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9/29/2011 1:34 PM 
 


Japantown Better Neighborhood Plan Draft 
Chapter Recommendations 
Proposed Changes Matrix 


September 9, 2011 
 
 
Chapter 1 – Introduction 
 
Change the name of the plan. 
 
Do not let the environmental review requirements drive the recommendations. 
 
Chapter 2 - Community Heritage   
 
(See complete chapter edits attached.) 
 
Recommendations that should be retained: 
 
1.  Establish a Community-based Body to Guide Preservation Efforts. 
2.  Recognize Important Properties of the Japanese and Japanese American Communities. 
3.  Encourage the Use of California Historic Building Code. 
4.  Facilitate Façade Easement program. 
5.  Develop Community Land Trust. 
6.  Consider Other Preservation Strategies. 
 
Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
Page 15-23 
2.1 Existing Conditions 


See Amendments  
- historic context and community 
heritage features. 
- Fix identification of JACL, Nichi Bei 
Kai, Raphael Weill Buildings. 
-  Review terminology (Shin-Issei, Kibei-
Nisei, Shin-Nisei) 
-  Eligible places for National Registry 
-  Include other ethnic history 
-  Update JA demographics. 
-   Page 19 add cultural themes. 
-   Evaluate survey and assessment of 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
historic resources. 
-   Community/Cultural Heritage tourism.  


Page24 
2.2 Recommendations and 
Strategies 


Delete a recommendations   


 Community Land Trust Economics of malls and commercial 
properties, structural integrity of 
garage, architectural support.  


Discussion Point:  Benefits / impacts 
on property owners. 


 Buchanan Mall and Peace Plaza as a 
cultural heritage area.  Expand 
treatment of Buchanan Mall and Peace 
Plaza for cultural and community 
significance. 


 Ditto 


 Look into Cultural Main Street for Post 
Street 


 Ditto 


 Explore the development and creation 
of a new cultural preservation legislation 


  


 Explore the façade easement program  Ditto 
 Cultural Economic Development plan 


for culturally relevant businesses and 
festival activities 


Refer to Comm Econ Dev  


 Using existing planning tools and/or 
develop new tools to achieve the goal of 
preserving and sustaining a living vital 
community that includes its living history 


  


 Non-Profit Buildings 
-  preserving cultural resources, such as 
archives. 
  Preserve non-profit buildings that were 
fundraised by the community 


 Discussion Point:  Educate non-profits 
of how to finance renovations. 


 Use of Public Art 
-   murals on walls in Pplaza 
-  Japanese tiles in Pplaza grounds 
-  Ethnic performing arts 
  cultural and community arts in how we 
define SF Japantown public space 


Refer to Public Realm Discussion Point:  Planning and 
implementation. 


 Community/Cultral Heritage Tourism 
-   work with city agencies to make more 
affordable to organizers 


Refer to Comm Econ Dev  
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
 Develop cultural landscape and foliage 


standards 
Refer to Public Realm  


 Create youth drop in center   
  Use of special lighting at nite Refer to Public Realm  
    
    
 
 
Chapter 3 – Community Economic Development 
 
(See complete chapter edits attached.) 
 
Recommendations that should be retained: 
 
1.  Establish Implementation Organization 
2.  Increase Business Retention Efforts to Address Ongoing Pressures on Existing Businesses 
3.  Recruit New, Culturally Appropriate Businesses. 
4.  Improve Access to Community Activities 
5.  Strengthen Community Organizations Administrative Capacity 
 
 
Draft Recommendations Amendments/Changes Relevant Information Issues/Priority 
 Add: 


Nihonmachi Roots Survey results 
Compilation of Nihonmachi Roots 
survey by the SFSU students. 


Discussion Point:  Timing, breadth of 
survey 
 
 


 Add:   
Research and further consideration for 
Parking Benefit District.   Proceeds from 
such a district would be for landscaping, 
maintenance, and wayfinding. 


Refer to Public Realm Comm Discussion Point:  Pioneering in SF 
 
 


 Add: 
Research and further consideration of 
Mello Roos financing for community 
land trust and other capital needs. 


 Discussion point: Assessment of 
property owners;  Pioneering in USA; 
Related to CLT. 
 


 Add:   
Research and further consideration of 
getting allocation of Hotel Room Tax for 
Jtown cultural tourism programs, 


John Noguchi material Discussion Point:  Jtown getting its 
share of marketing and grant 
program. 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Priority 
marketing, and maintenance. 


 Add: 
Churches have needs for administrative 
and capacity support, i.e., technology, 
staffing, fiscal management, and 
fundraising. 


  
 
 


 Add: 
Cumulative impacts of and mitigation 
plans of major construction projects in 
the area, e.g. 1481 Post, CPMC, Geary 
BRT must be diligently monitored. 


Responded to the CPMC Draft EIR.    
See letter.   The parking needs of 
the hospital will negatively impact 
the preservation of culturally-
relevant businesses in Jtown. 


Discussion Point:   Projects that are in 
process; community benefits. 
 
 


Page 34 
3.1 Existing Conditions 
Retail Performance 


Insert and summarize Retail Sales 
Report completed by Sabrina Terry, 
Planning Department intern. 


  


Page 36 
Ownership Transitions 


Family businesses may require 
assistance with transitions as aging 
owners retire.    
Add:   Community land trust and/or 
community benefit district should 
include funding for training and 
transitions to new owners. 


Small Business Commission 
programs 


Discussion Point:  Property and 
business owners. 


Page 36 
Japan Center 
Reconstruction 


Re-title to Japan Center Construction   


Page 37 
Lack of Permanent 
Space… 


Delete entire paragraph   


Page 39 
3.2 Recommendations and 
Strategies –  
 
TO ALL 
RECOMMENDATIONS: 
 (from Chap 9) 
RESPONSIBLE ENTITIES 
 
POTENTIAL FUNDING 
SOURCES 


Add: 
The implementation of these 
recommendations will depend on 
economic conditions and economic 
growth, and dependent on the ability to 
leave open other funding vehicles, i.e. 
community land trust, Mello Roos bond 
financing, and community benefit 
districts and/or business improvement 
districts. 


  


Page 39 Add:  Discussion Point: Assessment of 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Priority 
 Implementation of a CBD must take into 


consideration the 2007 effort to develop 
a preliminary plan and findings and 
interviews conducted by the JTF.   
Recommendations included: 
-  assessments were considered too 
high by most types of property owners, 
particularly, non-profits and institutions 
and residents. 
-  Consider commercial properties only 
and assessments being paid by owners 
and not passed through to business 
tenants. 
-  Consider merging with Fillmore Jazz 
CBD. 


property owners and/or tenants. 
 


Page 40 
Actions:   
Create an Implementation 
Organization… 


Delete all after first sentence.   Disagree 
building on an existing organization 
dedicated to preservation and 
revitalization of Jtown. 


 Discussion Point – Why start a new 
organization? 
 


Page 40 
Actions: 
Expand the Imp Org Board 
of Directors… 


Amend to read as follows: 
The Imp Org’s Board of Directors must 
fully represent Jtown’s stakeholders, 
including community organizations, 
businesses, residents, property owners, 
and others with demonstrated interests 
in Jtown. 


 Same 


Page 40 
Actions: 
Conduct fundraising 
campaign… 


-  Implement CBD formation campaign 
-  Apply for grants from private 
organizations and public agencies; work 
with private corporations and business 
groups that complement, rather than 
compete with existing Jtown 
organizations fundraising efforts.   
Leverage the CBD funding as 
community match for private foundation 
funding. 


 Same 


Page 41 
Recruit new culturally 
appropriate businesses…. 


Delete second action: 
Hiring a broker is responsibility of 
property owners, not the community 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Priority 
Imp Org. 


Page 42 
Actions: 
 


Agree with recommendation. 
Preliminary survey of churches 
available space for rent was conducted.   
It was discovered that some churches 
have ceased renting space due to 
onerous insurance cost.   It is 
recommended that further research be 
done to get insurance from companies 
that proved favorable rates to non-
profits.    


Hiroshi Fukuda’s memo  
 
 


Page 42 
Strengthen Community 
Organizations 
Administrative Capacity - 
Actions 


Add: 
-  The community needs to support 
festivals and cultural events to boost 
fundraising. 
-  The Imp Org should maintain an 
events calendar. 


 Discussion Point:  Many issues. 


Page 42 – 43 
Mitigate Impact of Future 
Japan Center Construction 


Move to Chap 8 – Japan Center   


    
    
    
 
 
 
Chapter 4 – Land Use  
 
(See complete chapter edits attached.) 
(See Ken Kaji Discussion Points 5/25/10) 
 
Recommendations that should be retained: 
 
1.   Activate Ground Floor Spaces 
-   Improve Street Frontages and Streets with Required Ground Floor Commercial Uses 
-   Protect Pedestrian and Transit-oriented Street Frontages. 
-   Promote Life with Outdoor Activities Areas. 
 


Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 


 (NEW 
RECOMMENDATION) 


Establish a Japantown 
NCD (Neighborhood 
Commercial District 
Zone) with controls 
determined through 
analysis and feedback 
to date and through 
further outreach efforts 
from the community, 
BNP Organizing 
Committee and its 
subcommittees, and 
Planning Department 
staff. The NCD will 
integrate regulations 
currently established 
through the SUD (2006), 
and prescribe additional 
controls per NCD 
Planning Code Article 7. 
 
These include controls 
for Building Standards, 
Commercial and 
Institutional Standards 
and Uses (Retail Sales 
and Services, 
Institutions and Non-
Retail Sales and 
Services), and 
Residential Standards 
and Uses. 


  


 (NEW 
RECOMMENDATION) 


Establish and reinforce 
land use regulations 
that support 
preservation strategies 
such as landmarking, 
historic districts, 
conservation districts, 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
etc. as determined by 
Cultural Heritage 
subcommittee and 
Organizing Committee. 


Page 50: 
The area north of Bush Street 
as well as existing land uses 
within the Upper Fillmore 
Neighborhood Commercial 
district should not be changed. 
The community has not 
expressed any desire to 
modify the character or 
allowed uses in these areas. 


AMENDMENT - Apply 
prevailing planning 
department guidelines 
regarding alleys 
(Planning Code Section 
2261.1) to entire BNP 
area 


Wilmot Alley resident concerned about lack of 
protections under current RH2 zoning for maintaining 
scale and ambiance of alleyway, despite current 
Planning Department guidelines to that affect that 
have been integrated into zoning codes for other areas 
of the City. 


Applicable to Wilmot, Orden, 
Austin, Hemlock, and Avery. 


Page 50: 
Create Zone 1/Mixed 
Residential Zone: : Rezone 
residential mixed areas 
currently zoned RM-3 and RM-
4 – roughly between Bush and 
Geary and east of Webster 
Street – to new Mixed 
Residential district. 
- housing, office, religious 
facilities, schools, child care 
facilities, senior and assisted 
living centers, community 
center and retail allowed. - - 
commercial uses limited to 
2,999 sf on the first floor and 
no more than 10,0000 sf per 
parcel. 


NO AMENDMENT   


 (NEW 
RECOMMENDATION) 


Establish and reinforce 
land use regulations 
that support 
preservation strategies 
such as landmarking, 
historic districts, 
conservation districts, 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
etc. as determined by 
Cultural Heritage 
subcommittee and 
Organizing Committee. 


The area north of Bush Street 
as well as existing land uses 
within the Upper Fillmore 
Neighborhood Commercial 
district should not be changed. 
The community has not 
expressed any desire to 
modify the character or 
allowed uses in these areas. 


AMENDMENT - Apply 
prevailing planning 
department guidelines 
regarding alleys 
(Planning Code Section 
2261.1) to entire BNP 
area 


Wilmot Alley resident concerned about lack of 
protections under current RH2 zoning for maintaining 
scale and ambiance of alleyway, despite current 
Planning Department guidelines to that affect that 
have been integrated into zoning codes for other areas 
of the City. 


