@sfgov.org,
julie.rosenberg@sfgov.org, corey.teague@sfqov.org, tina.tam@sfgov.org, aeboken@gmail.com, and er@sonic.net.

Hard copies of the briefs do NOT need to be submitted to the Board Office or to the other parties.

Hearing Date: Wednesday, September 13, 2023, 5:00 p.m., Room 416 San Francisco City Hall, 1 Dr. Carlton
B. Goodlett Place. The parties may also attend remotely via Zoom. Information for access to the hearing will be
provided before the hearing date.

All parties to this appeal must adhere to the briefing schedule above, however if the hearing date is changed, the
briefing schedule MAY also be changed. Written notice will be provided of any changes to the briefing schedule.

In order to have their documents sent to the Board members prior to hearing, members of the public should email
all documents of support/opposition no later than one Thursday prior to hearing date by 4:30 p.m. to
boardofappeals@sfgov.org. Please note that names and contact information included in submittals from members
of the public will become part of the public record. Submittals from members of the public may be made
anonymously.

Please note that in addition to the parties' briefs, any materials that the Board receives relevant to this appeal,
including letters of support/opposition from members of the public, are distributed to Board members prior to hearing.
All such materials are available for inspection on the Board’s website at www.sfgov.org/boa. You may also request a
hard copy of the hearing materials that are provided to Board members at a cost of 10 cents per page, per S.F.
Admin. Code Ch. 67.28.

The reasons for this appeal are as follows:
See attached.

Eileen Boken, Appellant’s Agent, filed this appeal by email.
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From: aeboken

To: BoardofAppeals (PAB); Rosenberg, Julie (BOA); Evan Rosen
Subject: Notice of Appeal
Date: Wednesday, August 9, 2023 7:06:24 PM

This message is from outside the City email system. Do not open links or attachments from untrusted
sources.

To the Board of Appeals:

PLEASE TAKE NOTICE that the Sunset Parkside Education and Action Committee
"SPEAK" appeals the Coastal Zone Permit for 2700 45th Avenue which is Planning
Commission Motion #21375 (Record No. 2022-001407CTZ).

The reason for the appeal is that the Planning Commission erred in its findings that the project

"conforms to the requirements and objectives of the San Francisco Local Coastal
Program" and approved the Coastal Zone Permit in error.

Sincerely,
/s/ Eileen Boken
Eileen Boken

President
Sunset Parkside Education and Action Committee "SPEAK"

Sent from my Verizon, Samsung Galaxy smartphone
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. 49 South Van Ness Avenue, Suite 1400
Pl San Francisco San Francisco, CA 94103

annlng 628.652.7600

www.sfplanning.org

PLANNING COMMISSION MOTION NO. 21375

JULY 27,2023
Record No.: 2022-001407CTZ
Project Address: 2700 45" Avenue
Zoning: Neighborhood Commercial, Small Scale (NC-2) Zoning District

100-A Height and Bulk District
Cultural District: Sunset Chinese Cultural District
Block/Lot: 2513 /026
Project Sponsor: Dane Bunton
Studio BANAA
2169 Folsom Street, Suite #106
San Francisco, CA 94110
Property Owner: United Irish Cultural Center Inc.
San Francisco, CA94116
Staff Contact: Gabriela Pantoja - (628) 652-7380
Gabriela.Pantoja@sfgov.org

ADOPTING FINDINGS RELATING TO THE GRANTING OF A COASTAL ZONE PERMIT PURSUANT TO PLANNING CODE
SECTION 330 TO ALLOW THE DEMOLITION OF A TWO-STORY, COMMUNITY FACILITY AND NEW CONSTRUCTION OF
A SIX-STORY-OVER-BASEMENT, 91-FT TALL, MIXED-USE BUILDING (APPROXIMATELY 129,538 SSQUARE FEET)
OPERATED BY THE UNITED IRISH CULTURAL CENTER THAT CONTAINS PUBLIC AND PRIVATE COMMUNITY
FACILITIES, RESTAURANT, BAR, OFFICE, NIGHTTIME ENTERTAINMENT, AND INSTRUCTIONAL LAND USES, 54 OFF-
STREET PARKING SPACES, TWO CAR SHARE SPACES, 42 CLASS 1 AND 44 CLASS 2 BICYCLE PARKING SPACES
LOCATED AT 2700 45™ AVENUE, BLOCK 2513 LOT 026 WITHIN THE NC-2 (NEIGHBORHOOD COMMERCIAL, SMALL
SCALE) ZONING DISTRICT, WAWONA STREET AND 45™ AVENUE CULTURAL CENTER SPECIAL USE DISTRICT, AND
100-A HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMNETAL
QUALITY ACT.

PREAMBLE

On February 18, 2022, Dane Bunton of Studio BANAA (hereinafter "Project Sponsor") filed Application No. 2022-
001407CTZ (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Coastal
Permit Zone to allow the demolition of a two-story, community facility and new construction of a six-story-over-
basement, 91-ft tall, mixed-use building (approximately 129,538 square feet) operated by the United Irish Cultural
Center that contains Public and Private Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment,

P HEEE Para informaci¢n en Espafiol llamar al Para sa impormasyon sa Tagalog tumawagsa  628.652.7550



Motion No. 21375 RECORD NO. 2022-001407CTZ
July 27,2023 2700 45" Avenue

and Instructional land uses, 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. (hereinafter “Project”) at 2700 45" Avenue, Block 2513 Lot 026 (hereinafter “Project Site”).

The Project is exempt from the California Environmental Quality Act (“CEQA”) as an Infill Exemption per CEQA
Guidelines Section 15183.3.

On July 27, 2023, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly noticed
public hearing at a regularly scheduled meeting on Coastal Zone Permit Application No. 2022-001407CTZ.

The Planning Department Commission Secretary is the Custodian of Records; the File for Record No. 2022-
001407CTZ is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California.

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 Coastal Zone Permit as requested in Application No. 2022-
001407CTZ, subject to the conditions contained in “EXHIBIT B” 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. Project Description. The proposal is for the demolition of an existing two-story, community facility and
new construction of a six-story-over-basement, 91-ft tall, mixed-use building (approximately 129,538
square feet) operated by the United Irish Cultural Center that contains Public and Private Community
Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Instructional land uses. The proposed
building will contain 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. The Project will improve the pedestrian walkways with new ADA curb ramps, a new
bulbout at the intersection of Wawona St. and 45th Ave., ADA passenger loading zones, street trees, and
Class 2 bicycle parking spaces. A total of three signs will be erected at the site.

3. Site Description and Present Use. The subject property is an approximately 16,250 square foot irregular
shaped lot located on the west side of 45" Avenue, between Wawona Street and Sloat Boulevard. The lot
at maximum measures 132 feet 6 inches in depth and 125 feet in width and is developed with a two-story
L-shaped building. Developed in 1974, the building is approximately 21,263 square feet in size and is
composed of a library, store, restaurant, bar, member’s lounge, office, ballroom, and social hall. A surface
parking lot is located at the east section of the subject property and contains 12 off-street parking spaces.
Since its opening in 1975, the “United Irish Cultural Center” has occupied the existing building and served
the Irish community in San Francisco and the greater Bay Area.

San Francisco

Planning
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4. Surrounding Properties and Neighborhood. The subject property is located within the Neighborhood
Commercial, Small Scale (NC-2) Zoning District, 100-A Height and Bulk District, and Coastal Zone area.
The property is located within the Parkside neighborhood, adjacent to the Lakeshore neighborhood. The
immediate neighborhood’s context is predominantly mixed in character with one-to-three story
residential and commercial developments. Immediately to the south of the subject property is a vacant
parking lot and a one-story restaurant, Java Beach Café, to the east are four three-story multi-unit
residential buildings, and to the southeast is a two-story motel. Across the street of the subject property
is 2700 Sloat Blvd., the current home of the Sloat Garden Center. Other zoning districts in the vicinity of
the subject property include RH-1 (Residential-House, One-Family), RM-2 (Residential-Mixed, Moderate
Density), and P (Public) Zoning Districts.

The Project is located within the boundaries of the Sunset Chinese Cultural District, which was established
in July 2021. The Sunset Chinese Cultural District’s mission is to recognize the neighborhood’s history,
preserve the legacy and traditions uniquely born in the Sunset, recognize and memorialize the Chinese
American experience, and preserve and increase the depth and impact of the Chinese American legacy in
San Francisco. Currently, this Cultural District does not include any land use regulations that apply to the
Project.

5. Public Outreach and Comments. Prior to the submittal of the listed applications, the Project Sponsors
conducted a Pre-Application Meeting on August 4, 2021 and subsequently held a kick-off meeting on
August 28, 2021. Both meetings were well attended. Since the kick-off meeting, the Sponsors have
continued to provide community members with Project updates via a monthly newsletter and a dedicated
website. Over 200 community members have already expressed support for the proposed development
including Cub Scout Pack 0108, The Kennelly and Michael Dillon Schools of Irish Dance, SF Connaught
Social and Athletic Club, and District 4 Board of Supervisor, Joel Engardio. To date, the Department has
not received any correspondence in opposition of the Project.

6. Planning Code Compliance. The Commission finds that the Project is consistent with the relevant
provisions of the Planning Code in the following manner:

Pursuant to Planning Code Section 330, the Project is consistent with the Coastal Zone Permit process
and conforms to the requirements and objectives of the San Francisco Local Coastal Program.

7. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

HOUSING ELEMENT
Goals, Objectives, and Policies

GOAL 5. PROMOTE NEIGHBORHOODS THAT ARE WELL-CONNECTED, HEALTHY, AND RICH
WITH COMMUNITY CULTURE.

OBJECTIVE 5.C
ELEVATE EXPRESSION OF CULTURAL IDENTITIES THROUGH THE DESIGN OF ACTIVE AND
ENGAGING NEIGHBORHOOD BUILDINGS AND SPACES.

San Francisco
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Policy 37

Facilitate neighborhoods where proximity to daily needs and high-quality community services and
amenities promotes social connections, supports caregivers, reduces the need for private auto travel, and
advances healthy activities

COMMUNITY FACILITIES ELEMENT

Objectives and Policies

OBJECTIVE 3
ASSURE THAT NEIGHBORHOOD RESIDENTS HAVE ACCESS TO NEEDED SERVICES AND A FOCUS
FOR NEIGHBORHOOD ACTIVITIES.

Policy 3.1
Provide neighborhood centers in areas lacking adequate community facilities.

Policy 3.3
Develop centers to serve an identifiable neighborhood.

Policy 3.4
Locate neighborhood centers so they are easily accessible and near the natural center of activity.

Policy 3.5

Develop neighborhood centers that are multipurpose in character, attractive in design, secure and
comfortable, and inherently flexible in meeting the current and changing needs of the neighborhood
served.

Policy 3.6
Base priority for the development of neighborhood centers on relative need.

Policy 3.8
Provide neighborhood centers with a network of links to other neighborhood and citywide services.

COMMERCE AND INDUSTRY ELEMENT

Objectives and Policies

OBJECTIVE 1
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE TOTAL CITY
LIVING AND WORKING ENVIRONMENT.

Policy 1.1
Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences that cannot be
mitigated.

San Francisco
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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.

Policy 2.3
Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as a firm
location.

PROVIDE EXPANDED EMPLOYMENT OPPORTUNITIES FOR CITY RESIDENTS, PARTICULARLY
THE UNEMPLOYED AND ECONOMICALLY DISADVANTAGED.

Policy 3.1
Promote the attraction, retention and expansion of commercial and industrial firms which provide
employment improvement opportunities for unskilled and semi-skilled workers.

Policy 3.2

Promote measures designed to increase the number of San Francisco jobs held by San Francisco
residents.

Objectives and Policies

MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, THE
RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

POLICY 3.3

Promote efforts to achieve high quality of design for buildings to be constructed at prominent
locations.

IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL SAFETY,
COMFORT, PRIDE AND OPPORTUNITY.

POLICY 4.12
Install, promote and maintain landscaping in public and private areas.

Objectives and Policies

San Francisco
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IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

POLICY 25.2
Maintain and expand the planting of street trees and the infrastructure to support them.

POLICY 25.4
Preserve pedestrian-oriented building frontages

WESTERN SHORELINE AREA PLAN

Objectives and Policies

PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE
COASTAL ZONE AREA.

Policy 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide goods
and services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

On balance, the Project is consistent with the Objectives and Policies of the General Plan and the Western
Shoreline Area Plan. The Project will develop a state-of-the-art community facility for San Francisco’s Irish
population and larger community. As one of the few community facilities on the west side of the City, the new
and improved community facility, operated by the United Irish Cultural Center, will continue to serve as a
center that enhances the lives of its community members by providing a space for informal activities and
programs related to recreation, education and civic concerns of all age groups. While the center’s
programming will have a focus on preserving and reflecting the history of Irish community, the center will
continue to enhance the community life of Outer Sunset residents by providing a space for all reactional,
educational, and civic activities. Having served the community for more than 45 years, the United Irish
Cultural Center, a non-profit organization, is a proven manager and operator of a large community facility.

The Project will also expand the existing community facility’s ability to serve the neighborhood with
additional neighborhood serving retail use opportunities, job opportunities, and business opportunities.
Additionally, the Project will reinforce and enhance the nearby neighborhood serving commercial corridor
by introducing additional patrons to the area.

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building will incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop
that represents the four provinces of Ireland. As a prominent high-quality design, the new community facility
will serve as a new visual focal point that marks the presence of the Irish community in San Francisco and
the greater Bay Area. The Project will also beautify the immediately adjacent public right of way with
improved pedestrian walkways that include new ADA curb ramps, street trees, and bicycle parking spaces.

San Francisco
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Located within proximity to public transportation, the Project is not expected to impede public
transportation, vehicle traffic patterns, or overburden the neighborhood’s existing on-street parking
availability. The subject property is located less than a block from the 18 and 23 bus lines and less than a
quarter mile from [-Muni line. Additionally, the Project will contain 54 off-street parking spaces and two car
share spaces at the basement level of the subject building. On-street passenger and freight loading will also
be provided along both 45th Ave. and Wawona Street.

8. 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 complies 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.

The Project will not remove or displace an existing neighborhood serving retail uses. The Project site
is currently and will continue to be occupied by a community facility (United Irish Cultural Center).
The Project will, however, enhance and provide neighborhood serving retail use opportunities, job
opportunities, and business opportunities to the residents of the neighborhood. Furthermore, the
Project will introduce new patrons to the area, and therefore, strengthen the customer base of
existing retail uses and contribute to the demand for new retail uses serving the area.

B. That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.

The Project will conserve and protect the existing housing and neighborhood character, including
the cultural and economic diversity of the neighborhood. The Project will maintain and help grow
the presence of the United Irish Cultural Center within the Outer Sunset and Parkside neighborhoods
by demolishing an existing two-story, community facility building and constructing a six-story-over-
basement, mixed-use building with private and public community facilities, bar, restaurant, office,
nighttime entertainment, and instructional uses. Additionally, the Project will reinforce and enhance
the nearby neighborhood serving commercial corridor by introducing additional patrons to the
areaq.

Reflecting the history and aspirations of the Irish community, the proposed building will incorporate
elements of the Irish culture including blue Kilkenny limestone and a rooftop that represents the four
provinces of Ireland. As a prominent high-quality design, the new community facility will serve as a
new visual focal point that marks the presence of the Irish community in San Francisco and the
greater Bay Area while respecting the scale and form of the surrounding neighborhood.

C. Thatthe City's supply of affordable housing be preserved and enhanced,
The Project does not currently possess any existing affordable housing.

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

San Francisco
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The Project is not expected to impede public transportation, vehicle traffic patterns, or overburden
the immediate neighborhood’s existing on-street parking availability; the Project site is well served
by public transportation. The subject property is located less than a block from the 18 and 23 bus
lines and less than a quarter mile from [-Muni line. Additionally, the Project will contain 54 off-street
parking spaces and two car share spaces at the basement level of the subject building. On-street
passenger and freight loading will be provided along both 45" Ave. and Wawona Street.

E. Thatadiverse 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 sectors due to a commercial office development
and will not affect residents’ employment and ownership opportunities of industrial and service
sector. Rather, the Project will increase the future employment and ownership opportunities. The
Project will demolish a two-story, community facility building and construct a much larger mixed-
use building that includes private and public community facilities, restaurant, bar, office, nighttime
entertainment, and instructional uses.

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

The Project will be designed and constructed to conform to the structural and seismic safety
requirements of the Building Code. As such, this Project will improve the property’s ability to
withstand an earthquake.

G. Thatlandmarks and historic buildings be preserved.
Currently, the Project Site does not contain any City Landmarks or historic buildings.

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

The Project will create a new shadow on the San Francisco Zoo which is under the jurisdiction of the
Recreation and Park Department. However, the amount of net new shadow cast onto the Zoo as a
result of the Project will not be significant or adverse to the enjoyment of the park.

9. The Projectis 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.

10. The Commission hereby finds that approval of the Coastal Zone Permit would promote the health, safety
and welfare of the City.

San Francisco

Planning
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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 Costal Zone Permit Application No. 2022-
001407CTZ subject to the following conditions attached hereto as “EXHIBIT B” in general conformance with plans
on file, dated July 18,2023, and stamped “EXHIBIT C”,which is incorporated herein by reference as though fully set
forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Coastal Zone Permit to the
Board of Appeals within fifteen (15) days after the date of this Motion. The effective date of this Motion shall be
the date of this Motion if not appealed (after the 15-day period has expired) OR the date of the decision of the
Board of Appeals if appealed to the Board of Appeals. For further information, please contact the Board of Appeals
at (628) 652-1150, 49 South Van Ness Ave., Suite 1475, San Francisco, CA 94103.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Coastal Zone Permit to the
California Coastal Commission within ten (10) working days after the California Coastal Commission receives
notice of final action from the Planning Department pursuant to the provisions of Section 330.9. Appeals to the
California Coastal Commission are subject to the aggrieved party provisions in Section 330.2(a). An applicant is
required to exhaust local appeals before appealing to the California Coastal Commission. For further information
about appeals to the California Coastal Commission, including current fees, contact the North Central Coast
District Office at (415) 904 - 5260.

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 July 27, 2023.

Digitally signed
W La ura C by Laura C Lynch
Date: 2023.08.09

Laura I_yn(jh LynCh 08:42:20 07'00'
Acting Commission Secretary

AYES: Braun, Ruiz, Diamond, Imperial, Koppel, Tanner
NAYS: None
ABSENT: Moore

ADOPTED: July 27,2023

San Francisco
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EXHIBITB

Authorization

This authorization is for a coastal zone permit to allow the demolition of an existing two-story, community facility
and new construction of a six-story-over-basement, mixed-use building (approximately 129,538 square feet) to be
operated by the United Irish Cultural Center that contains Public and Private Community Facilities, Restaurant,
Bar, Office, Nighttime Entertainment, and Instructional land uses pursuant to Planning Code Sections 249.96, 303,
and 330 within the NC-2 District, Wawona Street and 45" Avenue Cultural Center Special Use District, and a 100-A
Height and Bulk District; in general conformance with plans, dated July 18, 2023, and stamped “EXHIBIT C”
included in the docket for Record No. 2022-001407CTZ and subject to conditions of approval reviewed and
approved by the Commission on July 27, 2023 under Motion No. 21375. 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 July 27, 2023 under
Motion No. 21375.

Printing of Conditions of Approval on Plans

The conditions of approval under the “Exhibit B” of this Planning Commission Motion No. 21375 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 Coastal Zone Permit 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 Coastal Zone
Permit.

San Francisco

Planning
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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 date
that the Planning Code text amendment(s) and/or Zoning Map amendment(s) become effective. 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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.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 the date that the Planning Code text amendment(s) and/or Zoning Map
amendment(s) became effective.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.org

San Francisco
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6. Additional Project Authorization. The Project must obtain a Conditional Use Authorization, Planning Code
Text Amendment Code to create the Wawona Street and 45th Avenue Cultural Center Special Use District at
2700 45th Avenue, Assessor’s parcel Block No. 2513, Lot No. 026, and amend Zoning Map No. SU13 toillustrate
the Wawona Street And 45th Avenue Cultural Center Special Use District (Board of Supervisor File No. 230505).
The conditions set forth below are additional conditions required in connection with the Project. If these
conditions overlap with any other requirement imposed on the Project, the more restrictive or protective
condition or requirement, as determined by the Planning Director, shall apply.

This approval is contingent on and will be of no further force and effect until the date that the San Francisco
Board of Supervisors has approved by resolution approving the Planning Code Text Amendment and Map
Amendment.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Parking and Traffic

7. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall coordinate
with the Traffic Engineering and Transit Divisions of the San Francisco Municipal Transportation Agency
(SFMTA), the Police Department, the Fire Department, the Planning Department, and other construction
contractor(s) for any concurrent nearby Projects to manage traffic congestion and pedestrian circulation
effects during construction of the Project.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Monitoring - After Entitlement

8. 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 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 628.652.7463,
www.sfplanning.org

Revocation due to Violation of Conditions. Should implementation of this Project result in complaints from
interested property owners, residents, or commercial lessees which are not resolved by the Project Sponsor
and found to be in violation of the Planning Code and/or the specific conditions of approval for the Project as
set forth in Exhibit B of this Motion, the Zoning Administrator shall refer such complaints to the Commission,
after which it may hold a public hearing on the matter to consider revocation of this authorization.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org
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SPEAK suNSET PARKSIDE EDUCATION AND ACTION COMMITTEE
1329 7th Avenue, San Francisco, CA 94122-2507

August 22, 2023
Delivered Via E-Mail

President Rick Swig and Commissioners
San Francisco Board of Appeals
49 South Van Ness, Suite 1475 (14th Floor)
San Francisco, CA 94103
Re: Appellant Brief in Support of Appeal No: 23-035
Determination Type: Review of Coastal Zone Permit per PC §330.5.1(b)
BOA Hearing Date: September 13, 2023
Dear President Swig and Commissioners:

“SPEAK” -Sunset Parkside Education and Action Committee (“Appellant”) appeals the
Coastal Zone Permit approved by the Planning Commission on July 27, 2023 as Motion #21375
(Record No. 2022-001407CTZ) and Coastal Zone Permit application -2700 45"™ Ave. [Exhibit A:
“Planning Commission Motion #21375 for Coastal Zone Permit; Coastal Zone Permit
application; Project and CUA applications attached hereto and incorporated by reference)].

Appellant respectfully requests that this Board reverse the Planning Commission’s approval
of the Coastal Zone Permit - Motion #21375 (Record No. 2022-001407CTZ) and deny the Coastal
Zone Permit. Appellant requests reversal and denial of the permit for the following reason:

The Planning Commission erred in its findings that the project “conforms to the
requirements and objectives of the San Francisco Local Coastal Program” and issued the

Coastal Zone permit in error.

[see Exhibit A, pdf p. 17 Planning Comm. Motion #21375 Coastal Zone Permit p. 3, Findings #6]

A. BOARD OF APPEALS AUTHORITY
Planning Code §330.5.1(b), provides that the Board of Appeals shall review all
appeals of coastal zone permit applications [See Exhibit B, pdf p. 51] . This code section is
also part of the Coastal Zone Permit Review Procedures component of the San Francisco

Local Coastal Program (LCP) certified by the California Coastal Commission as provided for
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by the California Coastal Act which is codified in the California Public Resources Code
§30108.6, §30355, §30403 and §30500-§30526. [Exhibit B: Coastal Zone Permit Review
Procedures component of certified Local Coastal Program attached hereto and
incorporated by reference]

. STANDARD OF REVIEW

Planning Code §330.5.1(b), included in the certified Local Coastal Program, provides
that the Board of Appeals shall review all appeals of coastal zone permit applications for
consistency with the requirements and objectives of the San Francisco Local Coastal
Program. [See Exhibit B, pdf p. 51, §330.5.1(b),LCP Coastal Zone Permit Review
Procedures]

Planning Code §330.5.2 is also in the Coastal Zone Permit Review Procedures
component of the certified Local Coastal Program. This section provides that the Board of
Appeals shall adopt factual findings that the project is consistent or not consistent with the
Local Coastal Program. [See Exhibit B, pdf p. 51, §330.5.2, LCP Coastal Zone Permit
Review Procedures]

. LOCAL COASTAL PROGRAM AND CALIFORNIA COASTAL ACT

The Legislature passed the California Coastal Act of 1976 to protect coastal
resources and maximize public access to the shoreline. The act made the Coastal
Commission a permanent state agency with broad authority to regulate development within
a defined coastal zone.

The Coastal Act provides for the Coastal Commission’s certification of local coastal
programs prepared by counties and cities located in whole or in part within the Coastal
Zone. Coastal Act §30108.6 defines a local coastal program as:

“a local government’s (a) land use plans, (b) zoning ordinances,

(c) zoning district maps, and (d) within sensitive coastal resources

areas, other implementing actions, which, when taken together, meet the
requirements of, and implement the provisions and policies of, this division
at the local level.”
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The statute requires that each of these components be certified by the Coastal
Commission [Coastal Act §30501].
The Coastal Commission certified the San Francisco Local Coastal Program (LCP)
on March 14, 1986. The 4 LCP components include:
1) Coastal Zone Permit Review Procedures [See Exhibit B, pdf p. 44]

2) Neighborhood Commercial Rezoning with zoning sections of the Planning Code
[Exhibit C: LCP Neighborhood Commercial Rezoning component attached hereto
and incorporated by reference],

3) Variances section of the Planning Code [Exhibit D: LCP Variances section of
Planning Code component attached hereto and incorporated by reference] and

4) Land use plan (amended on May 10, 2018). [Exhibit E: LCP Land Use Plan/Western
Shoreline Area Plan component attached hereto and incorporated by reference]

San Francisco has amended only the land use plan component of its local coastal
program, and the Coastal Commission certified that amendment on May 10, 2018. The
amended land use plan component is also known as the Western Shoreline Area Plan
which is part of San Francisco’s General Plan.

There have been no additional amendments to San Francisco’s Local Coastal
Program certified on March 14, 1986. Accordingly, other components including the
Neighborhood Commercial Rezoning, Coastal Zone Permit Review Procedures, and
Variances section of the Planning Code certified by the Coastal Commission on March 14,
1986 remain components of San Francisco’s current Local Coastal Program. Accordingly,
applications for coastal zone permits must be consistent with the requirements and
objectives of these LCP components.

Once a local coastal program is certified by the Coastal Commission, original coastal
zone permit jurisdiction resides with the local government. The exception is certain lands
such as tidelands and submerged lands below the mean high tide for which the Coastal

Commission retains original jurisdiction.
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D. PROPOSED PROJECT

Rendering of 2700 45™ Avenue and concept for 2700 Sloat Boulevard from video at
https://irishcenter2025.org

The proposed project includes requests for Coastal Zone Permit, Conditional Use
Authorization, Shadow Findings and Planning Code Text and Zoning Map Amendments to
establish a Special Use District. On July 27, 2023, the Planning Commission
recommended/authorized the “Wawona Street and 45" Avenue Cultural Center Special Use
District” (SUD) which would modify Planning Code requirements regarding permitted uses
and use categories and eliminate applicability of large lot development and non-residential
use size limit requirements [Exhibit F, pdf p. 230]. The Planning Commission also adopted
Shadow Findings and adopted a Conditional Use Authorization for the proposed project
which authorizes exemptions from zoning sections of the Planning Code for floor area ratio,
rear yard setbacks, and bulk.

[Exhibit F: Executive Summary by Planning staff; Planning Commission Draft
Resolution re: proposed ordinance that would amend Planning Code/Zoning Map to
create the “Wawona Street and 45" Avenue Cultural Center Special Use District”;
Proposed Ordinance; Draft Motions for proposed project; Project Plans; Streamlined
Review for Infill Projects attached hereto and incorporated by reference]


https://irishcenter2025.org/
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§ 330.5.1(a) of the Coastal Zone Permit Review Procedures component of the
certified LCP requires that the Planning Department review all applications for conditional
use authorizations, variances, Planning Code amendments, and zoning map changes as
well as Coastal Zone Permits within the Coastal Zone for consistency with the requirements
and objectives of the Local Coastal Program.
[See Exhibit B, pdf p. 50, LCP Coastal Zone Permit Review Procedures, § 330.5.1(a)]

The project proposal includes demolition of the existing United Irish Cultural Center
(UICC) and new construction of a six-story over 2-level basement, 91-foot tall mixed use
building approximately 129, 538 square feet. The project would be located on 45" Avenue

at Wawona Street across from the proposed new residential concept known as 2700 Sloat

Boulevard per UICC renderings. Yet the renderings suggest that the two structures would
be similar scale even though the scale is very different based on project proposals to date.
The 2700 45™ Ave. CUA application suggests a link between projects and states that the
proposed concept at 2700 Sloat “sets a precedent for development and massings of
this scale in this neighborhood.” [See Exhibit A, pdf p. 38, CUA application, p. 2,
conditional use findings #1, last paragraph]. The same law firm is representing the
sponsors/owners of both 2700 45" Avenue and 2700 Sloat Boulevard.

On July 26, 2023, this Board rejected an appeal and upheld the Zoning
Administrator’s interpretation of the Planning Code regarding a proposed 50-story
residential tower at 2700 Sloat Boulevard across from the proposed project herein at 2700
45™ Avenue. Nevertheless, the Planning Department includes the 2700 Sloat project in the
cumulative impact analysis in its Streamlined Review for Infill Projects document [See
Exhibit F, pdf p. 337, Streamlined Review for Infill Projects, p. 14]

Construction cost estimates for the UICC 2700 45™ Avenue project range from nearly
$46.7 million as stated in the Planning application to $74 million on the UICC'’s Irish Center

2025 web site: https://irishcenter2025.org [Exhibit G: Construction cost estimate

attached hereto and incorporated by reference].


https://irishcenter2025.org/
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E. ARGUMENT

1. Coastal Zone Permit Cannot be Approved for Proposed Project which Requires
Special Use District without Amending Local Coastal Program and without Coastal
Commission Certification.

§ 330.5 (d)(2) of the Coastal Zone Permit Review Procedures of the certified Local

Coastal Program states:

“Any proposed amendments, set-back proceedings, zoning map

changes or interim zoning controls which may alter the Local Coastal Program
shall be submitted as a request for an amendment of the Local Coastal
Program for review by the California Coastal Commission...Such amendment
shall take effect only after it has been certified by the California Coastal
Commission.”[See Exhibit B, pdf p. 50, Coastal Zone Permit Review Procedures]

There is no mention of the statutory requirement to amend the certified Local Coastal
Program for this project in either the Planning Commission’s Motion #21375 or the Planning
Department’s Executive Summary. Further, there is no mention of this statutory requirement
in any other Planning documents for this proposed project including the “Streamlined
Review for Infill Projects” nor did Planning staff mention this during the Planning
Commission hearing. Also, there is no mention of this statutory requirement in the
application materials.

Further, the Planning Department failed to mention this statutory requirement in the
“‘Review Process” section [Exhibit H, pdf p. 473] of its Notice of Public Hearing to amend
the Planning Code and the zoning map and create the new “Wawona Street and 45™
Avenue Special Use District.” [Exhibit H: Notice of Public Hearing: 2700 45" Avenue
attached hereto and incorporated by reference].

Therefore, approving a Coastal Zone Permit for this proposed project is not
consistent with § 330.5 (d)(2) of the Coastal Zone Permit Review Procedures of the certified
Local Coastal Program. Accordingly, this Board must overturn the Planning Commission’s

Coastal Zone Permit authorization and deny the Coastal Zone Permit.
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2. Coastal Zone Permit for Proposed Project which Requires Special Use District Not
Consistent with Certified Local Coastal Program-Neighborhood Commercial
Rezoning Component

The Coastal Zone Permit application is not consistent with the Neighborhood

Commercial Rezoning component of the Local Coastal Program certified by the Coastal
Commission. The Neighborhood Commercial Rezoning component contains only four
special use districts, none of which are in the Coastal Zone.

[See Exhibit C, pdf p. 96, § 702.2, Neighborhood Commercial Rezoning component of the
certified Local Coastal Program, p. 34].

There is no provision in the certified Local Coastal Program for creating new special
use districts in the Coastal Zone. Therefore, approving a Coastal Zone Permit for a project
for which the Planning Commission has also approved a resolution
recommending/authorizing Planning Code text and zoning map amendments and creating a
new special use district is not consistent with the requirements and objectives of the Local
Coastal Program.

As a factual finding, this Board must find that authorizing a Coastal Zone Permit for a

project which requires text changes of zoning sections of the Planning Code and zoning

map amendments creating a new special use district is not consistent with the requirements

and objectives of the certified Local Coastal Program. Accordingly, this Board must

overturn the Planning Commission’s approval of Motion #21375 and deny the Coastal Zone

Permit.

3. Planning Commission Motion for Coastal Zone Permit and Planning Department
Executive Summary Fail to Adequately Address Consistency with LCP
There is next to no mention in either the Planning Commission Motion #21375 or the

Planning Department’s Executive Summary of how the proposed project is in any way

consistent with the Local Coastal Program. Other than Finding #6 that the proposed project
“‘conforms” with the Local Coastal Program, the only mention of anything related to the Local
Coastal Program is a restating of Objective 11 of the LCP Land Use Plan/Western Shoreline

Area Plan and a one-sentence conclusion that “on balance” the project is consistent with the
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Western Shoreline Area Plan. The Western Shoreline Area Plan is only one of the four
components of the certified Local Coastal Program [see LCP components, brief, p. 3].
Notably, there is neither any mention nor any discussion of whether the project is
consistent with other components of the Local Coastal Program such as the Neighborhood
Commercial Rezoning component [Exhibit C] and the Coastal Zone Permit Review
Procedures component [Exhibit B]. These are glaring omissions.

4. Issuance of Coastal Zone Permit Not Consistent with Neighborhood Commercial
Rezoning Component of Certified Local Coastal Program.
The proposed project is inconsistent with multiple requirements and objectives of the

Neighborhood Commercial Rezoning component of the certified Local Coastal Program as
follows: The Neighborhood Commercial Rezoning component states that zoning for Sloat
Boulevard from 44™ Avenue to the Great Highway is NC-2 Small-Scale Neighborhood
Commercial District. The description of NC-2 districts states that:

“Small-scale district controls provide for mixed-use buildings
which approximate or slightly exceed the standard development pattern.”
[See Exhibit C, pdf p. 107, LCP Neighborhood Commercial Rezoning, p. 45]

In contrast, this project for which the Planning Commission authorized a Coastal
Zone Permit greatly exceeds the standard development pattern as is clear from renderings
[Exhibit F].

The Neighborhood Commercial Rezoning component of the Local Coastal Program
states for NC-2 zoned areas:

“Eating and drinking, entertainment... are confined to the ground story.”
[See Exhibit C, pdf. p. 107, LCP Neighborhood Commercial Rezoning, p. 45]

Yet the project for which the Planning Commission authorized a Coastal
Development Permit proposes a sixth floor roof deck with 1,130 square feet for two outdoor
dining areas, a fire pit table and 1.570 square feet of restaurant seating, a 1,270 square foot
commercial kitchen, a 1,320 square foot lounge with seating area, and two bars among

other facilities. [See Exhibit F, pdf p.326, Streamlined Review for Infill Projects, p. 3 ].
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This is clearly not consistent with the Neighborhood Commercial Rezoning component of
the Local Coastal Program.
The “Scale, Height and Bulk” section of the Neighborhood Commercial Rezoning
component of the Local Coastal Program states:

“The height of a proposed development should relate to the individual
neighborhood character and the height and scale of adjacent buildings
to avoid an overwhelming or dominating appearance of new structures.”
[See Exhibit C, pdf p. 86,LCP Neighborhood Commercial Rezoning, top p. 20]

The rendering of the proposed project submitted by the project sponsor shows a
building that is not consistent with neighborhood character and inconsistent with the height
and scale of adjacent existing buildings. Further, this proposed project would clearly
overwhelm and dominate which is inconsistent with the Neighborhood Commercial
Rezoning component of the Local Costal Program.

The “Materials” section of the Neighborhood Commercial Rezoning component of the
Local Coastal Program states:

“The materials, textures and colors of new or remodeled structures

should be visually compatible with the predominant materials of nearby
structures. In most neighborhood commercial districts, painted wood

or masonry are the most appropriate and traditional exterior facade materials.”
[See Exhibit C, pdf p. 87, LCP Neighborhood Commercial Rezoning, p. 21]

Inconsistent with this section is the way project sponsor Studio Banaa describes the
proposed project in its Project Application Exhibit [Exhibit I: PRJ Application Exhibit
Letter attached hereto and incorporated by reference, pdf p. 475] as follows:

“The new building design is inspired by the form of the Irish Ogham
standing stones and the traditional thatched roof cottages of Ireland,

and is expressed as a massing split into four distinct pieces, representing
the four provinces of Ireland....The building’s exterior fagade utilizes

a slate rainscreen cladding which evokes the slate roofs found in traditional
Irish architecture.”

[See Exhibit I, pdf p. 476, PRJ Application Exhibit Letter-Project Description, p. 2]

Further, the Planning staff notes in its Executive Summary that the building will:
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“incorporate elements of the Irish culture including blue Kilkenny
limestone and a rooftop that represents the four provinces of Ireland.”
[See Exhibit F, pdf p. 227,:Planning Exec. Summ., “General Plan Compliance,” p. 3]

The “Guidelines for All Uses” section of the “Neighborhood Commercial Rezoning”
component of the Local Coastal Program certified by the Coastal Commission states:

“The use primarily should serve the local community and not attract a major
part of its clientele from outside the district in which it is located.”
[See Exhibit C, pdf p. 72, LCP Neighborhood Commercial Rezoning, p.6]

Inconsistent with this section is project sponsor Studio Banaa’s project description in its
Project Application Exhibit:

The new building aims to become an iconic destination for
Irish culture and activity on the Western Coast of the United States...”
[See Exhibit I, pdf p. 476, PRJ Application Exhibit Letter-Project Description, p. 2]

Similarly, at the Planning Commission hearing, vice consul Jennifer Chadwick of the
Consulate General of Ireland on behalf of Micheal Smith, Consul General of Ireland-
Western United States read a statement into the record:

“l am confident that this building will serve as the flagship cultural center
of the State of California.”
[See Planning Commission Hearing 7-27-23, archived video, counter 1:46:52]

Further, published articles in the Irish Herald suggest that the proposed project relies at
least in part on funding from the national government of Ireland.

[Exhibit J: Irish Herald, July and Feb, 2023:“Irish Government Officials Explore Future
Vision of the UICC”;“San Francisco Irish Center Enters National Spotlight”]

Clearly, the primary intended use of this nearly $46.7 million to $74 million proposed
facility is not for the local community. Accordingly, this project is not consistent
with the requirements and objectives of the Neighborhood Commercial Rezoning

component of the certified Local Coastal Program.