Applicable to Wilmot, Orden, 
Austin, Hemlock, and Avery. 


Create Zone 1/Mixed 
Residential Zone: : Rezone 
residential mixed areas 
currently zoned RM-3 and RM-
4 – roughly between Bush and 
Geary and east of Webster 
Street – to new Mixed 
Residential district. 
- housing, office, religious 
facilities, schools, child care 
facilities, senior and assisted 
living centers, community 
center and retail allowed. - - 
commercial uses limited to 
2,999 sf on the first floor and 
no more than 10,0000 sf per 
parcel. 


NO AMENDMENT   


Page 50: 
Create Zone 2/Neighborhood 
Commercial Zone: Replace 
residential mixed area 
currently zoned RM-3 and the 
neighborhood commercial area 
currently zoned NC-2 with new 
district to encourage existing 
neighborhood-serving retail 


AMENDMENT - Replace 
residential mixed area 
currently zoned RM-3 and 
the neighborhood 
commercial area currently 
zoned NC-2 with new 
NCD zone to encourage 
existing neighborhood-
serving retail core to 


International Formula Retail defined as a type of retail 
sales activity or retail sales establishment which, along 
with eleven or more other retail sales establishments 
located outside of the United States, maintains two or 
more of the following features: a standardized array of 
merchandise, a standardized facade, a standardized 
decor and 


Special Use District (2006) 
conditional use authorization 
requirement for change of 
use in excess of 4,000 sf 
superseded by Zone 2 / 
conditional use authorization 
for new formula retail (no sf 
threshold). 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
core to flourish. 
- residential above first floor 
- retail up to 2,999 sf on first 
two floors, and up to 10,000 sf 
commercial per parcel allowed. 
- restaurants with bars, 
theaters, business and 
professional services, general 
office (above first floor), and 
art activities allowed. 
- conditional use authorization 
required for new religious 
facilities, schools, child care 
facilities, tourist hotels, fast 
food, bars, and formula retail 
- Liquor sales limited according 
to type: stores selling liquor 
(most limited); bars swelling 
liquor for onsite consumption 
(limited); restaurants selling 
liquor for onsite consumption 
(least limited) 


flourish. Prescribe 
specific regulations, per 
article 7 of the Planning 
Code, including but not 
limited to 2006 SUD 
regulations. 
- residential above first 
floor 
- retail up to 2,999 sf on 
first two floors, and up 
to10,000 sf commercial 
per parcel allowed. 
- restaurants with bars, 
theaters, business and 
professional services, 
general office (above first 
floor), and art activities 
allowed. 
- conditional use 
authorization required for 
new religious facilities, 
schools, child care 
facilities, tourist hotels, 
fast food, bars, and 
national and 
international formula 
retail 
- Liquor sales limited 
according to type: stores 
selling liquor (most 
limited); bars swelling 
liquor for onsite 
consumption (limited); 
restaurants selling liquor 
for onsite consumption 
(least limited) 


 
Page 50: 
Create Zone 3/Regional 


AMENDMENT - Replace 
NC3 along the north side 
of Geary between Avery 


International Formula Retail defined as a type of retail 
sales activity or retail sales establishment which, along 
with eleven or more other retail sales establishments 


Special Use District (2006) 
conditional use authorization 
requirement for change of 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
Commercial Zone: Replace 
NC3 along the north side of 
Geary between Avery and 
Laguna, with a new zone to 
encourage the Japan Center 
malls and parcels along Geary 
to maximize potential as a 
regional serving commercial 
destination. 
 
- residential (above first floor) 
- retail up to 2,999 sf on the 
first three floors with no limit 
per parcel 
- bars, nighttime 
entertainment, theaters, 
business 
And  professional services 
above the first floor, and arts 
activities 
- Conditional use permit 
required for new religious 
facilities, schools, child care 
facilities, tourist hotels, fast 
food, formula retail uses, and 
retail above 3,000 sf 
- Liquor sales limited according 
to type (same as Zone 2): 
stores selling liquor (most 
limited); bars swelling liquor for 
onsite consumption (limited); 
restaurants selling liquor for 
onsite consumption (least 
limited) 


and Laguna, with a new 
NCD zone to encourage 
the Japan Center malls 
and parcels along Geary 
to maximize potential as a 
regional serving 
commercial destination. 
Prescribe specific 
regulations, per article 7 
of the Planning Code, 
including but not limited 
to 2006 SUD 
regulations. 
- residential (above first 
floor) 
- retail up to 2,999 sf on 
the first three floors with 
no limit per parcel 
- bars, nighttime 
entertainment, theaters, 
business and professional 
services above the first 
floor, and arts activities 
- Conditional use permit 
required for new religious 
facilities, schools, child 
care facilities, tourist 
hotels, fast food, national 
and international 
formula retail uses, and 
retail above 3,000 sf 
- Liquor sales limited 
according to type (same 
as Zone 2): stores selling 
liquor (most limited); bars 
swelling liquor for onsite 
consumption (limited); 
restaurants selling liquor 
for onsite consumption 


located outside of the United States, maintains two or 
more of the following features: a standardized array of 
merchandise, a standardized facade, a standardized 
decor and color scheme, a uniform apparel, 
standardized signage, a trademark or a servicemark. 


use in excess of 4,000 sf 
superseded by Zone 3 / 
3,000 sf threshold. 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
(least limited) 


Page 52: 
 
Revised residential and 
parking standards: 
 
- No residential off-street 
parking for new housing units 
- Maximum of 1 parking space 
per new housing unit for Zones 
1 and 2 
- Maximum of .75 parking 
spaces per new housing unit 
permitted in Zone 1 
- No new parking lots 
- Conditional use authorization 
for new parking structures 


AMENDMENT - change 
to: 
 
- No residential off-street 
parking for new housing 
units 
- Maximum of 1.5 parking 
space per new housing 
unit for Zones 1, 2, and 3 
- Parking standards for 
housing in Zone 3 
established by CLT 
- No new parking lots 
- Conditional use 
authorization for new 
parking structures, with 
incentives for 
residential-serving 
parking in BNP area 


According to a survey conducted by 
NihonmachiROOTS organization, more than 75% of 
respondents visited Japantown by car. 
 
Japantown is also a regional cultural destination, 
particularly during cultural festivals. 
 
In a 2004 SF Chronicle article “San Francisco’s 
Housing Element -- Built on Misunderstanding”, 
Transit Villages in the 21st Century author and 
transportation authority Michael Bernick writes that the 
SF Planning Department’s Housing Element, 
incorrectly equates rail transit – such as BART and 
Caltrain – with the City’s light rail and bus and warns 
that pressure to absorb and increase housing 
density and reduce parking requirements through 
new transit-based communities should be 
accommodated in the city’s emerging central 
waterfront and Southern areas, NOT its fragile 
built communities. 
(http://www.sfgate.com/cgi-
bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL) 


Amendment aligns zoning 
controls with: 
1) community priorities for 
family housing (see next 
item) 
2) Japantown as a regional 
cultural and shopping 
destination 


Page 52: 
Revised housing requirements 
for new development: prioritize 
housing for families: 
- In other parts of the city, 
family housing has been 
encouraged by requiring 40% 
of new units to contain at least 
2-bedrooms; 30% of new units 
to contain at least 3-bedrooms; 
or all affordable units to 
contain at least 2-bedrooms. 
- There should be no density 
limit on dwelling units: 
the unit mix and building height 
would determine 


AMENDMENT - change 
to: 
- 40% of new units to 
contain at least 2-
bedrooms for any new 
development (ground 
up or building addition) 
of 6 units or more 
- There should be no 
density limit on dwelling 
units: the unit mix and 
building height would 
determine the number of 
units allowed on each 
parcel 


  



http://www.sfgate.com/cgi-bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL�

http://www.sfgate.com/cgi-bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL�
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
the number of units allowed on 
each parcel 
Page 52: 
Property owners should be 
encouraged to retain 
existing community-serving 
uses (facilities and institutions) 
with incentives such as height 
bonuses for properties that 
retain existing community 
space. 


AMENDMENT - 
Eliminate this 
recommendation. 
Height bonuses above 
existing limits should 
not be used as an 
incentive for properties 
that retain existing 
community space. 


Determination of potential incentives to retain existing 
community-serving uses -- such as transfer of 
development rights, Community Land Trust incentives, 
and special programs -- pending results of studies and 
other chapter amendments. 


Development of a CLT is 
being studied. Its feasibility 
has not yet been determined. 


Page 52: 
Enhanced neighborhood 
notification for conditional use 
authorization to ensure land 
use and character compatibility 


AMENDMENT - Any 
change in use and new 
development, or 
expansion of existing 
building envelope within 
NCD / SUD shall require 
notice pursuant to 
section 312. 
Furthermore, posted 
notice shall be in 
locations easily visible 
to members of the 
public and shall be 
posted, at a minimum, 
on Geary Boulevard, 
Post Street, and 
Webster Street, Fillmore 
Street, or Laguna Street. 


Amendment consistent with 2006 SUD requirements, 
to be incorporated in Japantown NCD.  


Page 52: 
Activate Ground Floor Spaces 
– Japantown’s commercial 
areas should be protected 
from physical intrusions .... that 
interfere with an active 
walkable experience. The 
Planning Code has several 
existing requirements for 
commercial streets that should 


AMENDMENT – change 
to the following: 
 
...Active ground floor use 
and protected street 
frontage requirements 
should be applied to the 
following streets in 
Japantown: 
- Post Street btwn 


Fillmore Street is subject to zoning controls of the 
Upper Fillmore Neighborhood Commercial District 
from California to Bush Streets. 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
be active, pedestrian-oriented 
and walkable. The intent of 
these requirements is 
summarized below and should 
be applied to Japantown’s 
commercial corridors depicted 
in Figure 4.2 on page 51. 
Active ground floor use and 
protected street frontage 
requirements should be 
applied to the following streets 
in Japantown: 
 
- Post Street btwn Fillmore and 
Laguna Streets 
- Geary Boulevard btwn 
Steiner and Laguna Streets 
- Fillmore Street for the extent 
of the Plan Area 
- Buchanan Street btwn Post 
and Bush Streets 
- Webster Street btwn Geary 
and Post Street 
- Laguna Street btwn Geary 
and Hemlock Street 


Fillmore and Laguna 
Streets 
- Geary Boulevard btwn 
Steiner and Laguna 
Streets 
- Buchanan Street btwn 
Post and Bush Streets 
- Fillmore Street btwn 
Bush and Ellis Streets 
- Webster Street btwn 
Geary Boulevard and 
Post Street 
- Laguna Street btwn 
Geary Boulevard and 
Hemlock Street 


Page 53: 
Improve street frontages and 
streets with required ground 
floor commercial uses – In 
order to preserve, enhance 
and promote street frontages 
that are pedestrian-oriented, 
lively, fine-grained and provide 
opportunity for multiple shops 
and services to serve both 
local and citywide populations, 
a number of requirements 
have been identified and are 
summarized below, pursuant 


AMENDMENT – Improve 
street frontages and 
streets with required 
ground floor commercial 
uses – In order to 
preserve, enhance and 
promote street frontages 
that are pedestrian-
oriented, lively, 
finegrained and provide 
opportunity for multiple 
shops and services to 
serve both local and 
citywide populations, a 


South facing walls may require tinting to protect 
merchandise from sun damage  
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
to Planning Code Sections 
145.1 and 145.4): 
 
a) above grade parking to be 
set back at least 25 ft on the 
ground floor and 15 ft at all 
other levels from any facade 
facing a street 
b) ground floor commercial 
uses shall occupy no less than 
75% of building frontages and 
shall be open at the pedestrian 
eye level, allowing visibility to 
the inside of the building, using 
clear, untinted glass except for 
decorative architectural 
accents. Any decorative 
railings or grillework, other 
than wire mesh, placed in front 
of or behind such windows 
shall be at least 75% open to 
perpendicular view. 
c) active uses at ground floor 
includes those that are 
oriented to public access and 
walk-up pedestrian activity and 
shall not include any use 
whose primary function is the 
storage of goods, or vehicles, 
utility installations, any office 
use any use related to 
motorized vehicles, or any use 
or portion of a use requiring 
non-transparent walls facing a 
public street. 


number of requirements 
have been identified and 
are summarized below, 
pursuant to Planning 
Code Sections 145.1 and 
145.4): 
 
a) above grade parking to 
be set back at least 25 ft 
on the ground floor and 
15 ft at all other levels 
from any facade facing a 
street 
b) ground floor 
commercial uses shall 
occupy no less than 75% 
of building frontages and 
shall be open at the 
pedestrian eye level, 
allowing visibility to the 
inside of the building, 
using clear, untinted 
glass, with the exception 
of south facing walls 
and decorative 
architectural accents, 
such as operable shoji 
doors. Any decorative 
railings or grillework, other 
than wire mesh, placed in 
front of or behind such 
windows shall be at least 
75% open to 
perpendicular view. 