5. Coastal Zone Permit for Project that Requires Planning Code Text Changes and
Zoning Map Changes Creating New Special Use District Not Consistent with
Certified Local Coastal Program-Land Use Plan/Western Shoreline Area Plan.
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Objective 11 of the land use component of the SF Local Coastal Program (Western
Shoreline Area Plan) under the heading “Richmond and Sunset Residential Neighborhoods”
states:

“Preserve the scale of residential and commercial development
along the Coastal Zone area.”[Exhibit E, pdf p. 220, Western Shoreline A.P.]

Policy 11.1 states:

“Preserve the scale and character of existing residential neighborhoods

by setting allowable densities at the density generally prevailing

in the area and regulating new development so its appearance is compatible
with adjacent buildings.” [Exhibit E, pdf p. 220, Western Shoreline A.P.]

Policy 11.7 states:

“‘Maintain a community business district along Sloat Boulevard within the
Coastal Zone to provide goods and services to residents of the outer Sunset
and visitors to the Zoo and Ocean Beach.” [Exhibit E, pdf p. 220, West. Sh A.P.]

In contrast, this proposed project creating a new special use district (SUD) which
would limit certain zoning sections of the Planning Code fails to preserve the scale and
character of commercial development and the neighborhood and is therefore not consistent
with the land use plan of the certified Local Coastal Program. The floor area ratio alone is
proposed at 7 to 1 as compared with 3.6 to 1 for commercial and institutional uses for NC-2
zoning in the Local Coastal Program.

[See Exhibit C, pdf p. 108, LCP Neighborhood Commercial Rezoning, p. 46]

Further, the appearance of the proposed project is not remotely compatible with adjacent
buildings. Clearly, this project is not consistent with the land use plan/Western Shoreline
Area Plan of the Local Coastal Program certified by the Coastal Commission nor is it

consistent with other components of the certified Local Coastal Program.

. FACTUAL FINDINGS

Planning Code §330.5.1(b) of the Coastal Zone Permit Review Procedures of the

certified LCP provides that the Board of Appeals shall review all appeals of coastal zone
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permit applications for consistency with the requirements and objectives of the San
Francisco Local Coastal Program. [See Exhibit B: §330.5.1(b), LCP Coastal Zone Permit
Review Procedures, pdf p.51]. Section §330.5.2 provides that the Board of Appeals shall
adopt factual findings that the project is consistent or not consistent with the Local Coastal
Program. [See Exhibit B: §330.5.2, LCP Coastal Zone Permit Review Procedures, pdf p.51]
For all of the reasons in this brief, this Board must adopt factual findings that the

proposed project requires Planning Code text changes and zoning map changes creating a
new special use district (SUD) which would modify Planning Code requirements regarding
permitted uses and use categories and eliminate abplicability of large lot development and
non-residential use size limit requirements. Accordingly, this Board must adopt factual
findings that the Coastal Zone Permit application for the proposed project herein is not
consistent with the Coastal Zone Permit Review Procedures, Neighborhood Commercial
Rezoning, and Land Use Plan/Western Shoreline Area Plan components of the certified
Local Coastal Program.
. CONCLUSION

Clearly, the Coastal Zone Permit application and proposed project fail the Board's
standard of review. For all of the reasons above, appellant respectfully requests that the
Board of Appeals adopt factual findings that the Coastal Zone Permit application is not
consistent with the Local Coastal Program. Appellant further respectfully requests that the
Board of Appeals uphold the appeal and overturn the Planning Commission’s approval of
the Coastal Zone Permit application for 2700 45" Avenue- Motion #21375 (Record No.
2022-001407CTZ) and deny a Coastal Zone Permit for this proposed project.

Respectfully submitted,

Rl el

Sunset Parkside Education and Action Committee (“SPEAK”)

Eileen Boken, President
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. 49 South Van Ness Avenue, Suite 1400
PlSan Francisco San Francisco, CA 94103

a n n 1 ng 628.652.7600

www.stplanning.org

PLANNING COMMISSION MOTION NO. 21375

JULY 27,2023
Record No.: 2022-001407CTZ
Project Address: 2700 45" Avenue
Zoning: Neighborhood Commercial, Small Scale (NC-2) Zoning District

100-A Height and Bulk District
Cultural District: Sunset Chinese Cultural District
Block/Lot: 2513 /026
Project Sponsor: Dane Bunton
Studio BANAA
2169 Folsom Street, Suite #106
San Francisco, CA 94110
Property Owner: United Irish Cultural Center Inc.
San Francisco, CA94116
Staff Contact: Gabriela Pantoja - (628) 652-7380
Gabriela.Pantoja@sfgov.org

ADOPTING FINDINGS RELATING TO THE GRANTING OF A COASTAL ZONE PERMIT PURSUANT TO PLANNING CODE
SECTION 330 TO ALLOW THE DEMOLITION OF A TWO-STORY, COMMUNITY FACILITY AND NEW CONSTRUCTION OF
A SIX-STORY-OVER-BASEMENT, 91-FT TALL, MIXED-USE BUILDING (APPROXIMATELY 129,538 SSQUARE FEET)
OPERATED BY THE UNITED IRISH CULTURAL CENTER THAT CONTAINS PUBLIC AND PRIVATE COMMUNITY
FACILITIES, RESTAURANT, BAR, OFFICE, NIGHTTIME ENTERTAINMENT, AND INSTRUCTIONAL LAND USES, 54 OFF-
STREET PARKING SPACES, TWO CAR SHARE SPACES, 42 CLASS 1 AND 44 CLASS 2 BICYCLE PARKING SPACES
LOCATED AT 2700 45™ AVENUE, BLOCK 2513 LOT 026 WITHIN THE NC-2 (NEIGHBORHOOD COMMERCIAL, SMALL
SCALE) ZONING DISTRICT, WAWONA STREET AND 45™ AVENUE CULTURAL CENTER SPECIAL USE DISTRICT, AND
100-A HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMNETAL
QUALITY ACT.

PREAMBLE

On February 18, 2022, Dane Bunton of Studio BANAA (hereinafter "Project Sponsor") filed Application No. 2022-
001407CTZ (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for a Coastal
Permit Zone to allow the demolition of a two-story, community facility and new construction of a six-story-over-
basement, 91-ft tall, mixed-use building (approximately 129,538 square feet) operated by the United Irish Cultural
Center that contains Public and Private Community Facilities, Restaurant, Bar, Office, Nighttime Entertainment,

TS EE Para informacién en Espafiol llamar al Para sa impormasyon sa Tagalog tumawagsa  628.652.7350
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and Instructional land uses, 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. (hereinafter “Project”) at 2700 45" Avenue, Block 2513 Lot 026 (hereinafter “Project Site”).

The Project is exempt from the California Environmental Quality Act (“CEQA”) as an Infill Exemption per CEQA
Guidelines Section 15183.3.

On July 27, 2023, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly noticed
public hearing at a regularly scheduled meeting on Coastal Zone Permit Application No. 2022-001407CTZ.

The Planning Department Commission Secretary is the Custodian of Records; the File for Record No. 2022-
001407CTZ is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California.

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 Coastal Zone Permit as requested in Application No. 2022-
001407CTZ, subject to the conditions contained in “EXHIBIT B” 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. Project Description. The proposal is for the demolition of an existing two-story, community facility and
new construction of a six-story-over-basement, 91-ft tall, mixed-use building (approximately 129,538
square feet) operated by the United Irish Cultural Center that contains Public and Private Community
Facilities, Restaurant, Bar, Office, Nighttime Entertainment, and Instructional land uses. The proposed
building will contain 54 off-street parking spaces, two car share spaces, 42 Class 1 and 44 Class 2 bicycle
parking spaces. The Project will improve the pedestrian walkways with new ADA curb ramps, a new
bulbout at the intersection of Wawona St. and 45th Ave., ADA passenger loading zones, street trees, and
Class 2 bicycle parking spaces. A total of three signs will be erected at the site.

3. Site Description and Present Use. The subject property is an approximately 16,250 square foot irregular
shaped lot located on the west side of 45" Avenue, between Wawona Street and Sloat Boulevard. The lot
at maximum measures 132 feet 6 inches in depth and 125 feet in width and is developed with a two-story
L-shaped building. Developed in 1974, the building is approximately 21,263 square feet in size and is
composed of a library, store, restaurant, bar, member’s lounge, office, ballroom, and social hall. A surface
parking lot is located at the east section of the subject property and contains 12 off-street parking spaces.
Since its opening in 1975, the “United Irish Cultural Center” has occupied the existing building and served
the Irish community in San Francisco and the greater Bay Area.

San Francisco

Planning
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4. Surrounding Properties and Neighborhood. The subject property is located within the Neighborhood
Commercial, Small Scale (NC-2) Zoning District, 100-A Height and Bulk District, and Coastal Zone area.
The property is located within the Parkside neighborhood, adjacent to the Lakeshore neighborhood. The
immediate neighborhood’s context is predominantly mixed in character with one-to-three story
residential and commercial developments. Immediately to the south of the subject property is a vacant
parking lot and a one-story restaurant, Java Beach Café, to the east are four three-story multi-unit
residential buildings, and to the southeast is a two-story motel. Across the street of the subject property
is 2700 Sloat Blvd., the current home of the Sloat Garden Center. Other zoning districts in the vicinity of
the subject property include RH-1 (Residential-House, One-Family), RM-2 (Residential-Mixed, Moderate
Density), and P (Public) Zoning Districts.

The Project is located within the boundaries of the Sunset Chinese Cultural District, which was established
in July 2021. The Sunset Chinese Cultural District’s mission is to recognize the neighborhood’s history,
preserve the legacy and traditions uniquely born in the Sunset, recognize and memorialize the Chinese
American experience, and preserve and increase the depth and impact of the Chinese American legacy in
San Francisco. Currently, this Cultural District does not include any land use regulations that apply to the
Project.

5. Public Outreach and Comments. Prior to the submittal of the listed applications, the Project Sponsors
conducted a Pre-Application Meeting on August 4, 2021 and subsequently held a kick-off meeting on
August 28, 2021. Both meetings were well attended. Since the kick-off meeting, the Sponsors have
continued to provide community members with Project updates via a monthly newsletter and a dedicated
website. Over 200 community members have already expressed support for the proposed development
including Cub Scout Pack 0108, The Kennelly and Michael Dillon Schools of Irish Dance, SF Connaught
Social and Athletic Club, and District 4 Board of Supervisor, Joel Engardio. To date, the Department has
not received any correspondence in opposition of the Project.

6. Planning Code Compliance. The Commission finds that the Project is consistent with the relevant
provisions of the Planning Code in the following manner:

Pursuant to Planning Code Section 330, the Project is consistent with the Coastal Zone Permit process
and conforms to the requirements and objectives of the San Francisco Local Coastal Program.

7. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and
Policies of the General Plan:

HOUSING ELEMENT
Goals, Objectives, and Policies

GOAL 5. PROMOTE NEIGHBORHOODS THAT ARE WELL-CONNECTED, HEALTHY, AND RICH
WITH COMMUNITY CULTURE.

OBJECTIVE 5.C
ELEVATE EXPRESSION OF CULTURAL IDENTITIES THROUGH THE DESIGN OF ACTIVE AND
ENGAGING NEIGHBORHOOD BUILDINGS AND SPACES.

San Francisco
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Policy 37

Facilitate neighborhoods where proximity to daily needs and high-quality community services and
amenities promotes social connections, supports caregivers, reduces the need for private auto travel, and
advances healthy activities

COMMUNITY FACILITIES ELEMENT

Objectives and Policies

OBJECTIVE 3
ASSURE THAT NEIGHBORHOOD RESIDENTS HAVE ACCESS TO NEEDED SERVICES AND A FOCUS
FOR NEIGHBORHOOD ACTIVITIES.

Policy 3.1
Provide neighborhood centers in areas lacking adequate community facilities.

Policy 3.3
Develop centers to serve an identifiable neighborhood.

Policy 3.4
Locate neighborhood centers so they are easily accessible and near the natural center of activity.

Policy 3.5

Develop neighborhood centers that are multipurpose in character, attractive in design, secure and
comfortable, and inherently flexible in meeting the current and changing needs of the neighborhood
served.

Policy 3.6
Base priority for the development of neighborhood centers on relative need.

Policy 3.8
Provide neighborhood centers with a network of links to other neighborhood and citywide services.

COMMERCE AND INDUSTRY ELEMENT

Objectives and Policies

OBJECTIVE 1
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE TOTAL CITY
LIVING AND WORKING ENVIRONMENT.

Policy 1.1
Encourage development which provides substantial net benefits and minimizes undesirable
consequences. Discourage development which has substantial undesirable consequences that cannot be
mitigated.

San Francisco
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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.

Policy 2.3
Maintain a favorable social and cultural climate in the city in order to enhance its attractiveness as a firm
location.

PROVIDE EXPANDED EMPLOYMENT OPPORTUNITIES FOR CITY RESIDENTS, PARTICULARLY
THE UNEMPLOYED AND ECONOMICALLY DISADVANTAGED.

Policy 3.1
Promote the attraction, retention and expansion of commercial and industrial firms which provide
employment improvement opportunities for unskilled and semi-skilled workers.

Policy 3.2

Promote measures designed to increase the number of San Francisco jobs held by San Francisco
residents.

Objectives and Policies

MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, THE
RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT.

POLICY 3.3

Promote efforts to achieve high quality of design for buildings to be constructed at prominent
locations.

IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL SAFETY,
COMFORT, PRIDE AND OPPORTUNITY.

POLICY 4.12
Install, promote and maintain landscaping in public and private areas.

Objectives and Policies

San Francisco
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IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.

POLICY 25.2
Maintain and expand the planting of street trees and the infrastructure to support them.

POLICY 25.4
Preserve pedestrian-oriented building frontages

WESTERN SHORELINE AREA PLAN

Objectives and Policies

PRESERVE THE SCALE OF RESIDENTIAL AND COMMERCIAL DEVELOPMENT ALONG THE
COASTAL ZONE AREA.

Policy 11.7
Maintain a community business district along Sloat Boulevard within the Coastal Zone to provide goods
and services to residents of the outer Sunset and visitors to the Zoo and Ocean Beach.

On balance, the Project is consistent with the Objectives and Policies of the General Plan and the Western
Shoreline Area Plan. The Project will develop a state-of-the-art community facility for San Francisco’s Irish
population and larger community. As one of the few community facilities on the west side of the City, the new
and improved community facility, operated by the United Irish Cultural Center, will continue to serve as a
center that enhances the lives of its community members by providing a space for informal activities and
programs related to recreation, education and civic concerns of all age groups. While the center’s
programming will have a focus on preserving and reflecting the history of Irish community, the center will
continue to enhance the community life of Outer Sunset residents by providing a space for all reactional,
educational, and civic activities. Having served the community for more than 45 years, the United Irish
Cultural Center, a non-profit organization, is a proven manager and operator of a large community facility.

The Project will also expand the existing community facility’s ability to serve the neighborhood with
additional neighborhood serving retail use opportunities, job opportunities, and business opportunities.
Additionally, the Project will reinforce and enhance the nearby neighborhood serving commercial corridor
by introducing additional patrons to the area.

Designed with an eye on reflecting the history and aspirations of the Irish community, the proposed mixed-
use building will incorporate elements of the Irish culture including blue Kilkenny limestone and a rooftop
that represents the four provinces of Ireland. As a prominent high-quality design, the new community facility
will serve as a new visual focal point that marks the presence of the Irish community in San Francisco and
the greater Bay Area. The Project will also beautify the immediately adjacent public right of way with
improved pedestrian walkways that include new ADA curb ramps, street trees, and bicycle parking spaces.

San Francisco
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Located within proximity to public transportation, the Project is not expected to impede public
transportation, vehicle traffic patterns, or overburden the neighborhood’s existing on-street parking
availability. The subject property is located less than a block from the 18 and 23 bus lines and less than a
quarter mile from [-Muni line. Additionally, the Project will contain 54 off-street parking spaces and two car
share spaces at the basement level of the subject building. On-street passenger and freight loading will also
be provided along both 45th Ave. and Wawona Street.

8. 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 complies 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.

The Project will not remove or displace an existing neighborhood serving retail uses. The Project site
is currently and will continue to be occupied by a community facility (United Irish Cultural Center).
The Project will, however, enhance and provide neighborhood serving retail use opportunities, job
opportunities, and business opportunities to the residents of the neighborhood. Furthermore, the
Project will introduce new patrons to the area, and therefore, strengthen the customer base of
existing retail uses and contribute to the demand for new retail uses serving the area.

B. That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods.

The Project will conserve and protect the existing housing and neighborhood character, including
the cultural and economic diversity of the neighborhood. The Project will maintain and help grow
the presence of the United Irish Cultural Center within the Outer Sunset and Parkside neighborhoods
by demolishing an existing two-story, community facility building and constructing a six-story-over-
basement, mixed-use building with private and public community facilities, bar, restaurant, office,
nighttime entertainment, and instructional uses. Additionally, the Project will reinforce and enhance
the nearby neighborhood serving commercial corridor by introducing additional patrons to the
area.

Reflecting the history and aspirations of the Irish community, the proposed building will incorporate
elements of the Irish culture including blue Kilkenny limestone and a rooftop that represents the four
provinces of Ireland. As a prominent high-quality design, the new community facility will serve as a
new visual focal point that marks the presence of the Irish community in San Francisco and the
greater Bay Area while respecting the scale and form of the surrounding neighborhood.

C. Thatthe City's supply of affordable housing be preserved and enhanced,
The Project does not currently possess any existing affordable housing.

D. That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking.
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The Project is not expected to impede public transportation, vehicle traffic patterns, or overburden
the immediate neighborhood’s existing on-street parking availability; the Project site is well served
by public transportation. The subject property is located less than a block from the 18 and 23 bus
lines and less than a quarter mile from [-Muni line. Additionally, the Project will contain 54 off-street
parking spaces and two car share spaces at the basement level of the subject building. On-street
passenger and freight loading will be provided along both 45" Ave. and Wawona Street.

E. Thatadiverse 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 sectors due to a commercial office development
and will not affect residents’ employment and ownership opportunities of industrial and service
sector. Rather, the Project will increase the future employment and ownership opportunities. The
Project will demolish a two-story, community facility building and construct a much larger mixed-
use building that includes private and public community facilities, restaurant, bar, office, nighttime
entertainment, and instructional uses.

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

The Project will be designed and constructed to conform to the structural and seismic safety
requirements of the Building Code. As such, this Project will improve the property’s ability to
withstand an earthquake.

G. Thatlandmarks and historic buildings be preserved.
Currently, the Project Site does not contain any City Landmarks or historic buildings.

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

The Project will create a new shadow on the San Francisco Zoo which is under the jurisdiction of the
Recreation and Park Department. However, the amount of net new shadow cast onto the Zoo as a
result of the Project will not be significant or adverse to the enjoyment of the park.

9. The Projectis 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.

10. The Commission hereby finds that approval of the Coastal Zone Permit 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 Costal Zone Permit Application No. 2022-
001407CTZ subject to the following conditions attached hereto as “EXHIBIT B” in general conformance with plans
on file, dated July 18,2023, and stamped “EXHIBIT C”,which is incorporated herein by reference as though fully set
forth.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Coastal Zone Permit to the
Board of Appeals within fifteen (15) days after the date of this Motion. The effective date of this Motion shall be
the date of this Motion if not appealed (after the 15-day period has expired) OR the date of the decision of the
Board of Appeals if appealed to the Board of Appeals. For further information, please contact the Board of Appeals
at (628) 652-1150, 49 South Van Ness Ave., Suite 1475, San Francisco, CA 94103.

APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Coastal Zone Permit to the
California Coastal Commission within ten (10) working days after the California Coastal Commission receives
notice of final action from the Planning Department pursuant to the provisions of Section 330.9. Appeals to the
California Coastal Commission are subject to the aggrieved party provisions in Section 330.2(a). An applicant is
required to exhaust local appeals before appealing to the California Coastal Commission. For further information
about appeals to the California Coastal Commission, including current fees, contact the North Central Coast
District Office at (415) 904 - 5260.

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 July 27, 2023.

Digitally signed
W La ura C by Laura C Lynch
Date: 2023.08.09

Laura I_yn(jh LynCh 08:42:20 07'00'
Acting Commission Secretary

AYES: Braun, Ruiz, Diamond, Imperial, Koppel, Tanner
NAYS: None
ABSENT: Moore

ADOPTED: July 27,2023
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EXHIBITB

Authorization

This authorization is for a coastal zone permit to allow the demolition of an existing two-story, community facility
and new construction of a six-story-over-basement, mixed-use building (approximately 129,538 square feet) to be
operated by the United Irish Cultural Center that contains Public and Private Community Facilities, Restaurant,
Bar, Office, Nighttime Entertainment, and Instructional land uses pursuant to Planning Code Sections 249.96, 303,
and 330 within the NC-2 District, Wawona Street and 45" Avenue Cultural Center Special Use District, and a 100-A
Height and Bulk District; in general conformance with plans, dated July 18, 2023, and stamped “EXHIBIT C”
included in the docket for Record No. 2022-001407CTZ and subject to conditions of approval reviewed and
approved by the Commission on July 27, 2023 under Motion No. 21375. 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 July 27, 2023 under
Motion No. 21375.

Printing of Conditions of Approval on Plans

The conditions of approval under the “Exhibit B” of this Planning Commission Motion No. 21375 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 Coastal Zone Permit 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 Coastal Zone
Permit.
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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 date
that the Planning Code text amendment(s) and/or Zoning Map amendment(s) become effective. 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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.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 the date that the Planning Code text amendment(s) and/or Zoning Map
amendment(s) became effective.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.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 628.652.7463,
www.sfplanning.org
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6. Additional Project Authorization. The Project must obtain a Conditional Use Authorization, Planning Code
Text Amendment Code to create the Wawona Street and 45th Avenue Cultural Center Special Use District at
2700 45th Avenue, Assessor’s parcel Block No. 2513, Lot No. 026, and amend Zoning Map No. SU13 toillustrate
the Wawona Street And 45th Avenue Cultural Center Special Use District (Board of Supervisor File No. 230505).
The conditions set forth below are additional conditions required in connection with the Project. If these
conditions overlap with any other requirement imposed on the Project, the more restrictive or protective
condition or requirement, as determined by the Planning Director, shall apply.

This approval is contingent on and will be of no further force and effect until the date that the San Francisco
Board of Supervisors has approved by resolution approving the Planning Code Text Amendment and Map
Amendment.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Parking and Traffic

7. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall coordinate
with the Traffic Engineering and Transit Divisions of the San Francisco Municipal Transportation Agency
(SFMTA), the Police Department, the Fire Department, the Planning Department, and other construction
contractor(s) for any concurrent nearby Projects to manage traffic congestion and pedestrian circulation
effects during construction of the Project.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

Monitoring - After Entitlement

8. 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 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 628.652.7463,
www.sfplanning.org

Revocation due to Violation of Conditions. Should implementation of this Project result in complaints from
interested property owners, residents, or commercial lessees which are not resolved by the Project Sponsor
and found to be in violation of the Planning Code and/or the specific conditions of approval for the Project as
set forth in Exhibit B of this Motion, the Zoning Administrator shall refer such complaints to the Commission,
after which it may hold a public hearing on the matter to consider revocation of this authorization.

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,
www.sfplanning.org

San Francisco

Planning
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COASTAL ZONE PERMIT (CTZ)

ATTENTION: A Project Application must be completed and/or attached prior to submitting this
Supplemental Application. See the Project Application for instructions.

Pursuant to Planning Code Section 330, all projects within San Francisco’s Coastal Zone Area may be required
to apply for a Coastal Zone Permit for projects involving demolition, new construction, reconstruction,
alteration, change of use, change of occupancy, condominium conversion, and public improvement.

For questions, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are
able to assist you.

Espaiiol: Si desea ayuda sobre como llenar esta solicitud en espafiol, por favor llame al 628.652.7550. Tenga en
cuenta que el Departamento de Planificacion requerira al menos un dia habil para responder.

X MREFERGEATERENRFERMER, #FE8E628.652.7550, FHIE, REMPAFEED
— {8 T{F B 2R[EIFE.

Filipino: Kung gusto mo ng tulong sa pagkumpleto ng application na ito sa Filipino, paki tawagan ang
628.652.7550. Paki tandaan na mangangailangan ang Planning Department ng hindi kukulangin sa isang araw
na pantrabaho para makasagot.

WHAT IS A COSTAL ZONE PERMIT?

The Califonia Coastal Commission, in partnership with coastal cities and counties, plans and regulates the use of
land and water in the designated coastal zone. Certain development activities, defined by the California Coastal
Act of 1976, generally require a Coastal Zone Permit from either the California Coastal Commission or the local
government. These include, but are not limited to: new construction, demolition, or alterations of structures,
divisions of land, activities that change the intensity of use of land or public access to coastal waters, rip-rap repair,
dredging, repair or maintenance to structures located in an environmentally sensitive habitat area, and alterations
of land forms including removal or placement of vegetation, on a beach, wetland or sand dune, or within 100 feet of
the edge of a coastal bluff, or stream or in areas of natural vegetation. See Planning Code Section 330 for additional
information.

Projects that require a Coastal Zone Permit from the Planning Department shall be reviewed for consistency with
the City’s Western Shoreline Plan, within the San Francisco General Plan. A public hearing is not required unless
the proposed project is within the California Coastal Commission appealable subarea or if the Zoning Administrator
determines that the project has a significant impact on the Coastal Zone. The applicant shall be notified as to
whether the application requires a public hearing. For more information about the Coastal Commission, please visit
the following website: http://www.coastal.ca.gov.

WHEN IS A COASTAL ZONE PERMIT NECESSARY?

San Francisco’s Coastal Zone Area is shown in Section Maps CZ4, CZ5, and CZ13 of the Zoning Map and in the City
Zoning Block Books. Projects within the following City Assessor’s blocks may be required to apply for a Coastal
Permit Application. Blocks: 1481*, 1483*, 1590, 1591, 1592, 1593, 1595, 1596, 1597, 1598, 1689, 1690, 1691, 1692,
1700%, 1701, 1702, 1703, 1802, 1803, 1804, 1805, 1806, 1893, 1894, 1895, 1896, 2001, 2085, 2086, 2168, 2169, 2301,
2314,2377,2513,2515, 2516, 7281, 7283, 7309*, 7309A*, 7333*, 7334*, 7337*, 7380*, 7384*.
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*Only a portion of these blocks are within the Coastal Zone. Consult the City Zoning Block Books to determine whether
your property is within the Coastal Zone.

Applicants of projects over tidelands, Lake Merced, the Olympic Country Club, and the Pacific Ocean shore extending
3 miles out to sea are required to apply to the California Coastal Commission for a Coastal Zone Permit.

FEES

Please refer to the Planning Department Fee Schedule available at www.sfplanning.org. For questions related to
the Fee Schedule, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are able
to assist you.

Fees will be determined based on the estimated construction costs. Should the cost of staff time exceed the initial
fee paid, an additional fee for time and materials may be billed upon completion of the hearing process or permit
approval. Additional fees may also be collected for preparation and recordation of any documents with the San
Francisco Assessor-Recorder’s office and for monitoring compliance with any conditions of approval.
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Property Information

Project Address: 2700 45th Avenue Block/Lot(s): 2513/026

Under penalty of perjury the following declarations are made:

a) Theundersigned is the owner or authorized agent of the owner of this property.
)

O

The information presented is true and correct to the best of my knowledge.
) Otherinformation or applications may be required.
) I hereby authorize City and County of San Francisco Planning staff to conduct a site visit of this property as part of the City’s

review of this application, making all portions of the interior and exterior accessible through completion of construction and

C

o

in response to the monitoring of any condition of approval.

e) |attestthat personally identifiable information (PIl) - i.e. social security numbers, driver’s license numbers, bank accounts -
have not been provided as part of this application. Furthermore, where supplemental information is required by this
application, PIl has been redacted prior to submittal to the Planning Department. | understand that any information provided

to the Planning Department becomes part of the public record and can be made available to the public for review and/or

posted to Department websites.

Dane Bunton

Signature Name (Printed)
02/14/2022

Date

Architect 510-612-7758 dane@studiobanaa.com
Relationship to Project Phone Email

(i.e. Owner, Architect, etc.)

For Department Use Only
Application received by Planning Department:

By: Date:
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P?%UJEBT APPLICATION (PR

A Project Application must be submitted for any Building Permit Application that requires an intake for Planning
Department review, including for environmental evaluation or neighborhood notification, or for any project that
seeks an entitlement from the Planning Department, such as a Conditional Use Authorization or Variance. For more,
see the Project Application Informational Packet.

Cost for Time and Materials: Any time and materials exceeding initial fees charged for services provided are subject
to billing.

For questions, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are able to
assist you.

Espaiiol: Si desea ayuda sobre cdmo llenar esta solicitud en espafiol, por favor llame al 628.652.7550. Tenga en cuenta
que el Departamento de Planificacion requerira al menos un dia habil para responder.

hX: NREHFERGERPEREMNRFERHED, F5E628.652.7550, FHiTE, HEHMPAFTEEL—ET
{E B ZR[EIFE.

Filipino: Kung gusto mo ng tulong sa pagkumpleto ng application na ito sa Filipino, paki tawagan ang 628.652.7550.
Paki tandaan na mangangailangan ang Planning Department ng hindi kukulangin sa isang araw na pantrabaho para
makasagot.

HOW TO SUBMIT: HOW TO SUBMIT:

For projects that do not require an entitlement action For projects that require an entitlement from the Planning
by the Planning Department, but require Planning Department (e.g., Conditional Use, Variance), submit
Department review of a Building Permit Application, a Project Application with any required supplemental
please present a complete signed Project Application applications online at sfplanning.org/resource/prj-

along with the Building Permit Application for intake at application.
https://sfdbi.org/inhousereview.
WHAT TO SUBMIT: WHAT TO SUBMIT:

®  One (1) complete and signed PRJ application, or
complete online submittal, including the following:

O One (1) complete and signed application.

O Two (2) hard copy sets of plans that meet the =
Department of Building Inspection’s submittal
standards. Please see the Planning Department’s
Plan Submittal Guidelines for more information.

An electronic copy of plans in pdf format,
formatted to printat 11” x 17”. Please see the
Department’s Plan Submittal Guidelines for more
information about the required contents of plan
submittals.

O A Letter of Authorization from the owner(s)
designating an Authorized Agent to communicate ®

A Letter of Authorization from the owner(s
with the Planning Department on their behalf. uthorizau wner(s)

designating an Authorized Agent to communicate

O Pre-Application Meeting materials, if required. See with the Planning Department on their behalf.

the Pre-Application Meeting Informational Packet ®  Pre-Application Meeting materials, if required. See
for more information. the Pre-Application Meeting Informational Packet
for more information.

Note: The applicable fee amount for Building Permit

Applications will be assessed and collected at intake ®  Currentor historic photograph(s) of the property.
by the Department of Building Inspection at the
Permit Center at 49 South Van Ness Ave, 2nd Floor. 88  Allsupplemental entitlement applications

(e.g., Conditional Use, Variance) and information
(See Fee Schedule and/or Calculator). for environmental review, as indicated in this

Project Application or in the Preliminary Project
Assessment (PPA) letter.

B  Payment for the required intake fee amount(See.
Fee Schedule and/or Calculator). Electronic
payment is preferred. Non-electronic forms of
payment are also accepted. For questions related
to the Fee Schedule or fee payment, you can call
the Planning counter at 628.652.7300 or email

pic@sfgov.org.
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San Francisco

PROJECT APPLICATION (PR))

Property Information

ProjectAddress: 2700 45th Avenue

Block/Lot(s): 2513/026

Property Owner’s Information

Name: United Irish Cultural Center, Inc.

rddress: 2700 45th Avenue, San Francisco, CA 94116  Email Address: Ireidy@irisheenterst.org

Te[ephone: 415-860-1854

Applicant Information

[ same as above

Name: Dane Bunton

Company/Organization: Studio BANAA

. . ; .d tudiob )

Address: 118 Precita Avenue, San Francisco, CA 94110 Email Address: dane@studiobanaa.com
Telephone: 510-612-7758

Please Select Billing Contact: [ Owner O Applicant [ Other (see below for details)

Name: Dane Bunton . dane@studiobanaa.com - 510-612-7758
ame: Email: Phone:

Please Select Primary Project Contact: [ Owner O Applicant [ Billing

Related Building Permit Applications (any active building permits associated with the project)

[0 N/A

Building Permit Application No(s):

Related Preliminary Project Assessments (PPA)

OO N/A
PPA Application No: 2021-010236PPA PPA Letter Date: 12/10/2021
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PROJECT DESCRIPTION:

Please provide a narrative project description that summarizes the project and its purpose. Please list any required approvals
(e.g. Variance) or changes to the Planning Code or Zoning Maps if applicable.

THIS PROJECT CONSISTS OF A NEW SIX-STORY 109,384 SQUARE FOOT BUILDING FOR THE
UNITED IRISH CULTURAL CENTER OF SAN FRANCISCO.

THE BUILDING WILL HOLD A NUMBER OF PROGRAMMATIC USES AND FUNCTIONS,
INCLUDING (BY FLOOR);

B2 - INDOOR POOL AND AQUATIC CENTER

B2 MEZZANINE - STORAGE

B1 - PARKING (APPROXIMATELY 52 SPACES)

1ST - LOBBY, DIGITAL GALLERY, EMERALD PUB

2ND - BANQUET HALL / THEATRE, BAR, SCREENING THEATER
2ND FLOOR MEZZANINE - BANQUET / THEATRE SEATING
3RD - DOWLING LIBRARY, IRISH MUSEUM

4TH - ADMINISTRATIVE OFFICES AND CLASSROOMS

5TH - GYM

6TH - RESTAURANT & BAR, ROOF DECK AND GARDEN

PROJECT WILL REQUIRE APPROVAL OF A NEW SPECIAL USE DISTRICT AND ZONING MAP
AMENDMENT.

PROJECT DETAILS:

[0 Changeof Use [ New Construction [ Demolition [J Facade Alterations ~ [J ROW Improvements
[ Additions [0 Legislative/Zoning Changes [ Lot Line Adjustment-Subdivision (1 Other:

Residential: [ Senior Housing [1100% Affordable [J Student Housing [ Dwelling Unit Legalization
CJinclusionary Housing Required  [] State Density Bonus [ Accessory Dwelling Unit

Indicate whether the project proposes rental or ownership units: [JRental Units [JOwnership Units []Don’t Know

Indicate whether a Preliminary Housing Development Application (SB-330) is or has been submitted: [Yes [INo

Non-Residential: [ Formula Retail [J Medical Cannabis Dispensary [ Tobacco Paraphernalia Establishment
O Financial Service [0 Massage Establishment [ Other; ¥/ Culture! Center
$46,678,768

Estimated Construction Cost:
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This form will determine if further environmental review is required.

If you are submitting a Building Permit Application onl

please respond to the below questions to the best of your knowledge.

You do not need to submit any additional materials at this time, and an environmental planner will contact you with further

instructions.

If you are submitting an application for entitlement, please submit the required supplemental applications, technical studies, or
other information indicated below along with this Project Application.

Environmental Topic Information Applicable to Notes/Requirements
Proposed Project?
la. General Estimated construction duration (months): N/A
1b. General Does the project involve replacement or [ Yes [ No
repair of a building foundation? If yes,
please provide the foundation design type
(e-‘%-, mat foundation, spread footings, The project requires a new 36" mat slab foundation.
drilled piers, etc.)
1c. General Does the project involve a change of useof |[] Yes [ No
10,000 square feet or greater?
1d. General Does Chapter 29 of the San Francisco O Yes [ No If yes, please attach feasibility study
Administrative Code apply to the proposed to application. If applicant is unclear
project? about Chapter 29 applicability, please
contact your City Attorney.
Planning will not accept the
application without applicant
verification that Chapter 29 does not
apply, or a completed feasibility study.
2a. Transportation | Does the project involve a child care facility |[] Yes [ No If yes, submit an Environmental
or school with 30 or more students, or a Supplemental- School and Child Care
location 1,500 square feet or greater? Drop-Off & Pick-Up Management Plan.
2b. Transportation | Would the project involve the [ Yes [ No
intensification of or a substantial
increase in vehicle trips at the project
site or elsewhere in the region due to
autonomous vehicle or for-hire vehicle fleet
maintenance, operations, or charging?
3. Shadow @ Would the project result in any construction | [l Yes [ No If yes, an initial review by a shadow
over 40 feet in height? expert, including a recommendation
as to whether a shadow analysis
is needed, may be required, as
determined by Planning staff. (If the
project already underwent Preliminary
Project Assessment, refer to the
shadow discussion in the PPA letter.)
An additional fee for a shadow review
may be required.
4a. Historic Would the project involve changes to the [ Yes [ No If yes, submit a complete
Preservation front facade or an addition visible from the Historic Resource Determination
public right-of-way of a structure built 45 Supplemental Application. Include all
or more years ago or located in a historic materials required in the application,
district? including a complete record (with
copies) of all building permits.
4b. Historic Would the project involve demolition of O Yes [ No If yes, a historic resource evaluation

Preservation

a structure constructed 45 or more years
ago, or a structure located within a historic
district?

(HRE) report will be required. The
scope of the HRE will be determined in
consultation with CPC-HRE@sfgov.org.

@ Please see the Property Information Map or speak with staff at the Planning Counter to determine if this applies.
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Environmental Topic

Information

Applicable to
Proposed Project?

Notes/Requirements

5. Archeology Would the project result in soil disturbance/ | [ Yes [ No If Yes, provide depth of excavation/
modification greater than two (2) feet disturbance below grade (in feet*):
below grade in an archeologically sensitive
area or eight (8) feet below grade in a non-
archeologically sensitive area?

*Note this includes foundation work
6a. Geology Is the project located within a Landslide [ Yes [ No A geotechnical report prepared by
and Soils Hazard Zone, Liquefaction Zone or on a lot a ci)ualified professional must be

with an average slope of 25% or greater? submitted if one of the following
________________________ thresholds apply to the project:
Area of excavation/disturbance (in square The project involves:
feet): « new building construction,

except one-story storage or

16,250 SF utility occupancy; &

« horizontal additions, if the
Amount of excavation (in cubic yards): footprint area increases more
than 50%;

19861.11 cyd « horizontal and vertical additions
increase more than 500 square
feet of new projected roof area;
or

. g}:ading performed at a site in
the landslide hazard zone.
A geotechnical report may also be
required for other circumstances
as determined by Environmental
Planning staff.
6b. Geology @ Does the project involve a lot split located |[] Yes [ No A cat%gorical exemption cannot be
and Soils on a slope equal to or greater than 20 issued. Please contact CPC.EPIntake@
percent? sfgov.org, once a Project Application
has been submitted.

7. Air Quality @ Would the project add new sensitive [ Yes [ No If yes, submit an Article 38 Compliance
receptors (residences, schools, child care application with the Department of
facilities, hospitals or senior-care facilities) Pu%lic Health.
within an Air Pollutant Exposure Zone?

8a. Hazardous Is the project site located within the 3 Yes [ No If yes, submit a Maher Application

Materials Maher area or on a site containing Form to the Department of Public
potential subsurface soil or groundwater Health and submit documentation of
contamination and would it involve ground Maher enrollment with this Project
disturbance of at least 50 cubic yards or a Application.
change of use from an industrial use to a
residential or institutional use? Certain projects may be eligible for

a waiver from the Maher program.
For more information, refer to the
Department of Public Health’s
Environmental Health Division.
Maher enrollment may also be
required for other circumstances
as determined by Environmental
Planning staff.

8b. Hazardous Is the project site located on a Cortese site  |[] Yes [ No If yes, submit documentation of

Materials or would the project involve work on a enrollment in the Maher Program ﬂper
site with an existing or former gas station, above), or a Phase | Environmenta
Earking lot, auto repair, dry cleaners, or Site Assessment prepared by a

eavy manufacturing use, or a site with qualified consultant.

current or former underground storage
tanks?
9. FEMAFloodplan [ Yes [ No If yes, please submit a Flood Hazard

Is the proﬂect site located within a FEMA
Special Flood Hazard Area (AE, AO, and/or
VE Zone)?

Zone Protection Checklist with the
Department of Building Inspection.

Please see the Property Information Map or speak with staff at the Planning Counter to determine if this applies.
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General Land Use

Project Features

Land Use - Residential

All fields relevant to the project must be completed in order for this application to be accepted.

‘ Existing ‘ Proposed
Parking GSF 4,968 10,923
Residential GSF 0 0
Retail/Commercial GSF 0 0
Office GSF 0 0
Industrial-PDR 0 0
Medical GSF 0 0
Visitor GSF 0 v
CIE (Cultural, Institutional, 21,263 109,384
Educational)
Dwelling Units - Affordable 0 0
Dwelling Units - Market Rate 0 0
Dwelling Units - Total 0 0
Hotel Rooms 0 0
Number of Building(s) 1 1
Number of Stories 3 6
Parking Spaces 13 52
Loading Spaces |0 0
Bicycle Spaces 0 54
Car Share Spaces 0 1
Useable Open Space GSF 4,968 7,116
Public Open Space GSF 0 7,116
Roof Area GSF - Total 11,574 12,692
Living Roof GSF 0 1,266
Solar Ready Zone GSF 0 3,915
Other:
Studio Units 0 0
One Bedroom Units 0 0
Two Bedroom Units 0 0
Three Bedroom (or +) Units 0 0
Group Housing - Rooms 0 0
Group Housing - Beds 0 0
SRO Units 0 0
Micro Units 0 0
Accessory Dwelling Units 0 0
For ADUs, list all ADUs and include unit type
(e.g. studio, 1 bedroom, 2 bedroom, etc.) and
the square footage area for each unit.
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Under penalty of perjury the following declarations are made:
The undersigned is the owner or authorized agent of the owner of this property.
The information presented is true and correct to the best of my knowledge.

o Q

)

)

c) Otherinformation or applications may be required.
)

I hereby authorize City and County of San Francisco Planning staff to conduct a site visit of this property as part of the City’s

review of this application, making all portions of the interior and exterior accessible through completion of construction and

o

in response to the monitoring of any condition of approval.

e) |attest that personally identifiable information (PII) - i.e. social security numbers, driver’s license numbers, bank accounts -
have not been provided as part of this application. Furthermore, where supplemental information is required by this
application, PIl has been redacted prior to submittal to the Planning Department. | understand that any information provided

to the Planning Department becomes part of the public record and can be made available to the public for review and/or

posted to artment websites.

Dane Bunton

owne
Signature Name (Printed)
02/14/2022
Date
Architect 510-612-7758 dane@studiobanaa.com
Relationship to Project Phone Email

(i.e. Owner, Architect, etc.)

For Department Use Only
Application received by Planning Department:

By: Date:
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ATTENTION: A Project Application must be completed and/or attached prior to submitting this
Supplemental Application. See the Project Application for instructions.

Pursuant to Planning Code Section 303, the Planning Commission shall hear and make determinations
regarding Conditional Use Authorization applications.

For questions, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are
able to assist you.

Espafiol: Si desea ayuda sobre como llenar esta solicitud en espafiol, por favor llame al 628.652.7550. Tenga en
cuenta que el Departamento de Planificacion requerira al menos un dia habil para responder.

X MREHFLERGEATUERENHFERNER, HHE628.652.7550, FHEE, HEMPAFEED
— BT {F B 2R[EFE.

Filipino: Kung gusto mo ng tulong sa pagkumpleto ng application na ito sa Filipino, paki tawagan ang
628.652.7550. Paki tandaan na mangangailangan ang Planning Department ng hindi kukulangin sa isang araw
na pantrabaho para makasagot.

WHAT IS A CONDITIONAL USE AUTHORIZATION?

A Conditional Use refers to a use that is not principally permitted in a particular Zoning District. Conditional Uses
require a Planning Commission hearing in order to determine if the proposed use is necessary or desirable to the
neighborhood, whether it may potentially have a negative effect on the surrounding neighborhood, and whether
the use complies with the San Francisco General Plan. During this public hearing the Planning Commission will
“condition” the use by applying operational conditions that may minimize neighborhood concerns as well as other
conditions that may be required by the Department and the Planning Code. Conditional Use Authorizations are
entitlements that run with the property, not the operator.

WHEN IS A CONDITIONAL USE AUTHORIZATION NECESSARY?

For each Zoning District, the Planning Code contains use charts that list types of uses and whether each is permitted
as of right (P), conditionally permitted (C), or not permitted (NP or blank). In addition to those particular uses,

the Conditional Use Authorization process is utilized for various other applications included but not limited to
dwelling unit removal, Planned Unit Developments (PUD’s), and for off-street parking in certain Zoning Districts.
Please consult a planner at the Planning counter at the Permit Center for additional information regarding these
applications.

FEES

Please refer to the Planning Department Fee Schedule available at www.sfplanning.org. For questions related to
the Fee Schedule, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are able
to assist you.

Fees will be determined based on the estimated construction costs. Should the cost of staff time exceed the initial
fee paid, an additional fee for time and materials may be billed upon completion of the hearing process or permit
approval. Additional fees may also be collected for preparation and recordation of any documents with the San
Francisco Assessor-Recorder’s office and for monitoring compliance with any conditions of approval.

PAGE1 | SUPPLEMENTAL APPLICATION - CONDITIONAL USE AUTHORIZATION V. 05.20.2021 SAN FRANCISCO PLANNING DEPARTMENT


https://sfplanning.org/resource/prj-application
mailto:pic%40sfgov.org?subject=
https://sfplanning.org/resource/fee-schedule-applications
mailto:pic%40sfgov.org?subject=

Property Information

Project Address: 2700 45th Avenue Block/Lot(s): 2513/026

Action(s) Requested
Action(s) Requested (Including Planning Code Section(s) which authorizes action)

The issuance of Conditional Use Authorization pursuant to Planning Code Section 303 will be
required for the development of large lot within the NC-2 Zoning District (Section 121.1), a
non-residential use exceeding 4,000 square feet (Section 121.2), and establishment of an Institutional
Use at the second and above floors (Section 711).

Conditional Use Findings

Pursuant to Planning Code Section 303(c), before approving a conditional use authorization, the Planning Commission
needs to find that the facts presented are such to establish the findings stated below. In the space below and on separate
paper, if necessary, please present facts sufficient to establish each finding. For some Conditional Use Authorizations,
additional findings that are unique the specific Conditional Use request must also be made by the Planning Commission.
If such findings are required, as outlined in Planning Code Sections 303(g)-(z), please provide those separately and
append to this application.

1. Thatthe proposed use or feature, at the size and intensity contemplated and at the proposed location, will provide
a development that is necessary or desirable for, and compatible with, the neighborhood or the community. If the
proposed use exceeds the non-residential use size limitations for the zoning district, additional findings must be
provided per Planning Code Section 303(c)(1)(A-C).

This Conditional Use Authorization would allow the United Irish Cultural Center, a 501¢3 nonprofit organization, to
reimagine the existing center and provide a state-of-the-art community space that will serve the immediate neighborhood,
the City at large, and the Irish community throughout the Bay Area. For more than 45 years, the Cultural Center has
operated in the original 2-story building and has not been significantly renovated since it was first constructed in 1975. The
Cultural Center has been serving San Francisco since its founding as a community space that hosts events of every kind and
has become a cultural institution in the City.

The Cultural Center’s current facility cannot be sustained long term and has outgrown the original space built over 45 years
ago. To ensure the long-term viability of the Cultural Center and its ability to continue serving the San Francisco
community, a larger space that can better accommodate its ongoing cultural, educational, and recreational activities is
necessary. The Cultural Center intends to replace the existing building with a new center, which would continue and expand
the long-standing community use, necessitating the Conditional Use Authorization.

It should be noted that the Sloat Garden Center across the street from the project proposes a 125" high new building and 400
units of housing, which sets a precedent for development and massings of this scale in this neighborhood.
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2. Thatsuch use or feature as proposed will not be detrimental to the health, safety, convenience or general welfare
of persons residing or working in the vicinity, or injurious to property, improvements or potential development in
the vicinity, with respect to aspects including but not limited to the following:

a. The nature of the proposed site, including its size and shape, and the proposed size, shape and arrangement of
structures;

b. 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;

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

d. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, parking and loading
areas, service areas, lighting and signs.

a. The project will enhance the general welfare of people working and residing in the vicinity by providing a state of the art cultural institution serving
the general public for decades to come. Many public and community functions are proposed, such as but not limited to: aquatics center, basketball, art
and museum, library (for work and study), bar and restaurant, and a public gym. There are many programs included in the future Irish Center and also
activities that involve seniors and children.

b. Off-street parking is provided at the basement B2 level and a bulb-out and loading zone is proposed as part of the project scope. Street improvements
such as updating curb cuts surrounding the center have been included, and 54 bicycle parking spaces have been planned for.

c. An acoustical consultant has been hired to evaluate the proposed building and provide a noise study and recommendations as to mitigate noise. Such
solutions include providing certain STC ratings of glass and walls on the Wawona neighborhood side and limiting hours of the rooftop restaurant.

Dust will be mitigated on exterior facades through regular cleanings and odor will be mitigated in the commercial kitchen spaces through state-of-the
art mechanical ventilation and exhaust systems. Facade and consultant will be retained to consult regarding issues of glare and facade access for
waterproofing, cleaning, etc.

d. Street trees will be added to the sidewalk and a rooftop garden (green roof) will be included on the 6th floor. Parapet walls will be utilized to screen

HVAC units at the roof level. Parking is subterranean and will not be visible from the street. Signage and exterior lighting will be designed as to help
wayfinding and identity to the center.

3. Thatsuch use or feature as proposed will comply with the applicable provisions of this Code and will not adversely
affect the General Plan.

The United Irish Cultural Center will comply with applicable provisions of the code with the exception of the
noted elements included in the Special Use District. In general, the cultural programming in the Center is
unique and would fit into the general plan as an amenity to the neighborhood and for the City.

4. The use or feature satisfies any criteria specific to the use of features listed in Planning Code Section 303(g), et seq.
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Priority General Plan Policies Findings - Planning Code Section 101.1

Proposition M was adopted by the voters on November 4, 1986. It requires that the City shall find that proposed
alterations and demolitions are consistent with eight priority policies set forth in Section 101.1 of the Planning Code.
These eight policies are listed below. Please state how the Project is consistent or inconsistent with each policy. Each
statement should refer to specific circumstances or conditions applicable to the property. Each policy must have a
response. If a given policy does not apply to your project, explain why it is not applicable.

(Add additional sheets if necessary)

1. Thatexisting neighborhood-serving retail uses be preserved and enhanced and future opportunities for resident
employment in and ownership of such businesses enhanced;

The United Irish Cultural Center will create many employment opportunities within the context of food &
beverage, fitness, non-profit, and internal staff. The retail element that exists at the present Irish Center (the
Irish Shoppe) is preserved in the new project and is located at the ground floor. The Emerald Pub (restaurant
and bar) is also preserved it's current location on 45th Avenue, which has served the neighborhood for decades.

2. Thatexisting housing and neighborhood character be conserved and protected in order to preserve the cultural and
economic diversity of our neighborhoods;

'The center has been a central part of the neighborhood since it's creation in 1975 and the new project will
continue that legacy decades into the future with a new facility. The new Irish Cultural Center, while
having a goal of celebrating and preserving the rich Irish heritage and history, will also act as a
community organization serving the diverse cultural and economic backgrounds of the neighborhood.

3. Thatthe City’s supply of affordable housing be preserved and enhanced;

Not applicable as there is no housing associated with the project, past or present.

4. That commuter traffic not impede Muni transit service or overburden our streets or neighborhood parking;

A parking garage has been located which will accommodate approximately 52 parking spaces, bicycle
parking for 54 bicycles, and improved curb ramps at surrounding sidewalks for better pedestrian access. A
bulbout will be added which will accommodate better loading and drop-off pickup. Muni transit service
will not be affected by the project.

5. Thatadiverse 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 create a multitude of new jobs in the service sector for local residents. Two restaurants
and three bars, and a cafe will be included in the project and also a gym, all of which will be opportunities
for staffing. Industrial sectors will not be affected, aside from the construction industry associated with
building the large project.

6. That the City achieve the greatest possible preparedness to protect against injury and loss of life in an earthquake;

The project will be a Type 1 construction and engineered to protect against injury and loss of life in an
earthquake. Architect, general contractor, structural engineer, geotechnical engineer and code
consultants (among others) will be retained to consult about building design and construction in an
effort to create a state of the art facility that lasts many generations into the future.
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7. Thatlandmarks and historic buildings be preserved; and

The new project will preserve the United Irish Cultural Center (as an entity) while building a new
building for that entity that will last for many years serving the local community. While the Irish
Center building will be demolished, it is not a landmark nor historically significant building and will be
replaced by a building that stands as a landmark cultural institution.

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

A consultant produced shadow study has been completed and parks and open space will be protected.
A new roof garden will be created with the project that serves as a new connection to nature and the
environment.
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Under penalty of perjury the following declarations are made:
The undersigned is the owner or authorized agent of the owner of this property.
The information presented is true and correct to the best of my knowledge.

o Q

)

)

c) Otherinformation or applications may be required.
)

I hereby authorize City and County of San Francisco Planning staff to conduct a site visit of this property as part of the City’s

review of this application, making all portions of the interior and exterior accessible through completion of construction and

o

in response to the monitoring of any condition of approval.

e) |attest that personally identifiable information (PII) - i.e. social security numbers, driver’s license numbers, bank accounts -
have not been provided as part of this application. Furthermore, where supplemental information is required by this
application, PIl has been redacted prior to submittal to the Planning Department. | understand that any information provided

to the Planning Department becomes part of the public record and can be made available to the public for review and/or

posted to Department websites.

QM‘ @7{7 Dane Bunton

Signature Name (Printed)
02/14/2022

Date

Architect 510-612-7758 dane@studiobanaa.com
Relationship to Project Phone Email

(i.e. Owner, Architect, etc.)

For Department Use Only
Application received by Planning Department:

By: Date:
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SAN FRANCISCO CITY PLANNING CODE

COASTAL ZONE PERMIT PROCEDURES

Purpose and Coastal Zone Permit Area.

Projects Raquiring Coastal Zone Permit Review.
Definitions.

Projects Exempt from Coastal Zone Permit Review.
Projects Subject to Coastal Zone Permit Review. :
Projects Requiring a Coastal Zone permit from the California
Coastal Commission. .
Application for a Coastal Zone Permit.

Permit Application Review for Consistency with the Local
foastal Program.

Findings.

Determination of Permit Jurisdiction,

Planning Commission Review of Coastal Zone Permits.
Coastal Commission Notification.

Public Notice.

Emergency Coastal Zone Permits.

Appeal Procedures.

Appeaiable Projects.

Who May Appeal a Coastal Zone Permit.

Permit Approval by QOperation of Law,

Effective Date of Approved Projects.

Expiration Date and Extensions.

Coastal Zone Permit Fees.

Procedural Permit Review Changes.




. SEC. 330.

SEC. 330.1.

SEC. 330.2.

PURPOSE AND COASTAL ZONE PERMIT AREA.

{(a) Purpose. The purpose of Section 330 through 330.16 is to
implement the process of reviewing projects within the
Coastal Zone for consistency with the San Francisco lLocal
Coastal Program as required by the California Coastal Act
of 1976 as amended.

{b) Coastal Zone Permit Area. The following regulations
pertain to the San Francisco Coastal Zone Area designated
on Section Maps CZ4, CZI5, and CIZ13 of the Zoning Map.

(Added Ord. 509-85, Approved 11/22/85)

PROJECTS REQUIRING COASTAL ZONE PERMIT REVIEW.

All private projects, except those specifically exempt, shall be
required to apply to the San Francisco Department of City
Planning for a Coastal Zone Permit for demolition, construction,
reconstruction, alterations, change of use, change of occupancy,
condominium conversions or any other development on or affecting
real property located within the designated boundary of the
Coastal Zone.

All public projects, except those specifically exempt, shall be
required to.apply to the San Francisco Department of City
Planning for a Coastal Zone Permit, including any development
project or change of use in the coastal zoné area of Golden Gate
Park, the Zoo, or the Lake Merced area.

A Coastal Zone Permit shall be required in addition to any other
permit application which may be reguired elsewhere by the
Planning Code, Building Code, or other Municipal Code.

(Added Ord. 509-85, Approved 11/22/85)

DEFINITIONS.

For the purposes of this Section 330 through 330.16, the
following definitions shall apply:

{a) An "aggrieved person" for the purpose of appeals to the
Catifornia Coastal Commission shall be any person who
appears at a public hearing in connection with a decision
or action appealed to the California (oastal Commission, or
who by other appropriate means informed in writing the
Zoning Administrator, Planning Commission, or Board of
Permit Appeals.

(b) "“Emergency"” is defined as a sudden unexpected occurrence
demanding immediate action to prevent or mitigate loss or
damage to life, health, property, or essential public
services,

- 386 A -



(e)

{g)

(i}

Enlargement or alteration of any structure other than a
single-family residence or a public structure or facility,
provided that these improvements do not have an adverse
environmental effect, adversely affect public access, or
involve a change in use contrary to any policy of the Local
Coastal Program.

Repair or maintenance activities that do not result in an

addition to, or enlargement or expansion of a structure or
use, provided that it does not fall within the requirement
in Sec. 330.4 (e}, (h), and (i).

The replacement of any structure, other than a public
structure or facility, destroyed by natural disaster. Such
replacement structure shall (1) conform to applicable
Building Code, other standards of this Code and zoning
requirements, and other applicable Municipal Code, (2)
shall be for the same use as the destroyed structure, (3}
shall not exceed either the floor area, height, or bulk of
the destroyed structure by more than 10 percent, and (4)
shall be sited in the same location on the affected
property as the destroyed structure.

The conversion of any existing multiple-unit residential
structure to a time-share project, resort club, vacation
club, estate, or other short-term use.

The installation, testing, and placement in service or the
replacement of any necessary utility connection between an
existing service facility and any development approved
pursuant to this Code,

Recreation and Park tree trimming, reforestation and
support services, landscaping improvements, vegetation
removal and seasonal planting, replacement planting,
maintenance, and other park landscaping and planting
improvements, provided that this activity does not involve
a change contrary to any policy of the Coastal Program.

Recreation and Park Department road maintenance, repairs,
facilities and street lighting, and road and circulation
improvements as proposed in the Golden Gate Park
Transportation Management Plan,

Recreation and Park Department play structures,
maintenance, and any other Park and Recreation activity
that requires no building permit or is subject to section
330.4 (a) through {h) of this Code.