Page 53: 
Protect Pedestrian and transit 
oriented street frontages 
– In order to preserve the 


AMENDMENT -- 
Committee feels “Office 
use, any use related to 
motorized vehicles, or 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
pedestrian character of 
commercial districts and to 
minimize delays to transit 
service, garage entries, 
driveways or other vehicular 
access to off-street parking or 
loading shall be regulated on 
development lots within 
Japantown’s commercial 
corridors (see Planning Code 
Section 155r for more detailed 
explanation) 


any use or portion of a 
use requiring non-
transparent walls facing 
a public street” should 
be further vetted with 
the public. 


Page 53: 
Promote street life with 
outdoor activity areas – 
Outdoor activities which 
promote street life and do not 
detract from livability should be 
encouraged and permitted in 
the proposed Japantown Zone 
2 and Zone 3 (see Planning 
Code Section 145.2 for more 
detailed explanation) 


NO AMENDMENT 
(PHW Comment – 
Haven’t we done away 
with zone 1/2/3 
concept??) 


  


 
 
Chapter 5 – Built Form 
 
(See complete chapter edits attached.) 
(See Ken Kaji Architectural / Visual Survey Tour memo 8/26/10) 
 
Recommendations that should be retained: 
 
1.  Apply Jtown-specific Design Guidelines 
-   form and structure 
-   roofs 
-   materials and ornamentation 
-   landscaping open spaces and public art. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


 
Page 62: 
1. Update Japantown’s 
building heights and 
large parcel development 
controls to improve the 
neighborhoods’ livability 
and walkability while 
harmoniously 
complementing the city’s 
larger urban pattern and 
skyline. 


AMENDMENT– Keep heights 
close to current zoning with 
moderate increases allowed in 
the commercial core. Large 
parcel development controls 
relevant to Japan Center super 
blocks only. 


Large scale and highrise development is not 
compatible with community goals for Japantown, nor 
does it promote the livability and walkability of the 
neighborhood. 
 
Maintaining existing building height limits is in keeping 
with the Urban Design Element of the San Francisco 
General Plan for heights of buildings (Policy 3.5) along 
hillsides and in valleys. 


See more on building heights 
and large parcel 
development controls on 
pages 4 - 6. 


Page 62: 
2. Apply the City’s 
recently established 
design guidelines to 
improve the quality of 
site and building design 
and the impact it has on 
the public realm. These 
guidelines will be applied 
throughout the city’s 
neighborhoods which 
have undergone recent 
planning. This chapter 
describes their intent and 
how they should be 
applied in Japantown. 


AMENDMENT - Guidelines and 
recommendations from San 
Francisco’s General Plan may 
be applied in instances where 
they align with the goals of the 
Japantown BNP. Japantown 
Design Guidelines and to 
supersede SF General Plan 
policies where there may be a 
conflict. 


San Francisco’s General Plan prescribes a multitude 
of goals and recommendations for 10 planning 
elements including Urban Design, Housing, and 
Transportation. 
 
These guidelines cannot supersede Zoning 
regulations and planning code as 


Applicable to Wilmot, Orden, 
Austin, Hemlock, and Avery. 
 
PHW Query: Orben or 
Orden? 


 
Page 62: 
3. Apply Japantown-
Specific Design 
Guidelines to ensure the 
neighborhood’s special 
character is enhanced 
over time. There are 
specific aspects of 
Japantown’s unique 


AMENDMENT – Revise 
Japantown-Specific Design 
Guidelines in BNP (pages 69 - 
79) to reconcile issues affecting 
Land Use, Built Form, 
Community Heritage, and 
Public Realm chapters and 
recommendations. 
 
Design Guidelines shall include 


Revised Japantown-Specific Design Guidelines to be 
developed in Partnership with and through a grant with 
SF Architectural Heritage and in collaboration with the 
Planning Department.  This effort is underway. 


Revised Design Guidelines 
to integrate landscape 
design and also address 
special considerations for 
landmarking and/or historic 
and conservation districts. 
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character that are not 
addressed by the 
citywide guidelines. To 
respond to Japantown’s 
eclectic mix of urban 
design conditions and 
the neighborhood’s 
Japanese character, a 
set of additional 
guidelines has been 
developed to be 
applicable to Japantown 
only. 


standards for  environmental 
stewardship, including but not 
limited to 
USGBC LEED benchmarks for 
sustainable design. 
 
PHW COMMENT: Mandatory 
DR if not at LEED Gold or 
better?  LEED Gold is well 
within reach of any project; 
minimal capital cost increase 
well covered by lower operating 
cost if competent design /build 
team 


Page 63: 
Update Building Heights 
– When looking at 
building heights, the 
impact on the ground 
level, the neighborhood 
scale and the skyline 
must be considered. 
 
The following policies 
have been established to 
protect San Francisco’s 
unique skyline and 
livable neighborhoods. 
They should be adhered 
to in Japantown as well: 
 
- Develop a distinctive 
skyline form that 
compliments the city’s 
skyline, including 
downtown, the natural 
landform, the waterfront, 
and the bay, and 


AMENDMENT - Retain existing 
building heights with moderate 
increases allowed through 
conditional use approval (Japan 
Center Malls). Policies from 
San Francisco’s General Plan 
should be adhered to only in 
instances where they align with 
articulated community goals for 
Japantown and the Japantown 
BNP. 
 
- Because much of Japantown 
(particularly the commercial 
core), is situated along slopes 
of hillsides and in the valley 
bowl delineated by Lafayette 
Park, Anza Park, and Alamo 
Square, low, smaller-scale 
buildings are recommended 
and in keeping with the SF 
General Plan Guidelines for 
Major New Development. Low 
buildings also respect the 


San Francisco’s Japantown is the oldest of only three 
remaining Japantowns in the United States. It 
embodies not only the history of an ethnic enclave, but 
also the history of San Francisco’s Western Addition 
and the history of the United States. Its preservation 
should not be sacrificed to apply newly adopted 
policies in San Francisco’s General Plan. 
 A study of Japantown’s Existing Zoning Build Out 
Potential by the Planning Department determined that 
existing zoning for the Plan Area can absorb about 45 
years of new residential development and 46 years of 
new commercial development, based on the historical 
build out rate between 1990 and 2010. 
 
San Francisco General Plan Guidelines 
for Major New Development, states “Low, smaller-
scale buildings on the slopes of hills, at their base and 
in the valleys between complement topographic forms 
and permit uninterrupted views”. (http://www.sf-
planning.org/ftp/General_Plan/I5_Urban_Design.htm). 
 
In her 2010 graduate thesis for UC Berkeley’s MUD 
program (This is Japantown, Reconnecting A 
Community, Redefining An Identity), Lisa Liu notes 


Proposed 375+ foot tower on 
the eastern half of the block 
bound by Gough, Geary, 
Laguna and Post and 
increased allowable building 
height on the western half of 
the same block DOES NOT 
support San Francisco 
General Plan Guidelines for 
Major New Development, 
particularly respecting the 
natural topography of the hill. 



http://www.sf-planning.org/ftp/General_Plan/I5_Urban_Design.htm�

http://www.sf-planning.org/ftp/General_Plan/I5_Urban_Design.htm�
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responds to existing 
policies in the Urban 
Design Element of the 
General Plan. 
 
- Respect the natural 
topography and follow 
the 
policies already 
established in the 
General Plan’s 
Urban Design Element 
that allow increased 
height on the top of hills. 
 
- Maintain view corridors 
through the area by 
means of height and bulk 
and tower spacing 
controls that ensure 
carefully spaced slender 
towers rather than bulky, 
massive buildings. 
 
- Ensure adequate light 
and air to the district and 
minimize wind and 
shadow impacts on 
public streets and open 
spaces. 


natural topography of the site. 
 
- Maintain view corridors 
throughout the area by 
prohibiting new towers in the 
BNP Planning Area that would 
obscure views not only down to 
the streets, but also from the 
valleys looking up toward the 
hillsides. 
 
- Ensure adequate light and air 
to the district and minimize wind 
and shadow impacts on public 
streets and open spaces. 


Japantown’s location in a topographical “bowl” with 
views towards hills anchored by Lafayette Park, Alamo 
Square, and Alta Plaza Park. This is in keeping with 
urban design traditions in Japan. Her thesis proposes 
its preservation and enhancement as a meaningful 
urban design concept for Japantown. 
http://mud.ced.berkeley.edu/thesis/2010  


Page 64: 
Increase Heights along 
Geary Boulevard – The 
more significant height 
limits are recommended 
on the large parcels 
between Post Street and 
Geary Boulevard. These 


AMENDMENT – Delete this 
recommendation. 


The width of Geary and its divisive effect on the 
community (Page 13 of the DRAFT BNP) is widely 
acknowledged as one of the biggest mistakes of 
Redevelopment. Increasing building heights on the 
north and south sides of Geary between Fillmore and 
Gough, as proposed by the DRAFT BNP would:  
 
- Exacerbate and reinforce the “Geary Divide” by 


Update communication and 
integration with Geary Rapid 
Transit Corridor planning 
measures. 



http://mud.ced.berkeley.edu/thesis/2010�
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parcels that front on the 
very wide Geary 
Boulevard 
(approximately 170 feet 
wide on the stretch 
through Japantown), are 
appropriately for taller 
buildings, and are the 
primary place where the 
neighborhood can 
successfully 
accommodate new and 
denser development in 
order to meet the city 
and regions’ housing 
needs, increase 
community/commercial 
activity and improve 
connections between the 
neighborhoods. The 
blocks that meet these 
criteria fall between 
Fillmore and Gough 
Streets.  
. 
Based on street width, 
topography, parcel size, 
adjacent building heights 
and scale, and 
preliminary shadow 
analysis, height limits 
should be modified on 
Geary Boulevard. 
Appropriate base heights 
along Geary Boulevard 
are 85 feet; appropriate 
base heights along Post 
Street remain at 45 feet 


creating even taller streetwalls. 
- Obscure views down to streets, up towards hillsides, 
and “into” Japantown’s commercial core from Geary, 
including views to the Japantown Pagoda Landmark. 
- Conflict with San Francisco General Plan Guidelines 
for Major New Development, in the following areas: 
respecting topography and casting shadows on plazas 
or parks (Peace Plaza). 
 