Maintenance dredging of existing navigation channels or
moving dredged matarials from such channels to a disposal
area ocutside the coastal zone, pursuant to a permit from .
the United States Army Corps of Engineers,
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SEC. 330.4.

(k)

Maintenance, improvements, and any other projects within .
the United States Federal lands in designated Golden Gate
National Recreation Areas.

(Added Ord. 509-85, Approved 11/22/85)

PROJECTS SUBJECT TO COASTAL ZONE PERMIT REVIEW.

A Coastal project as defined in Section 330.2(e). ’ w

(a)

(b)

(c)

(d)

(e)

(f)

Construction of any residential or commercial building,
structure, or project as defined in Section 330.2(d).

Any alteration, enlargement or reconstruction of a
structure or building which increases the intensity of use
of the structure or building.

Any alteration, enlargement or reconstruction made pursuant
to a conversion of an existing structure from a multiple
unit rental use or visitor-serving commercial use to a use
involving a fee awnership or long-term leasehold includ1ng
but not limited to a condominium conversion, steck
cooperative conversion, motel/hotel or time-sharing
conversion.

An enlargement or alteration that would result in. an
increase of 10 percent or more of internal floor area of .\ ;
the existing structure, or increase in height by more than ' »

10 percent of an existing structure on property located o

between the sea and the first public road paralleling the

sea or within 300 feet of the inland extent of any beach or

of the mean high tide of the sea where there is no beach,

whichever is the greater distance, or in significant scenic

resource areas as designated by the California Coastal

Commission,

Any repair or maintenance to facilities, structures or
public works located in an environmentally sensitive
habitat area, any sand area within 50 feet of the edge of a
coastal waters or streams that include the placement or
removal, whether temporary or permanent, of rip-rap rocks,
sand or other beach materials or any other forms of solid
materials.

Alteration or reconstruction of any structure on a beach,
wetland, stream, or lake seaward of the mean high tide
l1ine; where the structure or proposed improvement would
encroach within 50 feet of the edge of a coastal bluff.

Any significant alteration of land forms including removal

or placement of vegetation, on a beach, wetland or sand '
dune, or within 100 feet of the edge of a coastal-bluff, or .
stream or in areas of natural vegetation. ‘
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SEC. 330.4.1.

(h) Any method of routine maintenance dredging that involves:

1.

The dredging of 100,000 cubic yards or more within a
tweive month period.

The placement of dredged spoils of any gquantity within
an enyironmentally sensitive habitat area, or a sand
area, within 50 feet of the edge of a coastal bluff or
environmentally sensitive habitat area, or within 20
feet of coastal waters or streams.

The removal, sale, or disposal of dredged spoils of any
quantity that would be suitable for beach nourishment
in an area the California Coastal Commission has
declared by resclution to have a critically short sand
supply that must be maintained for protection of
structures, coastal access or public recreational use,

(i) Any repair or maintenance of a seawall revetment, biuff
retaining wall, breakwater, groin, culvert, outfall, or
similar shoreline work that involves:

1.

Repair or maintenance involving substantial alteration
of the protective work including pilings and other
surface or subsurface structures.

The p1acement; whether temporary or permanent; of

rip-rap, artificial berms of sand or other bedch

materials, or any other form of solid materials, on a
beach or in coastal waters, streams, wetlands,
estuaries and lakes or on a shoreline protective work
except for agricultural dikes within enclosed bays or
estuar1es

The replacement of 20 percent or more of the structyral
materials of an existing structure with materwals of a
different kind.

(Added Ord. 509-85, Approved 11/22/85)

PROJECTS REQUIRING A COASTAL ZONE PERMIT FROM THE CALIFORNIA
COASTAL COMMISSION.

The California Coastal Commission shall retain coastal permit
review jurisdiction over all tidelands, submerged lands below
the mean high tide, and any other area so designated on
Sectional Maps CZ4, CZ5, and CZ13 of the Zaoning Map, including
the Olympic Country Club, Lake Merced, and the Pacific Ocean
shore extending 3 miles out to sea from the mean high tide.

(Added Ord. 509-85, Approved 11/22/85)
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SEC. 330.5.  APPLICATION FOR A COASTAL ZONE PERMIT.

A Coastal Zone Permit shall be applied for at the Department of

City Planmning concurrent with other necessary project permit(s).

(a)

(b)
(c)

(d)

An application for a Cpastal Zgne Permit where a
conditional use authorization is required shall be
reviewed subject to the procedures for reviewing
conditional use applications in Section 303 of the City
Planning Code.

An application for a Coastal Zone Permit where a variance
application is required shall be reviewed subject to the
procedures for variances in Section 305 of the City
Planning Code, :

An application for a Coastal Zone Permit where a building
permit authorization is required shall be reviewed subject
to the procedures set forth in the Planning Code, Building
(ode and part I[I of the Municipal Code.

City Planning Code amendments and changes to the Zoning
Map shall be conducted according to Section 302 of the
City Planning Code.

1. Amendments to the Local Coastal Program, include, but
are not limited to, any action by the Planning
Commission, or Board of Supervisors which authorizes a
use of a parcel of land other than that designated in
the certified Local Coastal Program as a permitted use
of such parcetl.

2. Any proposed amendments, sef-back proceedings, zoning
map changes or interim zoning controis which may alter
the Local Coastal Program shail be submitted as a
request for an amendment of the Local Coastal Program
for review by the California Coastal Commission. No
more than three submittals may be made per calendar
yedr. Such amendment shall take effect only after it
has been certified by the California Coastal
Commission, '

(Added Ord. 509-85, Approved 11/22/85)

SEC. 330.5.1. PERMIT APPLICATION REVIEW FOR CONSISTENCY WITH THE LOCAL
COASTAL PROGRAM.

(a)

The City Planning Department shall review all Coastal Zone
Permit Applications, Building Permit Applications,
Conditional Use Applications, Yariances, City Planning
Code Amendments, and Zoning Map changes within the Coastal
Ione for consistency with the requirements and objectives
of the San Francisco Local Coastal Program.
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SEC. 330.5.2.

SEC. 330.5.3.

SEC. 330.5.4.

SEC. 330.6.

{b} Tne Board of Permit Appeals shall review all appeals of
coastal zone permit applications. Any appeals shall be
reviewed by the Board of Permit Appeals for consistency
with the requirements and objectives of the San Francisco
Local Coastal Program.

{Added Ord. 509-85, Approved 11/22/85)

FINDINGS.

The Zoning Administrator or the City Planning Commission, or
Board of Permit Appeals in reviewing a Coastal Zone Permit
Application or an appeal thereof shal] adopt factual findings
that the project is consistent or not consistent with the Local
Coastal Program. A Coasta) Zone permit shall be approved only
upon findings of fact establishing that the project conforms to
the requirements and objectives of the San Francisco Local
Coastal Program.

(Added Ord. 509-85, Approved 11/22/85}

DETERMINATION OF PERMIT JURISDICTION.

The Zoning Administrator shail determine whether or not a
project is exempt or subject to a Coastal Permit Application
pursuant to Section 330.2 through 330.4 of the City Planning
Code. 1If the project requires a Coastal Zone Permit -
Application, the Zoning Administrator shall determine whether
the project may be appealed to the California Coastal
Commission, or whether the project ¢an only be appealed locally
to the Board of Permit Appeals.

(Added Ord, 509-85, Approved 11/22/85)

PLANNING COMMISSION REVIEW OF COASTAL ZONE PERMITS.

The City Planning Commission shall hold a public hearing on any
Coastal Zone Permit Application for which the Zoning
Administrator has determined from the findings that the project
has a significant impact on the (oastal Zone. Any projects
which may be appealed to the California Coastal Commission
shall be scheduled for review by the Planning Commission. The
City Planning Commission may schedule a public hearing on any
Coastal Zone Permit Application on its own motion.

{Added Ord. 509-85, Approved 11/22/8%)

COASTAL COMMISSION NOTIFICATION,
The Department of City Planning shall notify the California

Coastal Commission of each Coastal Zone Permit Application
received as follows:
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(a}) A written notice to the California Coastal Commission .
shall be mailed within ten (10} calendar days of filing of \
a Coastal Zone Permit Application with the Department of o
City Planning. This notice shall include the application
number, address or location, the nature of the project,
determination of whether the project is exempt, or
appealable to the California Coastal Commission, and
scheduie for permit review,

(b) A written notice to the California Coastal Commission
shall be mailed within seven (7) calendar days after a
final decision has been made by the Zoning Administrator
or City Planning Commission. Notice of approval shall
include the findings, the action taken by the Zoning
Administrator or City Planning Commission, conditions of
approval if any, and procedures for appeal.

{c) The Department of City Planning shal) notify in writing
the California Coastal Commission of any appeal of a
Coastal Zone Permit Application to the Board of Permit
Appeals. This notification shall take place within ten
{10) calendar days of filing the appeal. A notice of
final agtion on the appeal shall be maijled by the
Department of City Planning to the California Coastal
Commission within seven (7) calendar days of such action.

(d) A local decision on a Coastal Zone Permit shall not be .\ .
deemed complete until (1) the local decision on the
application has been made and all required findings have
been adopted, including specific factual findings
supporting the legal conclusions that the proposed
development is or is not consistent with the Local Coastal
Program and (2) when all local rights of appeal have been
exhausted,

{Added Ord. 509-85, Approved 11/22/83)

SEC. 330.7. PUBLIC NOTICE.

In addition te the notice standards of Section 306 through
306.5 in this Code, and any other notice requirement by the
Building Code or any other notice required by the Municipal
Code, the Zoning Administrator shall mail notice of a Coastal
Zone Permit Application to residents within 100 feet of the
subject property, and mail notice to any person or group who
specifically requests notice. The notice shall identify the
nature of the project, its location within the coastal zone,
the time and date of hearing if any, and appeal procedures.
(Added Ord. 509-85, Approved 11/22/85)
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. SEC. 330.8.

EMERGENCY COASTAL ZONE AUTHORIZATION.

In case of an emergency, temporary emergency authorization to
proceed may be given by the Director of Planning or his
designee until such time as a full Coastal Zone Permit
Application shall be filed.

(a)

An applicant may request an Emergency Coastal Zone
Authorization by letter to the Director of Planning, in
person or by telephone, if time does not allow. The
follawing information shall be included in the reguest:

1. "The nature of the emergency.

2. The cause of the emergency, insofar as this can be
established.

3. The location of the emergency.

4., The remedial, protective, or preventive work requ1red
to deal with the emergency.

5. The circumstances during the emergency that appeared
to justify the cause({s) of action taken, including the
probable consequences of failing to take action.

The Director shall verify the facts, including the
existence and the nature of the emergency, insofar as time
allows. The Director shall provide public notice af the
emergency work, with the extent and type of notice
determined on the basis of the nature of emergency. If
time does not allow for public notice to be given before
the emergency work begins, the Director shali provide
public notice of the action taken soon thereafter. The
Director may grant emergency authorization upon reasonable
terms and conditions, including an expiration date and the
necessity for a regular permit appiication later, if the
Director finds that:

1. An emergency exists that reguires action more quickly
than permitted by the procedures for administrative
permits or for regular permits and the work can and
will be completed within 30 days unless otherwise
specified by the terms of the autharization.

2. Public comment on the proposed emergency action has
been reviewed, if time allows.

3. The work proposed would be consistent with the
requirements of the Local Coastal Program.

- 386 [ - -



SEC. 330.9.

(c)

The Director shall not grant an Emergency Coastal Zone
Authorization for any work that falls within an area that
the (oastal Commission retains direct permit review
authority as designated on Section Maps CZ4, CI5, and C213
of the Zoning Map. In such areas, an app11cant may
request emergency authorization from the California
Coastal Commission.

The Director shall report, in writing, to the Coastal
Commission and to the Planning Commission, at its first
scheduled meeting after authorizing the emergency work,
the nature of the emergency and the work involved. Copies
of this report shall be available at the meeting and shall
be mailed to all persons who have requested such
notification in writing. The report of the Director shall
be informational only; the decision to grant an Emergency
Coastal Zone Authorization is at the discretion of the
Director of City Planning or his designee.

(Added Ord. 509-85, Approved 11/22/85)

APPEAL PROCEDURES.

{a)

(b)

(c)

(d)

All Coastal Zone Permits Applications may be appealed to
the Board of Permit Appeals as described in Sections 308.2
of this Code. Local appeal of a Coastal Zone Permit is
not subject to the aggrieved party provisions in Section
330.2(a) of this Code, but must comply with the appeail
review procedures of . Section 330.5.1(b) and Section
330.5.2 of this Code.

Appeal to the California Coastal Commission is available
only for approved projects in the appealable area of the
Coastal Zone, as designated in Sectional Maps C24, (CZ5,
and CZ13 of the Zoning Map. Disapproved Coastal Zone
Permit Applications are not appealable to the California
Coastal Commission.

A Coastal Zaone Permit which may be appealed to the
California Coastal Commission can be appealed by filing
with the California foastal Commission within 10 working |
days after the California Coastal Commission receives
notice of final action from the Department of City
Planning. Appeals to the California Coastal Commission
are subject to the aggrieved party provisions in Section
330.2(a).

An applicant is required to exhaust local appeals before
appeaiing to the California Coastal Commission.

Major public works and energy facilities within the

Coastal Zone may be appealed to the California Coastal

Commission whether approved or not by the local government,
{Added Ord. 509-85, Approved 11/22/85)
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APPEALABLE PROJECTS.

The following projects may be appealed to the California
Coastal Commission:

(a) Projects approved between the sea and the first public
road paralleling the sea or within 300 feet of the iniand
extent of any beach or of the mean high tide line of the
sea where there is no beach, or as otherwise indicated in
Sectional Maps CZ4, CiI5, and CZ13 of the Zoning Map.

Projects approved and located on tideiands, submerged
lands, public trust lands, within 100 feet of any wetland,
estuary, stream or within 300 feet of the top of the
seaward face of any coastal bluff.

Any project which constitutes a major public works project
or a major energy facility, including the following:

.1.

All production, storage, transmission, and recovery
facilities for water, sewerage, telephone, and other
similar utilities owned or operated by any public
agency or by any utility subject to the jurisdiction
of the Public Utiiities Commission, except for energy
facilities.

All public transportation facilities, including
streets, roads, highways, public parking lots and
structures, ports, harbors, airports, railroads, and
mass transit facilities and stations, bridges, trolley
wires, and other related facilities. A railroad whaose
primary business is the transportation of passengers
shall not be considered public works nor a development
if at least 90 percent of its routes located within
the coastal zone utilize existing rail or highway
rights-of-way.

All pubiicly financed recreational facilities, all
projects of the State Coastal Conservancy, and any
development by a special district,

All community college facilities.

Major public works or energy facility with an
estimated cost of 3100,000 or more.

Energy facilities is any public or private processing,
producing, generating, storing, transmitting, or-
recovering facility for electricity, natural gas,
petroleum, coal, ar other source of energy.

(Added Ord. 509-85, Approved 11/22/85)

- 386 K =



SEC. 330.11. WHO MAY APPEAL A COASTAL ZONE PERMIT TO THE CALIFGRNIA COASTAL
COMMISSION.

Appeal of a local decision may be filed by: (1} an applicant;
(2) any aggrieved person as defined in Section 330.2(a); or (3}
any two members of the California Loastal Lommission. In the
case of appeal by two Coastal Commission members local appeal
need not be exhausted.

(Added Ord. 509-85, Approved 11/22/85)

SEC. 330.12. PERMIT APPROVAL BY OPERATION OF LAW.

{a)

(b)

If the City Planning Department has faiied to act on a
Coastal Zone Permit Application within a one year period
from the date of which the application has been accepted
as complete, the person claiming a right to proceed shall
notify in writing the Zoning Administrator of his or her
c¢laim that the development has been appraoved by operation
of law. Such notice shall specify the application which
is claimed to be approved.

When an applicant claims that a Coastal Zone Permit
Application has been approved by operation of law, a
written notice shall be mailed by the Zoning Administrator
within seven (7) calendar days of such action to the
California Coastal Commission and any person-entitled to
receive notice that the application has been approved by
operation of law. Approval of a Coastal Zone Permit
Application by expiration of time Timitation may be
appealed to the California Coastal Commission.

(Added Ord. 509-85, Approved 11/22/85)

SEC. 330.13. EFFECTIVE DATE OF APPROVED PROJECTS.

{a)

A final decision on an appiication for an appealable
project shall become effective after a ten (10) working
day appeal period to the California Coastal Commission has
expired, unless either of the following occur: (1) a
valid appeal is filed in accordance with City and State
regulations, or {2) local government requirements are not
met per section 330.6(b). When either of the above occur,
the California Coastal Commission shall, within five {5}
calendar days of receiving notice of that circumstance,
notify the local government and the applicant that the
local government action has been suspended. The applicant
shall cease construction immediately if that occurs.

Coastal Zone Permits for projects not appealable to the
California Coastal Commission shall become effective only
after other reguired planning or building permit
appliications have been issued. :

(Added Ord. 509-85, Approved 11/22/85)
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SEC. 330.15.

SEC. 330.1s.

EXPIRATION DATE AND EXTENSIONS.

A Coastal Zone Permit shall expire one year from the date of
issuance unless otherwise explicitly modified by approval
conditions for the project. The Zoning Administrator may
extend a Coastal Zone Permit prior to its expiration for up to
12 months from its original date of expiration. C(oastal Zone
Permit extensions may be granted upon findings that the project
continues to be in conformance with the Local Coastal Program.
{Added Ord. 509-85, Approved 11/22/85)

COASTAL ZONE PERMIT FEES.

Before accepting any Coastal Zone Permit Application for

filing, the Department of City Planning shall charge and

collect a fee as set forth in Section 351(d) for processing a
Coastal Zone Permit Application. No fees shall be established
for appealing any Coastal Zone Permit.

{Added Ord. 509-85, Approved 11/22/85)

PROCEDURAL PERMIT REVIEW CHANGES.

Any proposed changes in the Coastal Zone Perm1t procedures
specified in Sections 330 through 330.16, or any subsequent
action by the Board of Supervisors, Planning Commission or
Zoning Administrator pertaining to the permit review process of
Coastal Zone Permits shall be submitted to the California
Coastal Commission for its review prior to final approvai. The
California Coastal Commission shall take action on any such
amendments within a reasonable time period after the subm1tta1
of any such proposais.

(Added Ord. 509-85, Approved 11/22/85)
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INTRODUCTION

This volume contalins proposed amendments 1o the Master Plan
and the text and maps of the City Planning Code necessary for
the comprehensive revision of zoning controls for San
Francisco's neighborhood commercial districts.

BACKGROUND

Detailed investigation of neighborhood commercial planning issues began in 1978, based on
concerns raised during Department studies leading to adoption of new residential zoning
controls and the Commerce and Industry Element of the Master Plan. At the request of
neighborhood residents and local merchants, the Board of Supervisors passed a resolution
calling for a zoning study and establishing a temporary moratorium on approval of permits
for bars, restaurants, take-out foods, and branch banks on Union Street. Recommen-
dations for Special Use District zoning controls on Union Street were adopted by the City
Planning Commission in 1979. Further work led to adoption of similar controls for eleven
other neighborhood commercial special use districts and moratoria on bars, restaurants,
financial institutions and/or other uses for six other streets. These Special Use Districts
and moratoria were adopted pending completion of a citywide neighborhood commercial
rezoning study. This report completes that study and contains its recommendations for
changes in the City’s Master Plan and Planning Code, which is the City's zoning ordinance.

SUMMARY OF PROPOSAL

This Proposal for Adoption contains Master Pian amendments, Planning Code text and
Zoning Map amendments for approximately 220 neighborhood commercial areas ranging
from large active districts, such as North Beach and Polk Street, to small corner clusters
of grocery and convenience stores. Existing zoning for most commercial areas currently
zoned C~1, C-2, RC-~1, RC-2, and RC-3 is proposed to be replaced by the following new
districts:

NC-1 Neighborhood Commercial Cluster {e.g. small corner grocery stores)

NC-2 Small-Scale Neighborhood Commercial District (e.g. Chestnut Street)

NC-3 Moderate-Scale Neighborhood Commercial District {e.g. Outer Geary

Boulevard, Inner Mission Street)

NC-5 Neighborhood Shopping Center {e.g. Laurel Village, Petrini Plaza)

In addition, separate individual zoning districts are recommended for |5 neighborhood
commercial areas which have been the subject of careful evaluation as interim Special
Use Districts and moratorium areas. Permanent controls designed to meet unique
conditions are proposed for the following districts:

Broadway Haight Street Sacramento Street
Castro Street Hayes-Gough Union Street

Inner Clement Street Upper Market Street Valencia Street

Quter Clement Street North Beach 24th Street-Mission
Upper Fillmore Street Polk Street 24th Street-Noe Valley

-

1



Some main provisions contained in the proposed program are: . .

e New controis for eating and drinking establishments in all neighborhood |,
commercial districts inciuding: .

-- Prohibition of new eating and drinking establishments in seven districts, m

— Conditional use review of eating and drinking establishments in three
districts,

— Conditional use review of fast-food restaurants and take-out food uses in
the remaining districts;

¢ Review of development on [ots which exceed certain size thresholds and
review of uses which exceed certain size thresholds;

Regulation of residential conversions and\demoliti'ons by story;

Controls of entertainment uses;

Guidelines for location and design of financial services;

S_eparate controls of upper-story medical, personal and business services; _
Rear yard requirements by story; _

Exclusion of residential space from the floor area ratio calculation;

® & @& o o o @

Controls on outdoor activities, drive-up facilities, walk-up facilities, and
general treatment of street frontage in new buildings and alterations to
existing buildings;

Limits on hours of operation of commercial uses in most districts;
Requirements for street trees for new development in all districts;
Higher maximum residential densities in about 40 district locations;

Controls on awnings, marquees and canopies, and limits on the size and |
location of signs.

REPORT CONTENTS

Master Plan amendments necessary to implement the Neighborhood Commercial rezoning
proposal include thorough revisions of policies of Objective 8 of the Commerce and
Industry Element (with detailed guidelines for land use, conversion and demolition of
residential units, and urban des:gn) and minor additions to Objective 2, Policy & of the
Residence Element,

 The main feature of the rezoning proposal is Article 7, a néw part of the Planning Code,
‘which establishes a comprehensive, flexible system of neighborhood commercial zoning
. .controls. It contains four general area districts and fifteen individual area districts with
controls which embrace the full range of land use issues in each district. A description
and purpose statement for each district is accompanied by a chart which displays all
applicable zoning controls, either directly or by reference to other sections of the Code.
- Article 7 also includes sections describing standards, permitted uses, definitions, and
references to other Code sections. Two fold-out charts at the end of the report
summarize the existing and proposed controls for neighborhood commercizal districts.

All other sections of the Code which are to be modified to implement the neighborhood
commercial zoning proposal are also presented in the report. These include amendments

to Articles |, 1.2, 1.5, 1.7, 2, 2.5, 3, and 6. This volume also contains maps showing . ;

existing and proposed zoning boundaries for neighborhood commercial districts and a
~ complete index of recommended zoning map changes by street name.
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INTRODUCTION

This chapter presents revisions to the Master Plan necessary to implement the
Neighborhood Commercial rezoning proposal. In ¢onjunction with the development of new
zoning controls, 2ach element of the Master Plan was thoroughly reviewed for consistency
with the new zoning and, if appropriate, updated, revised or expanded. Only those
elements which directly address neighborhood commercial districts or require changes are
addressed in this report.

The Commerce and Industry Element, dating from 19735, has been updated to reflect
current land use patterns and planning goals. Objective 8 is thoroughly revised and now
contains seven policies, including guidelines for land use, conversion and demolition of
residential units, and urban design for use by the Planning Commission in its review of

permit appiications.

Other Master Plan elements address various other aspects relating to neighborhood
commercial districts, either in general policies applicable citywide or in specific policies
pertinent to neighborhood commercial districts. Specific policies in the Transportation
and Residence Elements are listed for reference. One policy in the Residence Element is
expanded to include reference to the proposed new neighborhood commercial zoning

districts.



COMMERCE AND INDUSTRY ELEMENT B

OBJECTIVE &

MAINTAIN AND STRENGTHEN VIABLE NEIGHBORHOOD COMMERCIAL AREAS
~EASILY ACCESSIBLE TO CITY RESIDENTS.

San Francisco is well known as a city with many distinct neighborhoods whose diverse -
characteristics are expressed on their commercial streets. Many of these neighborhood
shopping areas reflect the surrounding neighborhood's ethnic and lifestyle characteristics,
building scale and architectural style, topography, and historical development.

Neighborhood commercial districts also constitute an important part of the city’s
economic base, contributing to the city's fiscal stability through business taxes, and
providing employment opportunities for local residents. They create a public domain
where individuals can choose from a wide array of activities as well as have opportunities
for leisure, cultural activities and entertainment. Many districts maintain an active
street life and pedestrian character which enhances the city's stature as a walking city.

The continuing viability of a neighborhood commercial district is dependent primarily on

its ability to provide required services and maintain customer patronage. The successful

district provides a variety of goods and services in an atmosphere-of safety, convenience,
and attractiveness.

POLICY | o - | t.

s
Ensure and encourage the provision of neighborhood—serving goods and services in the

city's neighborhood comrnerma! districts, while recognizing and encouraging diversity
among the districts.

One of the unique charms and features of San Francisco is the diversity of its-
neighborhoods and their shopping areas. Neighborhood commercial areas vary widely in
function, trade area, form, design and character; but they all serve a common purpose in
providing goods and services to meet the needs of City residents. In particular,

. convenience goods and services, such as groceries, personal toiletries, shoe repair, hair
cutting, film processing, laundry and dry cleaning, should be readily available-to residents
in nearby shopping areas. Residents require easy access to such goods and services in
order to satisfy their basic personal and household needs.

While all neighborhood commercial districts provide for the convenience needs of
residents in adjacent neighborhoods, many also provide speciaity and comparison goods
and services to a larger, often citywide trade area. A district may specialize in uses
which cater to its surrounding neighborhood's lifestyle. However, as a district becomes

~ more specialized, it may need to draw from a broader geographical market area in order
" to sustain itself with sufficient customer patronage. The function of a district is aiso
influenced by its proximity to other commercial areas. Some relatively Isolated districts
may serve nearly all the retail and service needs for a residential neighborhood. Other ’
districts may serve a community in conjunction with other nearby commercial districts, .

each with varying degrees of specialization. _
_ y



Neighborhood shopping areas also differ in the size, scale, and configuration of their lots
and buildings. They range from a small cluster of lots to linear shopping districts,
extending two or more blocks along arterials or thoroughfares. Neighborhood shopping
centers and supermarkets with extensive on-site parking are also scattered throughout the
city. The differing sizes of lots and blocks, which are determined in part by the
neighborhood's topography, influence the configuration of the commercial district and its
surrounding lots. The variation in topography, lot size and juxtaposition with surrounding
uses, in addition to the district’s historic development, all contribute to the variety in
size, shape, and architectural style of a district's buildings.

The scale and extent of commercial activity, relative to other uses, also varies among
districts. Commercial uses may occupy from one to four stories, in a continuous series or
interspersed among residential buildings. In many linear shopping districts, the
commercial activity is often concentrated on a primary street or sireets, with side sireets
or alleys containing a mix of commercial and residential uses.

The variation in function and character of commercial districts should be maintained
through controls on building form, scale, ground story and upper story commercial and
residential uses, and operation which reflect the differences between districts and
reinforce the variations in individual land use patterns.

The essential character of neighborhood commercial districts should be maintained by
encouraging uses which are compatible in scale or type with the district in which they are
to be located. However, districts also should he allowed to evolve over time in response
to changes in the neighborhoods they serve and changes in consumer tastes and
preferences.

The determination of the appropriateness of various land uses in neighborhood commercial
districts should consider the following basic aspects:

® Individual district character:

&  Customer orientation of the district;

. @ Residential community living within and adjacent to the district;

® Necessity and desirability of the use to the community; and

e Environmental impacts of the use,

The {ollowing guidelines, in addition 1o others in this objective for neighborhood
commercial districts, should be employed in the development of overall district zoning
controls as well as in the review of individual permit applications which require case by
- case review and City Planning Commission approval. In general, commercial uses should

be encouraged which meet the guidelines; conversely, commercial uses should be
discouraged which do not.



Guidelines for All Uses

The use should be consistent with the purpose of the district in which it is located as
stated in the Planning Code.

The use primarily should serve the local community and not attract a major part of
its clientele from outside the district in which it is located. (This guideline should
not apply to districts specifically intended to serve a citywide or regional clientele,)

The use should contribute to the variety of commercial goods and services offered in
the district and avoid an undesirable concentration of one type of use in a certain
location. In low-intensity districts, a balanced mix of various neighborhood-serving
uses, with no concentration of a particular use, is desirable. In higher-intensity
districts with a special orientation to one type of use (such as antique stores),
clustering of such specialty uses may be appropriate. However, one type of use
should not occupy an entire block frontage.

The size of the use should not be larger than necessary to serve the district's trade
area, Individual use sizes may vary depending on the type of merchandise offered.
For example, a supermarket may require a larger floor area than a shoe repair snop in-
order to serve the same trade area. N
The use should not detract from the livability of the district or adjacent residential"
areas by causmg offensive noise, odors, or l1ght, particularly in the late night or very
early morning hours. Establishrments operating in the-late night or early morning o
hours should be of a type which provide goods and services which it is necessary and =
desirable to make available to the community at those hours. For example, longer -
hours of operanon may be appropriate for neighborhood-serving convenience stores.
such as groceries or pharmacies.

If locating at the ground story, the use should contribute to an active retail frontage.

In districts with continuous active retail frontage, individual uses which do not serve

the general public:during regular business hours, such as churches, are encouraged to

share ground story space with more active uses. This guideline may not apply in

those districts or parts of a district where retail uses are interspersed with fully
residential buildings and institutional facilities. However, in most areas, provisions _

- should be made to allow future conversion of non-commerciai ground story space in -
order to accommodate future commercial growth in the district. - - -

The use should {ully utilize available {loor area. Uses which occupy a limited amount
of ground story frontage, such as limited financial services and hotel lobbLes, should
provide access to remaining space for use by other establishments.

- The use should not significantly increase traffic congestion or parking demand (See
Auto-Oriented or Drive-Up Facilities section for more specific guidelines on parking).



Evan Rosen
Highlight


Guidelines for Specific Uses

In some districts, the balanced mix of commercial activities has been upset by the
proliferation of certain uses such as financial services, restaurants and bars, take-out food
and gquick-stop establishments and entertainment uses.. The concerns are ot limited to
the number and concentration of these uses but aiso include the related nuisances they
create and their impacts on the neighborhood. Other uses, such as automotive repair and
principal non-accessory parking, also can create noise and traffic problems. Special
controls should be adopted for these uses in districts where they are a particular problem.
These uses should adhere to the following guidelines, in addition to those general
guidelines noted above.

Financial Services

Financial offices should not be located near other financial uses. It is preferable that
they be at least 300 feet apart. In districts where the number of financial services
has seriously upset the balance of commercial uses, the distance may be increased for
additional financial services. Also, the distribution pattern of existing financial
services and the form of the district may be considered in increasing the distance
factor. For example, to provide for the same number of additional financial .
establishments, a non-linear district with a concentration of financial services might
warrant greater distances between existing and proposed uses than a linear district
with an even distribution of financial services. '

Financial services should provide retail banking services to serve the business
community as well as the residential community.

The location of new or expanding financial services should, if feasible, avoid the
demolition of sound buildings which are compatible in scale and character with other
buildings in the district.

If new construction is necessary, inclusion of other commercial uses and/or
residential units is desirable. New structures should have continuous retail frontage
along the shopping street or mall except where access to upper-level uses, accessory
parking, loading or public open space is necessary. New development should be
compatible in scale, design and use with the rest of the district.

In neighborhood commercial districts where drive-up facilities are not permitted,
financial offices should be pedestrian-oriented. In cases where drive-up facilities are
permitted or parking is required, interruptions of the continuous retail frontage
should be kept to a minimum, :

Eating and Drinking Establishments

Eating and drinking establishments include bars, restaurants, fast food restaurants, and
take-out food. Guidefines for eating and drinking establishments are needed to achieve

the following purposes:



e Regulate the distribution and proliferation of eating and drinking establishments,
especially in districts experiencing increased commercial activity;

e Control nuisances associated with their proliferation;
e Preserve storefronts for other types of local-serving businesses; and
e Mzintain a balanced mix of commercial goods and services.
The regulation of eating and drinking establishments should consider the following:
e Balance of retail sales and services;
e Current inventory and composition of eating énd drinking .establishments;
e Total occupied commercial linear frontage, relative to the total district frontage;
e Uses on surrounding properties;
e  Available parking facilities, both existing and proposed;
. Existihg traffic and parking congestion; and
¢ Potential impacts on the surrounding community.

In districts where the proliferation of eating and drinking establishments could generate
problems, the following guidelines should be employed in the consideration of new
establishments:

e The balance of commercial uses may be threatened when eating and drinking
establishments occupy more than 20% of the total occupied commercial frontage.
Proposals for eating and drinking establishments which would increase the proportion
of total occupied commercial frontage above 20% should be reviewed to ensure that .
they would not reduce the variety of neighborhood-serving uses; nor create
substantial noise, traffic, parking problems, or other nuisances in the district or

-surrounding neighborhood. Those establishments that would do the above should not
‘be permitted. Except in districts primarily designed to accommodate a strong eating
and drinking trade, such as North Beach, such establishments should not occupy more
than 25% of the total commercially-occupied frontage in a district.

e It is preferable that the proposed new use be at [east 100 feet from the nearest
- eating and drinking establishment. Two or more uses within that distance may be
troublesome,

. o In most cases, accessory parking should not be provided uniess the Planning Code
requires parking for the use. Where the district's parking supply cannot adequately
accommodate the demand generated by the use and traffic and parking congestion is
expected to increase significantly, then the establishment should not be permitted
(See Auto-Oriented or Drive-Up Facilities section for more specific guidelines on
parking).




Fast Food Restaufants, Take-Qut Food, Convenience Stores, and Similar Quick~
Stop Establishments : '

Quick-stop establishments include fast food restaurants and take-out food, convenience
stores and other quick-stop establishments which may or may not involve food service,
These latter uses may include small or medium-sized grocery stores, film processing
stores, video rental outlets, dry cleaners, and other establishments which primarily
provide convenience goods and services and generate a high volume of customer trips.

e These uses should be interspersed with other retail businesses and avoid undue
concentration of one type of product.

e Fast food restaurants usually include large kitchens, service counter(s), customer
queuing areas and other features which are intended to serve more customers than
the use can physically accommodate for eating on-site. New or expanding fast food
restaurants should be evaluated for their anticipated customer volumes. If high
customer volumes are anticipated, the use should be designed to aveid concomitant
traffic and other nuisance problems for the surrounding neighborhaod.

&  The site should provide adequate waiting space for either walk-in or drive-in patrons,

e The site should be equipped with sufficient outdoor trash receptacles to avoid litter
problems in the surrounding neighborhood.

Entertainment and Adult Entertainment Uses

Adult entertainment uses are generally inappropriate in most neighborhood commercial
districts because: _

e  Neighborhood commercial districts are located near family-oriented residential
areas; since adult entertainment uses may attract ¢criminal activity, their proximity
to residential areas, parks, schools, and churches may introduce criminal activity in
such neighborhoods, or may tend to reduce property values;

‘e They appeal to a more specialized clientele, drawing customers from outside the
neighborhood who may drive and create or add to parking congestion, and occupy
space that could be devoted to uses which serve a broader segment of the immediate
neighborhood.

e There is adequate provision of space for these uses in other areas of the city.

Adult entertainment and entertainment uses in other districts may be appropriate in
certain districts or parts of districts. The following guidelines should be used in their
reviews

e Except in the Broadway district, entertainment uses should not be open after 2:00
a.m. in order to minimize disruption to residences in and around a district. For uses
invelving liquor service, potentially loud music, dancing or large patron volumes,
earlier closing hours may be necessary.
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e Entertainment uses should be sufficiently insulated for noise and operated so0 as to
reasonably protect surrounding residences. Fixed source equipment noise should not gm
exceed the decibel levels specified in the San Francisco Noise Control Ordinance. . ™
Ventilation systems should be adequate to permit doors to stay closed during
perfor mances.

e Except for movie theaters, entertainment uses should not invelve electronic
amplification after midnight, in order to minimize disruption to surrounding
residences.

e  New adult entertainment uses should be at least 1000 feet from the nearest existing
adult entertainment use.

" Auto Repair Services

¢ When converting a gas station with minor repair facilities to an auto repair service,
adequate building space should be provided for carrying out all repair services inside
the building. _

e  Auto repair facilities should be large enough to accommodate all cars on site and

avoid on-street parking of cars before or after repair work is done. If temporary
on=-site storage of cars must be outside the building, suitable landscaping ot screentng

should be: prowded. _

Auto-Oriented or Drive~Up Facilities

The following guidelines apply to auto-oriented facilities which include those designed
primarily for drive-to or drive-through trade, providing service to patrons in automobiles
and providing off-street parking, such as gas and service stations, car washes, auto-repair
facilities, supermarkets, and principal parking facilities:

e Non-thoroughfare transit-preferential streets, collector, local and recreational
streets which are located in residential areas, as designated in the Transportation
Element of the Master Plan, are not considered appropriate for auto-oriented
facilities. Certain other major and secondary thoroughfares are appropriate for
auto-oriented or drive-up facilities. .

e - Auto-oriented or drive-up facilities should not be located in areas of heavy pedestrian .
. concentration. To avoid potential pedestrian-vehicle conilicts where large numbers
of children are present, the site should not be within 500-foot walking distance of an
elementary or secondary school.

e Potential traffic demand generated by the use should be evaluated. Sufficient
parking to provide for the parking dermand should be located on-site or within easy
walking distance of the site and should be designed to prevent traffic congestion.
Parking should not be provided unless the Planning Code requires parking for the use,
or it can be shown that such parking is necessary and will be sufficient to meet all
demand generated on site without disrupting retail and pedestrian continuity, or
causing circulation congestion, or violating other guidelines in this objective. If _
parking is required, the number of spaces provided generally should be limited to the .
amount defined in the Planning Code for accessory parking. If such off-street
parking is expected to be insufficient to provide for the anticipated parking demand

and could thereby iead to increases in traffic and parking congestion, more parking

-
_
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may be necessary. As an alternative to, or in addition to, providing parking on or
near the site, other measures such as carpooling for employees or shuttle bus service
for patrons to existing or new parking facilities elsewhere in the district may be
necessary and appropriate to reduce or provide for the expected parking demand. If
no parking is provided or other measures are not taken to address parking or traffic
congestion, the location of the use on the subject site should not be permitted.