 In a 2004 SF Chronicle article San Francisco’s 
Housing Element -- Built on Misunderstanding, Transit 
Villages in the 21st Century author and transportation 
authority Michael Bernick writes that the SF Planning 
Department’s Housing Element, incorrectly equates 
rail transit – such as BART and Caltrain – with the 
City’s light rail and bus. He also warns that pressure to 
accommodate and increase housing density and 
reduce parking requirements through new transit-
based communities should be accommodated in the 
city’s emerging central waterfront and Southern areas, 
NOT its fragile built communities. 
(http://www.sfgate.com/cgi-
bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL) 



http://www.sfgate.com/cgi-bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL�

http://www.sfgate.com/cgi-bin/article.cgi?f=/c/a/2004/11/23/EDGQT9UPUL1.DTL�
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(east of Laguna) and 55 
feet (west of Laguna in 
the commercial area). 
 
This stretch of Geary 
currently has a few 
towers which mark the 
corridor and Japantown 
as an important center of 
activity and 
transportation corridor. 
New tower heights 
should be tailored to 
enhance the topography 
on the skyline, and 
should be staggered in 
height and location. 
Appropriate  
 
New tower heights 
should be tailored to 
enhance the topography 
on the skyline, and 
should be staggered in 
height and location. 
Appropriate tower 
heights within these 
block range have been 
determined to be 
between 135 feet to 375 
feet; specific ranges for 
each location are noted 
on Figure 5.5: Proposed 
Building Heights. Further 
shadow and wind studies 
will be necessary for 
each new development 
prior 
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to approval. 
Page 64: 
Increase Heights at 
Gateways – The height 
limits on the parcels at 
the northern gateway to 
Japantown (on the 
Northeast corner of 
Sutter and Buchanan 
streets across from the 
torii gate) should be 
increased from 50 feet to 
85 feet. This additional 
height is desirable to 
balance the heights of 
the property on the east 
side of Buchanan Street 
(Hotel Tomo) to 
strengthen and mark the 
intersection as 
Japantown’s northern 
Gateway. Japantown’s 
other gateways (noted in 
Chapter 6: Public Realm) 
are already zoned for 
taller buildings or have 
parcels that are too small 
to accommodate more 
height 


AMENDMENT – Delete this 
recommendation 


The committee could not find empirical evidence that 
midrise or highrise buildings flanking an important 
intersection reinforces urban gateways 


 


Page 64: 
Increase Ground-Floor 
Heights for Commercial 
Uses – The City has 
established policies that 
encourage more active 
and attractive ground 
floor space. One of them 
gives a five-foot height 


NO AMENDMENT   
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bonus to buildings which 
meet the definition of 
“active ground floor” use 
per the Planning Code. 
To encourage generous 
ground floor heights all 
parcels in Japantown 
currently zoned at 50-
foot height limit should 
be increased to 55-feet if 
they meet the definition 
of “active ground floor” 
use and a minimum 
ground floor to second 
floor dimension of 12 to 
15 feet is maintained - 
higher ground floors 
result in more attractive, 
bright, and usable retail 
spaces. 
Page 66: 
Require Step Backs in 
Japantown’s Commercial 
Core – A parcel’s height 
limit is the maximum 
height allowed on the 
parcel, however, to 
ensure sun access 
buildings should step 
back from the property 
line or building edge 
above 35 - 45 feet in 
order to avoid the 
“canyon effect” and 
ensure sunlight access to 
the sidewalks on the 
north side of the streets. 
- The parcels fronting on 


AMENDMENT – Require Step 
Backs in Japantown’s 
Commercial Core – A parcel’s 
height limit is the maximum 
height allowed on the parcel, 
however, to ensure sun access 
buildings should step back from 
the property line or building 
edge above 35 feet in order to 
avoid the “canyon effect” and 
ensure sunlight access to the 
sidewalks on the north side of 
the streets. 
 
- The parcels fronting on 
Buchanan Mall between Post 
and Sutter streets should step 
back by 15 feet at 35 feet to 
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Buchanan Mall between 
Post and Sutter streets 
should step back by 15 
feet at 35 feet to allow for 
sun access on the 
pedestrian mall - New 
development along Post 
street should step back 
by 15 feet at 45 feet in 
height to allow for sun 
access on the north side 
of the street. 


allow for sun access on the 
pedestrian mall 
 
 - New development along Post 
street should step back by 15 
feet at 35 feet in height to allow 
for sun access on the north side 
of the street. 


Page 67: 
IMPROVE LARGE 
PARCEL DESIGN 
 
In effort to provide more 
housing opportunities, 
create an esthetically 
pleasing ground-floor 
environment and better 
connect Japantown to 
the South of Geary 
Boulevard, it is 
necessary to reconsider 
how the large parcels 
adjacent to Geary can be 
redesigned to 
reinvigorate the 
neighborhood. The 
following policies have 
been established to 
create livable, mixed-use 
neighborhoods in other 
areas of the city. They 
should be adhered to in 
Japantown as well: 
 


AMENDMENT – IMPROVE 
LARGE PARCEL DESIGN In 
the effort to enhance housing 
opportunities, create an 
aesthetically pleasing ground-
floor environment, and better 
connect Japantown to the 
South of Geary Boulevard, the 
following measures should 
be used to guide large parcel 
design, including 
opportunities for the 
upgrade, renovation and 
development of the Japan 
Center Malls (so long as they 
do not trigger significant 
disruption, relocation, and 
jeopardy to existing 
businesses): 
 
- Re-establish the continuity 
of the street grid and historic 
neighborhood scale by 
diminishing solid massing of 
large parcels and existing 
superblocks. Strategies 


Large scale redesign and development of the Japan 
Center Malls (entailing significant disruption, 
relocation, and jeopardy to existing businesses) is not 
recommended per amendments to Japan Center 
chapter. Large scale development/height and base 
building configurations adjacent to Geary and based 
on the width of Geary is not recommended (see Page 
4 of this summary). 
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- Relate the height and 
bulk of base buildings to 
the width of the street, to 
define a consistent street 
wall and ensure 
adequate sun and sky 
access to streets and 
alleys 
 
- Provide quality housing 
in a pleasant 
environment that has 
adequate access to light, 
air, open-space and 
neighborhood amenities, 
and that is buffered from 
excessive noise. 
 
- Preserve and enhance 
the character and scale 
of finely-grained 
residential areas within 
the Japantown area. 


include but are not limited to 
increased transparency, 
midblock pedestrian 
pathways, and prohibiting 
monotony in street elevation. 
 
- Housing opportunities 
should provide a pleasant 
environment that has adequate 
access to light, air, open-space 
and neighborhood amenities, 
and that is buffered from 
excessive noise. 
 
 - Preserve and enhance the 
character and scale of finely-
grained residential areas within 
the Japantown area. 


Page 68: 
Improve Tower Design – 
Height, bulk, and tower 
spacing controls are 
essential means of 
meeting the design 
objectives relating to 
towers. The number, 
arrangement and form of 
towers in an area 
determine the amount of 
light and air that reach 
residential units, streets, 
and open spaces, and 
the sense of crowding at 


AMENDMENT - Improve Tower 
Design – Height, bulk, and 
tower spacing controls are 
essential means to meeting the 
design objectives relating to 
towers allowable under 
current building height limits. 
The number, arrangement and 
form of towers in an area 
determine the amount of light 
and air that reach residential 
units, streets, and open spaces, 
and the sense of crowding at 
street level. Japantown is a 
residential mixed-use 
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street level. Japantown is 
a residential mixed-use 
neighborhood, not an 
office district, and the 
presence of towers must 
be tailored to support a 
living environment. The 
height and bulk of large 
development projects 
should conform to the 
following tower design 
policies: 


neighborhood, not an office 
district, and the presence of 
towers must be tailored to 
support a living environment. 
The height and bulk of high rise 
projects should conform to the 
following tower design policies: 


Improve Tower Design – 
CONTINUED 
 
- Minimize shadows on 
streets, open spaces and 
residential units and the 
creation of surface winds 
near the base of 
buildings 
 
- Vary tower heights to 
avoid the visual 
“benching” created by a 
number of buildings 
whose tops are at the 
same elevation and to 
enhance the natural 
topography on the 
skyline. 
 
- Sculpt tower tops to 
allow for architectural 
elements and to screen 
mechanical equipment  
 
- Minimize tower bulk to 


Improve Tower Design – 
CONTINUED 
 
- Minimize shadows on streets, 
open spaces and residential 
units and the creation of surface 
winds near the base of 
buildings 
 
 - Vary tower heights to avoid 
the visual “benching” created by 
a number of buildings whose 
tops are at the same elevation 
and to enhance the natural 
topography on the skyline. 
 
 - Sculpt tower tops to allow for 
architectural elements and to 
screen mechanical equipment 
 
 - Minimize tower bulk to the 
dimensions shown in Figure 
5.9: Tower Bulk Controls, to 
ensure a feasible tower floor 
plate, to create elegant, slender 
towers and to preserve views 
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the dimensions shown in 
Figure 5.9: Tower Bulk 
Controls, to ensure a 
feasible tower floor plate, 
to create elegant, slender 
towers and to preserve 
views and exposure to 
light and air. 
 
- In general, require 
towers to be spaced 
approximately 100 feet 
apart and adhere to the 
maximum plan 
dimensions (per Figure 
5.9) to minimize 
shadowing of streets and 
open space, and to 
preserve at least as 
much sky plane as tower 
bulk. 
 
- Allow no more than two 
towers per block (or 
three tower per super 
block), to optimize 
exposure to light and air 
from residential units, 
streets and spaces. 


and exposure to light and air. 
 
 - In general, require towers to 
be spaced approximately 100 
feet apart and adhere to the 
maximum plan dimensions (per 
Figure 5.9) to minimize 
shadowing of streets and open 
space, and to preserve at least 
as much sky plane as tower 
bulk. 
 
 - Allow no more than one 
tower per block to optimize 
exposure to light and air from 
residential units, streets and 
open spaces. 


Page 69: 
Require Mid-block 
Pedestrian Connections 
– Reduce the existing 
auto-oriented scale of the 
streets by creating a 
circulation network 
through the interior 
blocks, creating a street 


NO AMENDMENT   
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scale comparable to 
those in existing 
residential areas 
elsewhere in the City. 
This should be achieved 
in Japantown by creating 
safe, inviting and publicly 
accessible north-south 
pedestrian pathways 
through super blocks 
(examples of other 
pedestrian connections 
are pictured right and 
below). The connections 
should be made in close 
alignment with the 
original street right of 
way. 
Page 69: 
APPLY JAPANTOWN-
SPECIFIC GUIDELINES 
 
As described in the 
existing conditions 
section, Japantown 
displays an eclectic mix 
of buildings styles, open 
spaces, landscaping, and 
public art that contribute 
to a unique 
neighborhood character. 
Japanese -inspired 
design is an element that 
adds to Japantown’s built 
environment. The 
following Japantown-
Specific Design 
Guidelines were 


AMENDMENT – TBD (Revise 
and refine DRAFT Japantown-
Specific Guidelines to support 
Japantown BNP Goals, based 
on 
 
: - public input regarding current 
recommendations/ 
amendments to DRAFT BNP  
 
- integration and reconciliation 
of issues and impacts from 
Community Heritage, Land Use, 
Built Form, and Public Realm 
Chapters [eg. landmarking, 
streetscape, delineation of 
special districts, etc.]) 


Guidelines will be developed in partnership with SF 
Heritage (grant) and in collaboration with SF Planning 
Department.  
 
Overall integration and harmony of historic and 
contemporary design elements is a priority. 
 
Guidelines should include benchmarks/ measures to 
maximize environmentally sustainable development. 
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developed in order to 
encourage culturally 
relevant architecture in 
new building/site designs 
and in renovations and 
additions to older 
buildings/sites. The 
Japantown-Specific 
Design Guidelines are 
intended to promote, 
maintain, and accentuate 
the authentically 
expressive qualities of 
Japanese-inspired 
designed that contribute 
to the uniqueness of 
Japantown. Nothing in 
these Japantown-
Specific Design 
guidelines should be 
interpreted as limiting 
new development to 
specific architectural 
styles, periods of 
construction, or cultural 
expressions. . . 
 
 The Japantown-Specific 
Design guidelines apply 
to properties within the 
blocks bounded by Sutter 
Street, Geary Boulevard, 
Fillmore Street and 
Laguna Street. The 
Japantown-Specific 
Design Guidelines may 
also be applied to major 
development projects 
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located anywhere within 
the Plan Area based 
upon recommendations 
based upon community 
input. The application of 
the Japantown-Specific 
Design Guidelines 
should consider property-
specific characteristics 
such as setting (including 
adjacent and nearby 
properties), pre-existing 
conditions (in the case of 
renovation, addition, or 
new construction 
following demolition), and 
project objectives 
(including use and 
function). 
Page 69: 
Form and Structure – 
Use exposed structural 
(or structural like) 
elements (including 
wood, concrete, and/or 
steel materials) in new 
construction, renovations 
and additions to existing 
buildings as appropriate 
to specific building 
designs and their 
settings. 


See Apply Japantown-Specific 
Guidelines above.   


Page 70: 
Roofs – Use gabled or 
pent roofs (or sections 
thereof), and related 
features such as 
overhanging eaves, 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 
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exposed structural 
members, tiles, shingles 
thatching, or elements 
that resemble such in 
new construction, 
renovations, and 
additions to existing 
buildings as appropriate 
to specific buildings 
designs and their 
settings. The integration 
of such roofs should 
relate to the scale of the 
building and should be 
used cautiously to avoid 
appearing superficial. 
Page 71: 
Materials and 
Ornamentation 
 
 - Use wood as a primary 
cladding or ornamental 
material in new 
construction, renovations 
and additions to existing 
building, especially 
where it will complement 
adjacent and nearby 
properties. Another 
common building 
materials is white plaster 
or stucco, often used as 
wall cladding in 
conjunction with half-
timbering to evoke a 
Japanese traditional 
style.  
 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 
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 Reference Japanese 
architectural styles by 
placement, shape, and 
relationship of design 
elements in buildings that 
utilize modern materials 
such as concrete, metal 
and plate glass. 
 
 - Use building materials 
such as wood, stucco, 
concrete, metal and plate 
glass to suit specific 
building designs and 
their settings as well as 
to complement and 
enhance an expression 
of Japantown’s cultural 
character. 
Page 72: 
Landscaping, Open 
Spaces, and Public Art – 
Integrate plant species, 
objects, materials and/or 
techniques in new or 
renovated landscaping, 
open spaces, and public 
art to complement and 
enhance an expression 
of Japantown’s cultural 
character; improvements 
should not be limited 
specifically to use of 
Japanese-influenced 
design 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 


  


Page 73: 
Apply San Francisco’s 
Citywide Design 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. Policies from San 


San Francisco’s Japantown is the oldest of only three 
remaining Japantowns in the United States. It 
embodies not only the history of an ethnic enclave, but 
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Guidelines – The 
purpose of the citywide 
design guidelines is to 
improve the city’s 
aesthetic quality and to 
ensure all development 
supports an active, 
diverse and vibrant 
public realm. A 
fundamental principle 
guiding San Francisco’s 
urban design is the 
priority the City places on 
buildings to meet human 
needs, primarily defined 
from the pedestrian 
perspective. The 
guidelines are intended 
to:  
 
 Result in a more 
coherent architectural 
landscape. 
 
- Improve upon the 
current neighborhood 
image.  
 
 Encourage new 
development to be more 
consistent with the 
neighborhood’s and San 
Francisco’s roots.  
 
These guidelines will 
guide new construction 
and significant alterations 
to buildings within the 


Francisco’s General Plan 
should be adhered to only in 
instances where they align with 
articulated community goals for 
Japantown and the Japantown 
BNP. 


also the history of San Francisco’s Western Addition 
and the history of the United States. Its preservation 
should not be sacrificed to apply newly adopted 
policies in San Francisco’s General Plan. 
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Japantown Plan Area to 
ensure that plans meet 
the neighborhood’s 
design criteria. Individual 
project proposals should 
attempt to conform to all 
relevant Design 
Guidelines. Adherence to 
the Design Guidelines 
will be an important 
criterion used to guide 
City and community 
review and approval of 
individual projects within 
the Plan area. 
Page 73: 
Site Design  
 
- Orient building 
elements, such as main 
entries, lobbies, windows 
and balconies to face 
streets, public parks, 
plazas and open spaces 
to help ensure a 
consistently high volume 
of pedestrians, 
strengthen the visual and 
physical connection to 
the street, and reinforce 
the community character 
of Japantown. Enhanced 
visual connections 
between the building and 
the open space will help 
maintain an active, safe 
and vibrant public open 
space. 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


Site Design - 
CONTINUED  
 
- Design hotel, office and 
residential lobbies to be 
accessed directly from 
the street and not from 
porte cocheres. Porte 
cocheres are 
inappropriate for an 
urban and pedestrian-
oriented district; they 
detract from the visual 
quality of the sidewalk 
and diminish pedestrian 
safety by increasing the 
number of conflicts 
between pedestrians and 
vehicles accessing the 
building. Therefore, the 
City and property owners 
need to find drop-off and 
delivery options that rely 
on better managing curb 
space.  
 
- Integrate universal 
access for all people 
within the building’s 
overall design concept. 
 
- Place utility vaults and 
access panels in 
driveway curb cuts so as 
to prevent blank building 
frontages and to ensure 
that sidewalk planting 
opportunities for street 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 


Kabuki Hotel Porte Cochere provides a landscaped 
open space. A well-designed porte cochere, subject to 
conditional use permit, may enhance the pedestrian 
experience. 


Restriction on new curb cuts 
to be vetted with merchant 
delivery needs 







 36 


Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


trees and landscaping 
are not limited. Where 
necessary, frontages 
used for utilities, storage, 
refuse collection and 
other activities should be 
integrated into the overall 
articulation and 
fenestration of the 
facade, or be masked by 
landscaping or other 
design features where 
active uses are not 
possible. 
 
- Prohibit new curb cuts 
on Post Street between 
Fillmore and Laguna 
streets and on Fillmore 
Street (with the exception 
of the possible relocation 
of the Japan Center 
Garage entrance). All 
loading and deliveries for 
businesses along Post 
Street must be made 
from existing alleyways 
and driveways, or at the 
rear of buildings. 
Page 74: 
Massing and Articulation 
 
- Provide strong, 
repeating vertical 
articulation on new 
buildings, especially 
those with large street 
frontages, to achieve the 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 


Building articulation should also include variation of 
the building plane (negative space) to avoid monotony. 
 
 Massing and articulation should also have meaning 
and relevance to Japantown, Japanese and/or 
Japanese American history and culture, either 
explicitly or symbolically. Generic, formulaic, building 
development should be discouraged. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


visual interest necessary 
to sustain pedestrian 
interest and activity. 
Avoid undifferentiated 
massing (blank surfaces) 
longer than 25 feet on 
residential streets or 
alleys, and 40 feet on all 
other streets. Vertical 
articulation cannot be 
satisfactorily achieved by 
minor changes, such as 
a change in color. 
Massing and Articulation 
– CONTINUED  
 
- Make the size and bulk 
of new buildings 
consistent with their 
architectural style. 
Historic styles for 
example, such as board 
and batten construction, 
should only be used on 
buildings of small scale. 
 
 - Develop rooflines, 
including roof function, 
shape, surface materials 
and colors that are 
integrated with the 
building’s overall design 
concept.  
 
- Locate and screen 
rooftop mechanical 
equipment, penthouses, 
and other components to 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


enhance the views of 
Japantown from 
surrounding hillsid 
Page 75: 
Facade Treatment  
 
- Use an integrated, 
consistent range of 
materials, colors and 
design elements for each 
building, including, but 
not limited to, 
construction materials, 
roofs, entrances, and 
window, door, sign and 
lighting systems. 
 
 - Provide variety along a 
block through design of 
building frontages, but 
remain consistent with 
the overall urban design 
concept for the area by 
not mixing radically 
different materials, 
construction methods, 
bulk, massing and 
articulation. - Use high-
quality materials that 
promote permanence 
and express skilled 
craftsmanship, including 
wood, masonry, ceramic 
tile, pre-cast concrete 
and integrated, hard-coat 
stucco on all visible 
facades 
 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


 Avoid using inauthentic 
materials, in particular 
those that have the 
appearance of a thin 
veneer or attachment, 
such as EIFs or tilt-up 
panels. On buildings with 
frontages greater than 25 
linear feet, the use of 
stucco is limited to less 
than 25% of the facade 
and is prohibited on any 
detailing for a building of 
any dimension 
Facade Treatment – 
CONTINUED 
 
- Include three-
dimensional detailing in 
building design, such as 
bay windows, cornices, 
belt courses, window 
moldings, and reveals to 
create shadows and add 
interest (see image, 
right). A minimum 
window reveal of two 
inches is required above 
the ground floor and 
sliding windows or 
applied mullions on 
windows visible from the 
street are not permitted.  
 
- Highlight building 
corners through the 
choice of design 
elements including, but 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


not limited to towers, 
copulas, changes in 
façade plane, large 
windows, awnings, 
canopies, marquees, 
signs and pedestrian 
entrances (see image, 
below right). Integrate 
new signs and their 
associated components 
with the building’s overall 
design concept; they 
should not overwhelm 
the building’s facade with 
either color or size. New 
signs must meet the 
signage requirements 
outlined in Article 6 of the 
Planning Code. Integrate 
changes in projections, 
recesses and elevation, 
along with materials and 
color to emphasize 
pedestrian entries and 
architectural features, 
and to de-emphasize 
garage doors and 
parking. 
 
- Integrate exterior light 
fixtures, including custom 
light fixtures consistent 
with the overall design 
concept, into the 
building’s overall design 
and should enhance the 
light levels of the public 
open space.  
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


 
- Recognize important 
historic buildings in the 
neighborhood that 
provide continuity with 
the past and preserve 
notable landmarks and 
areas of historic, 
architectural or aesthetic 
value. 
 
 - Ensure that new 
development epitomizes 
the best in contemporary 
architecture with full 
awareness of, and 
respect for, the height, 
mass, articulation and 
materials of the best of 
the older buildings that 
surrounds them. 
Page 76: 
Ground Floor Design 
 
- Ensure the ground-floor 
design strengthens the 
connection between the 
building and the sidewalk 
and provide ample visual 
interest to passing 
pedestrians.  
 
- Differentiate the 
sidewalk-level of the 
building from the middle 
and top by using 
elements including, but 
not limited to, different 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


exterior materials, 
awnings, signs, cornices, 
projections, setbacks and 
large windows. A 
minimum six-inch 
projection between the 
ground and second floor 
is strongly suggested. 
 
 - Where sidewalks are 
too narrow to 
accommodate open 
space opportunities and 
there is no potential for 
narrowing the vehicular 
right-of-way to better 
accommodate 
pedestrians, integrate 
building setbacks with 
adjacent sidewalks to 
increase the space for 
potential public use, 
including, but not limited 
to café seating, stopping 
spaces and other flexible 
seating. 
 