® To avoid cumulative impacts of auto-oriented facilities and drive-up facilities on the
traffic fiow, sites should not be within 500-foot walking distance of another
auto-oriented establishment, unless specific traffic volumes and patterns could
accommodate such facilities.

e Preferable sites are those which are vacant or already devoted to an open use such as
a service station or parking lot.

e To avoid underutilization of land, accessory parking should be made available for
general public use when not being utilized by the facility.

o The site plan and operating policy of the drive-in use should allow vehicles to enter
promptly without having to wait In line on the street or across the sidewalk.

o Ingress or egress for parking shouid not occur on streets or alleys having
predominantly residential use.

e Parking areas, if provided, should not be placed at the commercial street frontage if
such placement would disrupt a continuous streetwall with an active retail frontage.
Parking areas should be well screened or landscaped, and easily monitored so as not
to encourage loitering or vandalism,

POLICY 2

Preserve and promote the mixed commercial-residential character in neighborhood
commercial districts. Strike a balance between the preservation of existing affordable
housing and needed expansion of commercial activity.

Most neighborhood commercial districts contain dwelling units in addition to commercial
uses. Flats, apartments, and residential hotels are frequently located above ground-story
commercial uses; fully residential buildings are common in some districts. The retention
of this mix is desirable. Among other things, it ensures the presence of people on the
streets at different times which increases safety and business vitality on evenings and
weekends. Residents in commercial areas help to create an active street life, which
promotes interaction between people in the neighborhood.

The mixed residential-commercial character of neighborhood commercial districts should
be promoted by encouraging new construction of upper-story residential units above
commercial development in mixed-use buildings. In order to make feasible such
mixed-use projects, higher residential density and/or reductions in required parking may
be warranted in districts with a reduced need for auto ownership or where anticipated
parking demand can be accommodated off-site.
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Existing residential units in neighborhood commercial districts comprise a valuable
affordable housing resource which provides for the needs of San Francisco's diverse
population. Most of these units are in sound or rehabilitable wood-frame structures and .\
they are among the least expensive rental units in the city. _

On the other hand, conversion of this housing is an important means of providing
competitive and affordable commercial space. Conversions of ground-story residential
units should be permitted in all neighborhood commercial districts without special
review. In many neighborhood commercial districts, the physical location and structural
aspects of the upper-story housing units make it attractive and feasible to convert them
to commercial use. Due to the limited supply of vacant land, some commercial expansion
into the residential space may be the only feasible way to adequately meet the
commercial needs of the trade area served by the district.

The amount of commercial space necessary and desirable to serve the retail and service
function of a district varies depending on the size of the trade area, proximity to other
commercial districts, and competition from other land uses.

In neighborhood commercial districts consisting of a small cluster of lots, commercial
uses at the ground story only can provide for the convenience needs (such as groceries and
laundry) of nearby residents. In these districts no new commercial use should be
permitted above the ground story, nor should conversions of existing residential units
above the ground story be permitted.

In small-scale neighborhood commercial districts most of the anticipated demand for
commercial growth can be accommodated through new construction at the first two

stories on vacant or underused parcels without the necessity to convert upper story .
residential units. However in some of these districts where demand for commercial space ’
is particularly strong, allowing commercial uses above the second story in new S

construction and allowing some conversion of existing residential units above the ground
story may be appropriate as long as the general equilibrium between retail, office, and .
residential uses is maintained. '

In larger, moderate-scale neighborhood commercial districts which are intended to

provide a wider range of goods and services to a larger trade area, growth opportunities

through new construction at the first two stories on vacant or underused parcels may be

insufficient to meet the demand for commercial space. While the retention of mixed use

buildings and the construction of new mixed use buildings is desirable in these districts,

construction of new, fully commercial stru¢tures, and some conversion of existing upper

. story residential units may be appropriate to meet demand if the increased commeraal
act1v1ty would not adversely affect existing traffic or parking congestion. : S -

Because the appropriateness of residential conversions depends on many factors which
vary from district to district, land use controls should be adjusted to reflect the different.
" needs of each district, In most districts certain conversions, such as those at the ground
story or third story, can be regulated by permitting or prohibiting them without special
review, while those at the second story may need case-by-case review by the City
Planning Commission. In other districts, however, proposed conversions at all stories may
need case-by-case review. A balance must be struck between the need to retain the
housing and the need to provide for commercial expansion. Some upper-story conversions
may be appropriate, if based on a review of an individual case, it is found that the need
for commercial expansion clearly outweighs the need to preserve affordable housing. In
that case-by-case review the following guidelines should be employed:
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Guidelines for Residential Conversions

The need for the proposed commercial use in the district should be clearly
established. The need to preserve affordable housing may be presumed in light of the
citywide shortage of such housing and established policy in the Residence Element.

The conversion should be disallowed if commercial space suitable for occupancy by
the proposed commercial use is available elsewhere in the district.

Many small businesses providing personal, medical, professional and business services
to neighborhood residents and the general public seek affordable space in the upper
stories; they should be accommodated as long as the conversions are not $0 numerous
as to upset the general equilibrium between commercial and residential uses or to
constitute a substantial loss of housing. Commercial and institutional uses which do
not primarily serve the general public usually are not appropriate in neighborhood
commercial areas unless they are minor uses ancillary to those which do serve the
general public, such as a small dental labratory or small business accountant.

Conversions are more appropriate if the units are Jocated in an active commercial
district and are isoiated from other residential units.

Along secondary side streets and alleys of linear or areawide districts, conversions
are inappropriate. The more residential character of the secondary streets should be
protected to provide a transition between the commercial and surrounding residential
districts.

Conversion may be appropriate if the unit(s} is unsuitable for residential occupancy
because offensive noise, especially from traffic or late night activity, is generated on
the same site or near the unit; or a building adjacent to or near the unit(s} blocks the
residents' access to light and air.

Conversion may be appropriate if the housing unit is declared by the Superintendent
of the Bureau of Building Inspection or the Chief of the Bureau of Fire Prevention to
be unsafe and/or incapable of being made habitable for residentjal occupancy.
However, if the property owner has shown possible wiliful neglect or a pattern of
negligence in performing ordinary maintenance, thereby resulting in uninhabitabie or
unsafe units, the conversion should not be permitted, or the property owner should
add other replacement rental units to the city's housing supply.

Conversions should not adversely impact the livability of any remaining units in the
building. In buildings where re—onversion back to dwelling units may be desirable,
the kitchens should be retained, '

In evaluating proposed conversions, consideration should be given to economic
hardships which might result from the denial of the conversion application.

Tenants should be notified prior to filing the application to convert the unit(s) and for
any cenversion that is permitted relocation assistance should be made available to
displaced tenants, i.e. efforts to identify housing comparable in size, price, and
location; and the provision of a relocation allowance, particularly in the case of units
occupied by low or moderate income residents. '



The same considerations that apply to conversions apply to demolition of housing un_ité. .
Therefore, demolitions should be reviewed on a case-by-case basis using the same
guidelines that are to be used in reviewing conversions. Demolition permits should be
reviewed in ¢conjunction with the permits for the replacement structures whenever
possible. When this is not possible, conditions applying to future buiidings permits may be
attached to the demolition permit or the new building permit may require further review.
The replacement structure should include housing units, for which there is an exhibited
demand, or replacement rental units should be added to the city's housing supply. In order
to encourage prompt replacement of demolished structures, permits should not be .
approved for temporary uses, such as general advertising signs or parking, unless such uses
are appropriate permanent uses.

POLICY 3

Encourage the location of neighborhood shopping areas throughout the city so that
essential retail goods and personal services are accessible to all residents.

Neighborhood shopping districts should be distributed throughout the city so that alil
residential areas are within a service radius of one~quarter to one-half mile, depending
upon the population density and topography of the area served. Most residential areas
meet this service area standard, as can be seen on Map |. Some remaining residential
areas which are not served by commercial districts within these distances are served by
individual commercial uses located within a quarter of a mile. These individual uses are
typically corner grocery stores which are open long hours, providing a range of food and
household convenience goods. The few remaining residential areas, which are neither N
served by neighborhood commercial districts nor by individual commercial uses, are
typically of such low density that they cannot economically support nearby commercial '
activity, It would be appropriate to revise the zoning to aliow a smaller convenience
commercial use in those areas if a market demand develops, as long as the location meets

the criteria of Objective 6, Policy 2 of the Residence Element.

POLICY 4

- Discourage the creation of major new commercial areas except in con)uncnon vnth new
supportive residential development and transportation capacity. -

Economic growth exhibited in any given commercial area, when viewed from a citywide or
regional perspective may not represent "real"” or absolute growth, but rather a relocation
of economic activity from another commercial area, contributing to its decline. "Real"
growth of retail activity requires an actual increase in expenditures which is directly
linked to increases in disposable personal income. Because there are opportunities for
_. business expansion within existing commercial areas, the creation of major new :
commercial areas should be discouraged uniess a significant new market is being created
to support the proposed development.

o

.
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POLICY 5 o - .

, ¢
Adopt specific zoning districts which conform to a generalized neighborhood commercial '
Jand use plan.

The application of other policies under this "neighborhood commercial” objective results
in land use distribution patterns shown on the Generalized Neighborhood Commercial
Land Use Plan Maps. Neighborhood Commercial zoning districts should conform to the
map, although minor variations consistent with the policies may be appropriate. The
Generalized Neighborhood Commercial Land Use Plan provides for the following
categories of neighborhood commercial districts:

Neighborhood Commercial Clusters. These districts provide a limited range of
convenience retail goods and services to residents in the immediate neighborhood
typically during daytime hours. In general, these districts should be limited to no more
than one or two blocks and commercial uses should be limited to the ground floor. The
upper stories should be generally residential. These districts are intended to be located in
neighborhoods which do not have the need for or capacity to handle larger-oscale
commercial activities.

Small-Scale Neighborhood Commercial Districts. These districts provide convenience

goods and services to the local neighborhood as well as limited comparison shopping to a

wider market area. The size of these districts may vary from one to three blocks to _
several blocks in length. Commercial building intensity should be limited to the first two Y
stories with residential development occasionally interspersed. Upper stories should be \.\
reserved for residential use. These districts are typically linear and should be located
along collector and arterial streets which have transit routes.

Moderate-Scale Neighborhood Commercial Districts. These districts provide a wide range
of comparison and specialty goods and services to a population greater than the
immediate neighborhood, additionally providing convenience goods and services to local
residents. These districts can be quite large in size and scale and may include up to four
stories of commercial development, although most districts have less. They may include
residential units on the upper stories. Due to the moderately-large scale and levels of
activity, these districts should be located along heawly-trafﬁcked thoroughfares whmh
also serve as major transit routes,

Neighborhood Shopping Centers. These districts provide retail goods and services for
car-oriented shoppers. Goods and services can range from groceries for local residents to
a full range of merchandise for a citywide clientele. Commercial building intensity can
approach up to four times the lot area, but is much lower in most cases because a
substantial amount of each lot is devoted to automobile parking and building heights
generally are limited to prevailing heights in surrounding areas. Residential uses are
permitted but are uncommon. Because these districts provide an alternative building
format with more parking opportumtles than the traditional linear shopping districts, they-
should be located where their design is compatible with existing neighborhood scale and
where they compatibly supplement other traditional commercial districts in serving new
or low—density residential areas.
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Individual Neighborhood Commercial Districts. These districts are generally small or
moderate scale commercial districts generally located in Aeighborhoods undergoing rapid
economic change. 3Separate zoning controls specific to each district's particular needs and
characteristics are needed to deal with the economic growth and land use changes which
each area is experiencing. In some districts, eating and drinking uses have proliferated,
displacing other types of retail goods and services needed by the neighborhood. Financial
institutions, such as banks and svaings and loan associations, have multiplied in certain
districts, displacing other types of businesses, tending to concentrate and create nodes of
congestion, and sometimes detracting from the visual and design character of the
district. In many individual districts, special controls are necessary to protect existing
housing from conversion to commercial use and encourage the development of new
housing.

POLICY 6
Promote high quality urban design on commercial streets,
Most of San Francisco's neighborhood commercial districts were developed condurrentiy

with residential development and have physical forms which relate to the needs and tastes
prevalent during the first half of this century. During this period, commmercial units were

* built along streetcar lines and at major street intersections, often with residential flats on ~

" the upper floors, thus ¢reating the familiar "linear" or "strip” commercial districts.

The small lot pattefn prevalent at that time also encouraged the development of small

* buildings and businesses. The resulting scale has come to characterize San Francisco's

_ attractive and active neighborhood commercial districts. The small-scale character
should be maintained through the reguianon of the size of new buildings and cornrnercxal

uses.

Continuous commercial frontage at the street level is especially important. It prevents
the fragmentation and isolation of fringe areas, improves pedestrian accessibility, and
enhances the physical and a.esthenc cohesiveness of the district. ,The design of new
buildings should harmonize with the scale and orientation of existing buildings.
Additionally, a correspondence of building setbacks, proportions, and texture helps
establish visual coherence between new development and exxsnng structures on a
commercial street. )

- The appeal and vitality of a neighborhood commercial district depends largely on the
character, amenities, and visual quality of its streets. The main function of neighborhood
commercial streets is to provide retail goods and services in a safe, comiortable, and
attractive pedestrian environment.

Urban Design Guidelines
The following guzdelmes for urban design are intended to preserve and promote positive
physical attributes of neighborhcod commercial districts and facilitate harmony between

business and residential functions. The pleasant appearance of an individual building is
critical to maintaining the appeal and economic vitality of the businesses located in it, as

18
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well as of the whole neighborhood commercial district. An individual project's building
design and site layout should be compatible with the character of surrounding buildings
and the existing pattern of development in neighborhood commercial districts.

The physical characteristics of the property and district which should be considered in the
design of new development include:

e Overall district scale;

e Individual street character and form;

™ Lot development patterns;

¢ Adjacent property usage;

e Proposed site development and building design;
e Potential environmental impacts; and

e Feasible mitigation measures.

Site Layout

e The site plan of a new building should reflect the arrangement of most other buildings
on its block, whether set back from, or built out to its front property lines.

) In cluster and linear districts with continuous street building walls, front set-backs
are discouraged, in order to maintain a continuous block facade line. However,
outdoor activities such as sidewalk cafes and walk-up windows may be accommodated
by recessing the ground story. Front set-back areas of existing buildings may be used
for outdoor activities.

e New development should respect open space corridors in the interior of blocks and
not significantly impede access of light and air nor block views of adjacent buildings.

e Onirregularly shaped lots, through-lots or those adjacent to fully-built lots, open
space located elsewhere than at the rear of a property may improve the access of
light and air to residential units.

e Qutdoor activities associated with an eating and drinking or entertainment

- establishment which abut residentially-occupied property should be discouraged.

Scale, Height and Bulk

e In most cases, small lots with narrow building fronts should be maintained in districts
with this traditional pattern.

e  When new buildings are constructed on large lots, the facades should be designed in
units which are compatible with the existing scale of the district.
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e The height of a proposed development should relate to the individual nelghborhood
character and the height and scale of adjacent buiidings to avoid an overwhelming or _
dominating appearance of new structures. On a street of varied building heights, .‘-\
transitions between high and low buildings should be provided. While three- and
four-story buildings are appropriate in most locations, two-story facades with upper
stories set back from the street wall may be preferable in some areas with
lower-scale development.

e  The height and bulk of new development should be designed to maximize sun access
to nearby parks, plazas, and major pedestrian corridors.

Frontage

e Facades of new development should be consistent with design features of adjacent
facades that contribute to the visual qualities of the neighborhood commercial
district.

e To encourage continuity of "live" retail sales and services, at least one-half of the
total width of any new or reconstructed building, parallel to and facing the
commercial street, should be devoted to entrances, show windows, or other displays.
Where a substantial length of windowless wall is found to be unavoidable, eye-level
display, a contrast in wall treatment, offset wall line, outdoor seating andfor
landscaping should be used to enhance visual interest and pedestrian vitality.

e Clear, untinted glass should be used at and near the street level to allow maximum? =
visual interaction between sidewalk areas and the interior of buildings. Mirrored,
highly reflective glass or densely-tinted glass should not be used except as an L .
architectural or decorative accent, _ R

e  Where unsightly walls of adjacent buildings become exposed by new development,
they should be cleaned, painted or screened by appropriate landscaping.

e Walk-up facilities should be recessed and provide adequate queuing space to avoid
interruption of the pedestrian flow.

Architectural Design

o The essential character of neighborhood commercial districts should be preserved by
discouraging alterations and new development which would be incompatible with
buildings which are architecturally significant or which contribute to the scale and
character of the district as a whole. Specifically, the facades and building lines of
exlstmg buildings should be continued, and the details, material, texture or color of
existing architecturally significant or distinctive buildings should be complemented
by new development.

e  Existing structures in sound or rehabilitable condition and of worthwhile architectural
character should be reused where feasible to retain the unique character of a given
neighborhood commercial district.
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The design of new buildings, building additions and alterations, and facade
renovations should reflect the positive aspects of the existing scale and design
features of the area. Building forms should complement and improve the overall
neighborhood environment.

Materials

The materials, textures and colors of new or remodeled structures should be visually
compatible with the predominant materials of nearby structures. In most
neighborhood commercial districts, painted wood or masonry are the most
appropriate and traditional exterior facade materials.

Details

Individual buildings in the city's neighborhood commercial districts are rich in
architectural detailing, yet vary considerably from building to building, depending
upon the age and style of their construction. Despite their stylistic differences,
Victorian, Classical and Art Deco buildings share some design motifs. Vertical lines
of columns or piers, and horizontal lines of spandrels or cornices are commeon to many
styles as are mouldings around windows and doors. These elements add richness to a
flat facade wall, emphasizing the contrast of shapes and surfaces.

A new building should relate to the surrounding area by displaying scale and textures
derived from existing buildings. Nearby buildings of architectural distinction can
serve as primary references. Existing street rhythms should also be continued on the
facade of a new building, linking it to the rest of the district. This can be
accomplished in part by incorporating prevailing cornice and belt course lines,

Rooftop Mechanical Equipment

Rooftop mechanical equipment which may create disturbing noises or odors should be

| ]
located away from areas of residential use and screened and integrated with the
design of the building.

-Signs

. The character of signs and other features attached to or projecting from buildings is

an important part of the visual appeal of a street and the general quality and
economic stability of the area. Opportunities exist to relate these signs and
projections more effectively to street design and building design. Neighborhood
commercial districts are typically mixed-use areas with commercial units on the
ground or lower floors and residential uses on upper floors. As much as signs and
other advertising devices are essential to a vital commercial district, they should not
be allowed to interfere with or diminish the livability of residences within the
neighborhood commercial district or in adjacent residential districts. 5ign sizes and
design should relate and be compatible with the character and scale of the
neighborhood commercial district. Unless otherwise allowed in the Planning Code,
facades of residentially-occupied stories should not be used for attaching signs nor
should the illumination of signs be directed into windows of residential units.
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Landscaping and Street Design | ‘

e  Street trees should be provided in each new development. If a district tree planting
program or streetscape plan exists, new development should be landscaped in
conformity with such plans. In places where tree planting is not appropriate due to
inadequate sidewalk width, interference with utilities, undesirable shading, or other
reasons, other means such as window boxes, planter boxes or trellises may be chosen.

e A permanent underground sprinkler system should be installed in landscaped areas
which will provide sufficient water for plant material used. Automatic timing
devices may be required. Container plants which cannot adequately be watered by an
underground sprinkler system should have adequate hose hibs installed to permit
watering.

e Open uses such as parking lots should be visually screened along the street frontage
by low walls, earth berms and/or landscaping. However, the safety of the lots should
not be reduced through these measures.

e A landscaped buffer of trees and shrubs should be used along those edges of a parking
lot bordering residential properties.

¢ In addition to landscaping at the periphery of the parking lot, planting islands
between parked vehicles should be located within the lot, whenever feasible. Trees
and other plantings provide shade and variety to the visual monotony of p