 - Design ground-floor 
commercial facades to 
be 75 percent 
transparent to allow a 
clear view inwards to an 
active space from the 
street; they should not be 
tinted. Post-construction 
alterations, such as retail 
displays, should not 
prevent a clear view. 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


 
 - Enhance residential 
streets’ character and 
level of pedestrian 
interest by designing 
ground-floor units that 
have direct access at 
grade level, and not 
through common 
corridors or lobbies. 
Upper story units should 
connect to a lobby entry 
that opens directly onto 
the public way. Where 
possible, units should not 
be accessed only from 
an interior courtyard. The 
individual entrances to 
ground-floor units should 
be set back 3-5 feet but 
no more than 10 feet 
from the street-fronting 
property line, and should 
be at least 18 inches, 
and ideally 3 feet, above 
sidewalk level in order to 
maintain the unit’s 
privacy (see photo and 
sketch, top left).  
 
- Locate retail entrances 
at corners. Primary 
residential entrances 
should be located away 
from the corner to 
prevent congestion. 
 
Page 77: 


See Apply Japantown-Specific 
Guidelines on Page 8 of this   
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


Parking and Access  
 
- Discourage at- or 
above-grade parking. 
Where ator above-grade 
parking is necessary, it 
must be wrapped with a 
minimum of 25 feet of 
active use at the ground 
floor and 15 feet above 
the ground floor (see 
drawing, above right). 
Allowable uses include 
the primary and 
secondary street 
frontages, except for the 
minimum frontage 
required for fire doors 
and parking access.  
 
- Minimize the negative 
effect of parking 
entrances on pedestrians 
by limiting the number 
and width of openings 
and architecturally 
integrating them into the 
building or landscaping. 
Residential garage door 
widths should be limited 
to eight feet; for 
residential door for 
ingress and egress is 
allowed, but each door 
must not exceed eight 
feet and should be 
separated by at least one 
foot. 


summary 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


 
 - Minimize the number of 
entrances and exits in 
parking structures. For 
garages with 100 or 
fewer spaces, a single 
opening no more than 20 
feet wide is allowed. For 
garages with more than 
100 spaces, no more 
than two openings 20 
feet wide are allowed. 
Where a building has two 
frontages, locate parking 
entrances, loading 
docks, bays, and 
auxiliary entrances on 
secondary streets 
(pictured right), and their 
visual impact on the 
neighborhood should be 
minimized. 
 
 - Prohibit off-street 
parking entrances on 
Post Street, except 
Page 78: 
Private Open Space – 
 
 Develop rooftop 
terraces, gardens, and 
associated landscaped 
areas to be both 
attractive common open 
space and effective 
storm water 
management tools. 


See Apply Japantown-Specific 
Guidelines on Page 8 of this 
summary 


  


Private Open Space – See Apply Japantown-Specific   
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


CONTINUED  
 
- Incorporate seating 
opportunities in new 
development. The design 
of planters and low walls 
can provide safe, 
comfortable places 
where people can stop, 
view, socialize and rest. 
Integrating large 
windows adjacent to 
plazas and gathering 
spaces (i.e. stopping and 
viewing places) improves 
the site’s attractiveness 
to visitors and provides 
more opportunity for 
community interaction 
(see image, right). 
Sidewalk and outdoor 
dining spaces are 
encouraged; these 
spaces should not 
conflict with other 
sidewalk uses (see 
images opposite page) 
 
 - Develop integrated 
weather protection 
systems at the sidewalk-
level of buildings, 
especially at or near 
building entry points, to 
mitigate the effects of 
rain, wind, glare, 
shadow, reflection, and 
sunlight on the 


Guidelines on Page 8 of this 
summary 
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Draft 
Recommendations 


Amendments/Changes Relevant Information Issues/Variables 


pedestrian environment. 
 
 
 
Chapter 6 - Public Realm – all discussion points (purple type = Rose 7/1/11; green type = more from Rose on 8/10/11) 
 
To better align and support one of the goals of the Japantown Plan, it is recommended to enhance the Japanese character of both the core area 
and the Special Use District while keeping safety, cleanliness and ease of maintenance in mind.  The Public Realm recommendations also 
intertwine with the Built Form recommendations in some areas as well as Transportation and Cultural/Heritage recommendations.  The Public 
Realm areas include the streets, sidewalks, parks, plazas and other publicly available space as well as signage, banners and art. 
 
Overall, the recommendation for Japantown Peace Plaza and Buchanan Mall is to make them more user-friendly, landscaped with plantings 
characteristic of Japanese gardens and incorporate Japanese style lighting and signage.  In addition, several important points listed below are 
recommended to make the streets surrounding Japantown more pedestrian-friendly with Japanese design for lighting, signs and banner to reflect 
this culture to create a special sense of place both physically and emotionally and to retain authentic Japanese heritage character. 
 
Japantown’s Public Realm was redone as part of an urban-renewal project and has lost its quaint neighborhood charm that once existed before 
World War II.  Few places such as Japantown’s Peace Plaza exist where Japanese culturally-related events still are performed in the streets and 
on the special Peace Plaza space.  The iconic Peace Pagoda as a gift from San Francisco’s Sister City, Osaka, stands as a photogenic symbol of 
the Japantown area, unobstructed in its location from several vantage points.  
 
01.  The creation of a children’s playground is recommended at alternative sites. 
02.  The Webster Street Linear Park is deleted. 
03.  Use of sustainable materials and methods while keeping the charm and authenticity of the Public Realm areas in tact is recommended. 
04.  Identify and enhance all open space opportunities 
05.  Explicitly call for landscaping that reflects Japanese horticulture and landscape design done by a professional with expertise in the area; 
otherwise, the landscape deemphasizes the clear importance of Japantown, its history and culture of the people who once had a thriving 
community here.  Refer to Open Space Pictorial Album used at Community Town Hall meeting as well as Appendix for Japanese landscaping 
plants for consideration. Appendix of pictures to be put in “Open Space Pictorial Album.”  Pics were used at Open Realm community meeting – 
album still needs to be made into a pdf as of August 10, 2011. 
06.  Incorporate standardized signage with designs that signal to the visitors that they have entered Japantown 
07.  Improve Connections between north and south sides of Geary, creating a more pedestrian-friendly path across Geary 
08.  Have Geary BRT utilize signs to direct visitors to Japantown 
09. Install Japanese-style lighting along streets and along streets that make up the core and SUD of Japantown. 
10. Incorporate a public art program that is reflective of Japanese culture and/or history 
11. Mark Japantown’s Entrances with Torii (gates). 
 
 (See Ken Kaji Webster Street Linear Park memo May 28, 2010, and Public Realm Goal Review May 18, 2010 


Comment [11]: Add more historic info, 
importance of culturally sensitive materials and 
designs used in Japantown.  Needs more work 
here… 
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Recommendations that should be retained: 
6.2 retain general strategy comments on pg 88 and 90. 
Retain bullet point on pg 94 – conduct shadow and wind analysis to ensure desirable and appropriate design (add and impact to any significant 
public realm design) 
 
 


Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
Overall Recreation and Open Space of the 


San Francisco General Plan 
How has it changed Impact to this section 


Overall Draft – Better Streets Plan 
Need to see how this jibes w/ 
recommendations for streets around 
Jtown 


Is it the Green Landscaping 
ordinance? 


 


Executive Summary  Create new paragraph with vision 
forefront, then go into the history as to 
why it is the way it is today in chapter 


 Start off with a  positive vision, 
See purple and green narrative 
above. 


Overall chapter Remove Webster street park 
comments 


All related Photos, maps on 
several pages 


 


Insert an appendix that can 
be addressed in 6.2 


Appendix is a detailed listing of 
botanical specimens that are relevant 
to Japanese Culture 


Keep photo on pg 94 and add 
more photo examples in the 
Appendix and refer to Open 
Space Pictorial Album. 


Creation of “Open Space Pictorial 
Album” into a pdf still pending. 


ADD Consider implementing public arts 
program and periodically evaluate art 
that can be considered appropriately 
labeled for culturally relevant 
purposes 


  


ADD reference to eternal 
flame 


Re-design Peace Plaze and Enhance 
relocate eternal flame to a more 
prominent location 


Encased in broken glass 
housing, hidden and in 
disrepair 


 


Revise  Create more gather areas that target 
age specific groups 


Children play areas, young 
adults 


From Community Meetings, children’s 
play areas need to be very close to 
Jtown central vs. Hamilton, etc. in 
surrounding areas. 


Way finding signage Pg 85, 100, 101  Are these photos example of what the 
community wants to see? 
Wayfinding signs sh/b in 
English/Japanese or pictorial so 
people can easily identify via 


Comment [12]: I believe this is ROSE 


Comment [13]: Elimination of WSLP 


Comment [14]: No, it is not.   


Comment [15]:  


Comment [16]: Don’t see any sign on Page 
85 in JBNP document.  Better to put signage 
examples in the Appendix and have more pics 
of signs from within SF and in nearby Jtowns or 
other cultural areas such as Chinatown. 
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Draft Recommendations Amendments/Changes Relevant Information Issues/Variables 
symbols/patterns. 


ADD Ensure that Japantown is 
appropriately referenced in city/local 
brochures/maps, by ensuring 
community is well informed and 
connected by an appropriate 
representative of Japantown. 


  


ADD  Reference to professional overall 
public realm and well orchestrated 
design that is in development 


  


 
 
Chapter 7 – Transportation 
 
(See complete chapter edits attached.) 
 


Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
Existing Conditions    
p. 104, Existing Pedestrian 
Conditions 


Add discussion identifying the 
problems pedestrians face crossing 
Geary to/from Japantown as a 
contributing factor to the divisive 
nature of Geary. 


Repeated discussions in 
community meetings of Geary 
as a N/S divide segregating 
Japantown from St. Francis 
Square and communities S of 
Geary. 


 


p. 110, Roadway Network Add discussion identifying the lack of 
left turn opportunities from E-bound 
Geary 


No L turn from E-bound Geary 
from Fillmore to Franklin. 
This is a barrier to entry from 
the Richmond/Sunset, where 
Geary is the main through road. 


 


Recommendations    
Improve Circulation for All 
Modes  
 


   


Prioritize Pedestrian Safety 
and Accessibility at Key 
Intersections (p. 116) 
 


This section fails to deal adequately 
with the issue of Geary.  Needs 
revision; no clear recommendations 
can be made without BRT 
participation.  
 


Width, traffic speeds, traffic 
intensity are all major problems 
that inhibit pedestrian crossings 
N/S across Geary 


BRT designs for Gough to Steiner 
stretch. 
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Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
Needs clearer linkage to BRT team. 


 Recommendation  to remove 
pedestrian bridges across Geary and 
replace with grade-level crossings. 


Multiple public comment 
instances about inadequacy of 
pedestrian bridges:  unsuitable 
for seniors, families with infants; 
safety concerns. 


 


 ‘Slow Zone” strategies on Geary, 
Webster 


 Signage 
Geary Expressway concept a major 
problem: Excessive speed and 
intensity 


Remove Two Travel Lanes 
on Webster Street  (p116) 


Delete this recommendation – Keep 
as is at least N to Sutter. 
 
 


Issues with linear park; traffic 
back-ups at Post and Webster 
are related to turning 
traffic/pedestrian conflicts.  
Sutter and Webster has similar, 
but less severe, conflicts with 
turning 


The linear park, which justified this 
recommendation, does not appear 
viable: Many driveway crossings; 
capital and operating costs ; utility 
given slopes, wind, all unresolved. 


 Improve Median plantings and art 
instead of Linear park; consider 
greening sidewalks N of Post 


 At current width between Geary and 
Bush, the median is an essential 
part of pedestrian crossing. 


Re-Envision Post and Sutter 
Streets (p.119) 


Delete back-in angled parking (p. 
119) 
 


  


 Evaluate a center lane loading zone 
on Post, rather than additional yellow 
zones.   (p. 119) 


Curb yellow zones that require 
parallel parking by delivery 
vehicles do not deliver 
expected benefits. 


 


 Do not implement dedicated bus/bike 
lanes.(p 119, 120) 


No evidence that traffic intensity 
justifies dedicated bus lanes 


 


 Do not implement center turn lanes 
on Post or Sutter (p.119, 120) 


No evidence that traffic intensity 
justifies them 


 


Increase Education and 
Enforcement Programs  
(p.119) 


Slow zone strategies needed within 
Japantown boundaries, especially for 
Geary Expressway segment 


 Needs integration with Geary BRT 
strategies 


 
 
 
 


   


Improve Transit Access    
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Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
and Efficiency  
Coordinate with the Transit 
Effectiveness Project  (p. 121) 


Revise to reflect TEP decisions and 
establish a formal coordination 
process with SFMTA agreement to 
engage. 


Buses do are not friendly to 
strollers, luggage, or parcels – 
a disincentive to use transit as 
part of a family outing.  
Wheelchair/walker access 
present but clumsy compared 
to e.g. London transit system. 


SFMTA & TEP focused on 
improving  transit to support 
commute demands - but it is not 
evident that this meets the needs of 
families, shoppers, or travelers with 
luggage.  Since Japantown is a 
regional destination for families, and 
offers Japanese groceries as well 
as household items, the TEP 
program has failed to adequately 
address these needs. 


  Connections (and directions) to 
Japantown from regional transit 
(BART, Golden Gate Transit, 
ferries) are not evident to transit 
users. 


 


  While E/W transit is good, N/S 
connections within San 
Francisco are weak. 


Observation that connections to the 
Richmond are good, but 
connections from the Sunset reuire 
a connection with a N/S line and 
transit time is excessive.  


  The transit recommendations 
do not address signage (e.g. 
“Welcome to Japantown”) on 
and off the bus; they also do 
not address stop locations   
(e.g. should the 38 stop at the 
base of the Peace Plaza?) 


Additional transit stop issues are 
lighting and safety concerns.  


Consider Re-routing the 1BX-
California Express   


   


Coordinate with Geary 
Corridor Bus Rapid Transit 
(BRT) Project  (p.121) 


Complete BRT section needs 
updating to reflect BRT decisions 
since 2009 that narrow options in the 
Japantown area. 


 Appropriate liaison with BRT on 
stop locations, signage, design, … 


Improve Parking 
Management  


Need to distinguish between resident 
needs and parking to support 
Japantown’s role as a regional 
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Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
destination. 


Coordinate with SFpark 
Programs in Japantown  


   What has been learned from 
SFpark pilot programs? 


Price On-street Parking Meter 
Rates to Meet Demand  


   


Determine Feasibility of a 
Parking Benefit District to 
Capture Increased Meter 
Revenue  


   


Provide Additional Parking 
Regulation 


   


Provide Additional Bicycle 
Parking   


   


Encourage and Maximize 
Mixed-use Development to 
Incorporate Structured 
Parking with New               
Commercial and Housing 
Development  


  New developments should focus on 
below-ground parking 


Consider the Opportunity to 
Increase the City’s Revenue 
by Providing New Structured 
Parking under Geary 
Boulevard (p.127) 


Delete – BRT has rejected this While there is strong interest in 
the community, the BRT team 
has rejected this option. 


 


Set New Requirements for 
New Residential 
Development  


p. 127 – 1:1 parking permitted for all 
residential development. 


Capping parking at 0.75 per 
residential unit is a concern.  
Decoupling parking from units, 
and letting the developer 
decide, is preferred strategy. 


Concern that residential demand 
would take parking needed by 
visitors to the local businesses.  


Provide CarShare and 
Secure Bicycle Parking in Off-
Street Parking Areas 


Add recommendation for Electric 
charging stations as part of 
Japantown parking strategies. 


General support for these 
recommendations 


 


Enhance Personal Safety 
and Wayfinding 
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Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
    
    
    
    
    
    
    
    
 
 
Chapter 8 – Japan Center 
 
(See complete chapter edits attached.) 
 
Recommendations that should be retained: 
 
1.  Mitigate Impact of Japan Center Construction 
2.  Explore Strategies for Temporarily Relocating Businesses During Renovation 
3.  Ensure Japanese-oriented Retail is the Centerpiece of Any New Development of Japan Center 
4.  The City Should Participate Actively in the Planning and Development of Any New Development Project on Japan Center. 
5.  Integrate and Enhance Peace Plaza as a Central Community Gathering Place in Any Redesign. 
6.  Integrate Japanese-influenced Design Aesthetic in the Center’s Redesign. 
 


Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
 General Comment: 


The Japan Center will be included in 
the study done by Burlington 
Associates as to the formation of a 
commercial community land trust. 
The study will examine constructive 
ways to improve the malls without 
closure of the garage or other 
significant disruption to mall tenants 
and neighboring businesses. 


 Discussion point: Assessment of 
property owners and tenants;  
Pioneering in USA;  Related to CLT. 
 


Page131 
 


Add: 
A greater number of people in the 
community were pleased that 
demolition of Japan Center was put 
on hold. 
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Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
Page 132 
Include affordable housing…. 


Add:   
Safeway parking lot and west of 
Fillmore and Geary as additional 
opportunity sites. 


  


Page 133 
The Japan Center Garage 


Add: 
A study needs to be done to 
determine how much development 
can be done without a full tear down 
and closure of the garage.   A 
previous study determined that an 
additional two stories could be built 
on the Miyako Mall without changing 
the garage foundation. 


  


Page 134 
Phasing of Construction… 


Amend as follows: 
Phasing of construction will allow 
existing businesses in the Japan 
Center to remain open during 
construction.   Phasing of 
construction will increase the cost of 
development, but it might be the 
only way to retain businesses and 
provide parking for the other 
businesses in Jtown.   It will 
increase the amount of time of 
major construction.    


For any renovation of malls, a 
phased construction approach 
needs to be investigated. 


Discussion Point:   Construction 
mitigation requirements. 


Page 134 
Development Economics 


Add: 
The feasibility study did not consider 
minor renovation with would not 
require demolition of the malls and 
garage. 


Burlington Associates, Seifel-
led consultants will make 
recommendations. 


 


Page 135 
8.2 Recommendations and 
Strategies 
 
TO ALL 
RECOMMENDATIONS: 
 (from Chap 9) 
RESPONSIBLE ENTITIES 
 


Add to end of introduction. 
The above will be studied as part of 
the community land trust. 


Burlington Associates, Seifel-
led consultants will make 
recommendation. 


 







 55 


Draft Recommendations Amendments / Changes Relevant Information Issues / Variables 
POTENTIAL FUNDING 
SOURCES 
 
 
Page 136 
Allow for Residential 
Development of Sufficient 
Height…. 


Delete all except: 
Will study addition of two levels of 
housing over the Miyako Mall 
without closing the garage. 


 Discussion Point:   
1.  Affordable Housing 
2.  Appropriate community benefits. 


Page 139 
Ensure New Development (of 
the malls) opens up to the 
neighborhood 


Delete ‘Most’ and insert ‘Some’   


Page 141  
Work with Developer to 
Encourage Provision of 
Affordable Housing…. 


Add: 
This is more relevant to major new 
construction that will impact the 
neighborhood.   Community benefits 
(impact fees) need to be better 
understood, particularly, what can 
be included among community 
needs, i.e. nexus studies) 


 Discussion Point:  Need 
education/update on inclusionary 
housing. 


Page 141 
Work with All Parties to Create 
a Fair and Balanced Public 
Benefit Package 


Delete.   


 Add from Chapter 5 pages 42-43 
- Mitigate the Impact of Future 
Japan Center Construction 
- Explore Strategies for -  
Temporarily Relocating Japan 
Center Businesses During 
Renovation. 
-  Retain the Japan Center 
Character and its Roles as a 
Community Gathering Place, 
Showcase for Japanese American 
Culture, and Home for Culturally 
Appropriate Businesses 


  


    
 





		Chapter 1 – Introduction
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San Francisco Japantown Planning 
Community Meeting 
September 10, 2011 


 
Summary of Proceedings and Comments 


 
 
I.  Introduction (Bob Hamaguchi) (10:00 a.m.) 
 
Planning process doesn’t end with this fourth and last community meeting.  This meeting 
looks forward to the October 27 Planning Commission meeting at which the community 
will present the status of its recommendations. 
 
Circular seating reflects that we are preparing a community-based plan.  For the past 18 
monts we have focused on articulating “what” the community wants in the plan in order 
to preserve the community.  “How” that is done will come later. 
 
We approach the issues in light of what’s good for the community.  We look to 
compromise for the community good. 
 
We realize change will happen.  The Plan will manage that change in the community’s 
interest, while encouraging economic development, cultural preservation. 
 
Summary: the 2009 Draft Plan emphasized capital development that threatened 
Japantown.  New perspective based on ensuring the sustainability of the community and 
community participation in the decisions. 
 
 
II.  Phase 1: Cultural Heritage, Public Realm, Transportation, Built Form 
 
 A.  Cultural Heritage (Ken Kaji) 
 
“How” we achieve planning goals is interconnected with both “what” and “why” we 
want.   
 
Recommendation 1: Social Heritage District, a special district designed to preserve 
community culture.  Has been in works since 2009, but still a WIP.  Majory components: 
(a) incorporate controls in “interim SUD” which will be incorporated in final Special Use 
District.  (b) CBO to be established to implement protections.  (c) develop tangible and 
intangible cultural resource inventory.  (d) boundaries of existing SUD to be extended to 
include additional resources outside of existing SUD boundaries.  (e) fees for 
development that adversely affects community cultural heritage.  
 
Recommendation 2: Landmarking of key community properties, e.g., Peace Pagoda, NLF 
former Japanese YWCA building, and other properties.  Implementing committee will 
work with property owners to aid the landmarking process. 
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Recommendation 3: _______________ (missed it) 
 
Recommendation 4: Encourage the Japanese Consul to move its offices, or at least some 
part of its operations, back to Japantown. 
 
 B.  Public Realm (Diane Onizuka) 
 
Public Realm defined as government owned or controlled space: e.g., parks, sidewalks 
 
Recommendation 1: Develop greening of Japantown wherever possible despite economic 
constraints and limits on major development.  Community feedback at public meetings 
has supported greening recommendation.  Need professional design incorporating 
culturally relevant and climatically appropriate landscaping. 
 
Recommendation 2: Removal of Webster Street Linear Park, originally recommended in 
2009 Draft Plan.  Various reasons: climate, safety, topography, cost.  Looking for 
alternatives. 
 
 C. Transportation (Paul Wermer) 
 
Japantown presents interesting challenges because it is both a local community and a 
regional resource accessed principally by car.  Focus has been on (a) safer crossings at 
key intersections; (b) managing and controlling traffic; (c) how to manage parking to 
meet needs of different constituencies and interests. 
 
Recommendation 1: improve crossings especially for seniors on Geary and Webster 
streets.  On Geary, bridges are not working; need grade level crossings 
 
Recommendation 2: Transit access and efficiency: how make transit more useful.  Need 
to engage MTA, CTA and BRT Geary.  MUNI not good access for other than commute 
purposes.  Difficult for families, seniors. 
 
Recommendation 3: Parking: recommend 1:1 ratio.  BRT rejected underground parking 
in connection with replacement of Geary underpass. 
 
Recommendation 4: Eliminate Geary barrier.  Slow traffic down. 
 
Recommendation 5: Study effects of construction along Geary corridor 
 
Recommendation 6: Comments from community meetings: (a) put Geary underground 
between Laguna and Steiner, and construct park on top.  (b) cable car extension to 
Japantown. 
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 D.  Built Form (Karen Kai) 
 
2009 Draft Plan based on healthy economy and development driven.  Economy has 
changed preventing large expansion.  But community also realized that the development 
proposals in the 2009 DP would destroy existing vibrant community.  New 
recommendations seek to preserve and promote vibrant Japantown. 
 
Japantown built form encompasses a broad range of existing forms and styles, in different 
areas of the plan area, and is not easily defined.  E.g., Victorians, “Japanese” styles. 
 
Conclusion of community input process: large development not conducive to cultural 
preservation and restoration. 
 
Recommendation 1:  Keep height limits at existing levels.  Planning Dept. study shows 
enough expansion potential for next 20+ years. 
 
Recommendation 2: Set backs at 3rd story (35 feet) along Post and Buchanan so as to 
avoid “canyon” effect. 
 
Recommendation 3: Design guidelines tailored for Japantown are being drafted, but will 
incorporate options for the different styles, sizes of building forms historically present in 
Japantown.   
 
Recommendation 4: Under consideration, particularly for Japantown’s core commercial 
area, is the elimination of a strict Density Rule, to be replaced by a combination of 
controls that would limit actual density but allow more flexibility in design in order to 
achieve goals of providing housing for various constituencies (e.g., elderly, young adults, 
families.  This is slated for further discussion among the planning committees.  
 
Recommendation 5:  Also under consideration are what parking controls and 
requirements will be applied to the commercial and residential Japantown areas. 
 


E. Public Discussion and Questions 
 
1.  Ben Pease: commends community process that furthered good ideas and jettisoned 
bad ones for Japantown 
 
2.  Donna Graves (introduced by Bob Hamaguchi): echoed Ben Pease’s comments.  
 
3.  What alternatives are being considered to Webster Street linear park? 
 – Diane Onizuka: Other parcels, e.g., parking lot off of Webster, but need to 
contact owners. 
 – Glynis Nakahara: it is vital to determine what people want when they say they 
want parks (e.g., space for reflection; space for kids to play; sports?) 
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4.  What didn’t work about the proposed Webster Street linear park? 
 – Diane Onizuka: narrow; driveways; steep hill; wind; refuse area; proposed cost 
($6.7 million); lack of money 
 – Paul Wermer: Also would have significant traffic impact 
 – Karen Kai: linear park promoted as offer to youth, but didn’t address their needs 
upon analysis.  Also, was “eye candy” to encourage development, and would require 
EIR.  For the proposed $7 million cost, can do much more for youth: e.g., could buy a 
building and refurbish it.  Planning committees hope we can work with youth to find or 
identify resources that will work for their needs. 
 
5.  Melody Takata: Proposes consideration of closing Post Street at Buchanan, and 
connecting Peace Plaza with Buchanan Mall.  Proposes extending cable car from 
downtown to Japantown along Sutter.  Landscape with cherry trees. 
 – Ken Kaji: entrance to Japan Center parking lot on Post affects traffic flows 
along Post and Webster 
 – Greg Johnson: Running streetcars would trigger EIR under CEQA.  Generally 
keep in mind the bureaucracy. 
 
6.  Series of written comments (Bob Hamaguchi) 
 a.  Suggest cook-off contest to bring people to Japantown 
 b.  “Allow” more Korean businesses 
 c.  For built form consideration, tie Victorian heritage to 21st Century  
 
7.  Should Japantown tie into Hamilton Park?  


– Bob Hamaguchi: Yes, under consideration) 
 
8.  Will Japanese gardens be required under Design Guidelines? 
 – Karen Kai: No.  In commercial core, Japanese elements will be recommended 
and supported, but not required.   
 
9.  Will limiting height to 50 feet realistically allow for growth? 
 – Bob Hamaguchi: Planning Dept. study says yes, but should be considered 
further. 
 
10.  Is increase in heights to 55 feet under consideration? 
 – Karen Kai: Yes, increase to 55 feet along Post and Buchanan will be 
recommended to promote active retail ground floor use with 15 foot ceilings, which is 
San Francisco standard now. 
 
11.  CPMC already uses considerable parking resources, and Van Ness development will 
use more. What is impact and what is being done? 
 – Bob Hamaguchi: Needs to be studied further.  Planning committee did formally 
respond to CPMC Draft EIR raising parking issues. 
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12.  Mary Ishisaki: As owner of property on Buchanan Mall, concerned that planning be 
realistic about economic growth potential.  (See no. 9, above.)  Also, CPMC made 
presentation to Kimochi, but we need to be realistic about increased demands for parking.  
 – _______: Agrees.  Also, notes potential for economic stimulus for new CPMC 
campus on Van Ness. 
 
13:  Tobin Fuji:  What is status of BRT proposals? 
 – Diane Onizuka: Unclear.  Japantown has CAC rep, but not active.  From 
Planning perspective, we have asked for widening of sidewalk, but don’t know whether 
will be accepted in what appears to be center-running plan. 
 – Paul Wermer: Van Ness BRT planning running significantly behind schedule.  
EIR not released apparently because of unfavorable comments from agencies. 
 
14.  Sudo (?): there are business success stories in Japantown using Mayor’s office 
money: E.g., Sophie’s Crepes.  Also, proposes ramen specialty restaurant/museum.   
 
15.  Lila Ader (?):  NLF parent; in Japantown a lot.  Proposes Peace Plaza redesign and 
development. 
 
16.  Tobin Fuji:  Rec and Park fees too high for use of Peace Plaza by community. 
 
 
III.  BREAK: 11:08 – 11:19 a.m. 
 
 
IV. Phase 2: Land Use, Economic Development, Community Land Trust, Japan 
Center 
 
 A. Land Use (Glynis Nakahara) 
 
What should we use land and buildings for in order to preserve and promote Japantown?  
We have five major recommendations. 
 
Recommendation 1:  Existing Zones 2 and 3 combined into single special Neighborhood 
Commercial District (NCD) for Japantown.  Will focus on commercial core, but exclude 
Fillmore Street, which as its own controls. 
 
Recommendation 2:  Zone 1, essentially residential area north of Sutter, will be retained 
but will protect community and cultural uses 
 
Recommendation 3:  Respond to expressed community desire for affordable housing for 
families and other constituencies. 
 
Recommendation 4: Activate ground floor uses in commercial core, with protection of 
Japanese/Japanese American culturally relevant activities. 
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Recommendation 5: Update zoning to protect livability of alleyways in planning area 
 
 B.  Economic Development (Bob Hamaguchi, Hiroshi Fukuda) 
 
Bob Hamaguchi 
Recommendation 1: Create community-based organization to implement plan 
 
Recommendation 2: Protect existing businesses 
 
Recommendation 3: Promote culturally relevant businesses, including Japanese/Japanese 
American. 
 
Recommendation 5: Strengthen and coordinate nonprofit organization work in 
Japantown. 
 
Recommendation 6: Other proposals: (a) gain access to city charges whose revenues are 
used outside of Japantown.  (b) develop retention strategy for family/heritage businesses 
important to the community; (c) need to stay on top of impact of CPMC Van Ness 
development on community. 
 
Hiroshi Fukuda 
 
Recommendation: Revise community implementing organization composition to be 
representative and effective. 
 
Recommendation 2: Increase effective marketing of Japantown to tourists.  Note: 
Japanese tourists don’t want to come to Japantown; looking for something different than 
home; Japantown gets European, etc. visitors 
 
Recommendation 3: Need to recruit and promote Japanese businesses.  Public comment 
disfavored complete bar on formula retail so as to allow some Japanese retailer stores 
under a CU process. 
 
Recommendation 4: Serve Japanese nationals (shin Issei and shin Nisei) who live in area 
 
Recommendation 5: Encourage Consul General to relocate at least some of its operation 
in Japantown. 
 
Recommendation 6: Encourage and support Japantown newspapers. 
 
 C.  Community Land Trust (Bob Hamaguchi) 
 
Nonprofit organization to buy property for preservation purposes.  Could include historic 
buildings, Japan Center malls.  Innovative idea, especially as to the Japan Center, which 
would be commercial not residential operation.  Only one method of securing community 
assets, but one that has promise. 
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Two studies: (1) Burlington Associates – studied purpose and structure of CLT; (2) Seifel 
study of financial feasibility of Japan Center upgrade without closing garage. 
 
Major issues: (1) Whether can proceed as a tax-exempt nonprofit so as to be eligible for 
large donations; (2) capital development 
 
 D. Japan Center  (Hiroshi Fukuda) 
 
2009 Draft Plan was a development plan, massively replace existing buildings and close 
garage for 2+ years; with resulting loss of community businesses. 
 
Recommendations: (2) City participate in any proposed changes to Japan Center; (2) 
Integrate malls with Peace Plaza, as community gathering place;  (3) Integrate Japanese 
design aesthetics;  (4) temporary relocation of businesses during construction. 
 
Changes: (1) Maintain existing height and density;  (2) renovation without closing 
garage;  (3) City money to analyze structural integrity of garage; (4) Analysis of probable 
effects of construction and how to mitigate. 
 
 
 E.  Questions and Comments 
 
1.  Roof of Japan Center as green space? 
 – Hiroshi Fukuda: Miyako (East) Mall can support two more floors for residences 
 – Paul Lord: Planning Dept. is studying uses of Japan Center for environmentally 
sound and sustainable greening purposes (e.g., growth and use of soy). Will present 
proposal to merchants at end of the year.  Will also consider whether open space can be 
integrated. 
 – Sudo: his class developed ideas for malls; ideas available on line 
 
2.  Donna Graves: appreciates creative approach to uses.  Stresses importance of 
preserving authentic, robust community.  Keep the best of what is left. 
 
3.  Ben Pease: Sees San Jose Japantown as model  Vibrant community, not developed 
and community has good working relationships.  Suggests encouraging cooperative 
relationships between otherwise separate community organizations: e.g., JCCCNC, NLF 
and Kimon organizations whose buildings are adjacent.  
 
4.  Rose Hillson: Density rule is being proposed to be eliminated from NCD .  Need 
feedback. 
 
5.  Melody Takata: Need an interactive space (Miyako Mall?) for multi uses: e.g., gift 
store, coffee area, historical presentatiosn, 500 seat theatre.  Frustrated with Kabuki 
Theatre (Sundance) because inaccessible to community organizations because of cost.  
Wants community to come back to leave here. 
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6.  Kazumi: (Stand up comedian, Japanese national): Japantown needs performance and 
gathering spaces 
 
7.  _________:  On development issue, references JANM in Los Angeles’s Little Tokyo 
being a large draw.  Suggests consideration of artistic lofts, high quality restaurants.  
Need active streetfronts. 
 
8.  Hiroshi Sugaya: Consider mid-block parking lots [NPC lots] are a major underutilized 
resource.  Street level open parking not best use of space.  Could be site of a multi-use 
facility. 
 
 
V. Wrapup-Conclusion (Karen Kai)  (12:12 p.m.) 
 
Very good discussion.  This is not the end of the process or of community involvement.  
Comments and ideas are appreciated.  Recommendations will be reviewed again in light 
of comments.  Planning Dept will draft a new plan for Japantown, which will come back 
to the community for further review, before being submitted to the Planning Commission 
and Board of Supervisors for approval and adoption. Asks community to stay involved. 
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COMMUNITY MEETING NOTES 
JUNE 27, 2011 
GROUP 1 OF 2:   PUBLIC REALM 
TOPIC LEADERS:    ROSE HILLSON / DIANE ONIZUKA 
 
 
 


 
INPUT FROM JAPANTOWN JUNE 27, 2011 COMMUNITY MEETING 


PUBLIC REALM – OPEN SPACE / LANDSCAPE VISION 
 


 
WEBSTER STREET LINEAR PARK (WLSP) 
 
1. Agree with recommendation against WSLP – agree with analysis in handout 
2. Open space – small park should be considered off Webster St. (parking lot) 
 not behind Post Street 
3. Will MTA allow a landscaped area along Geary Blvd next to the Center’s high 


wall?  Would be nice to have a “linear” park along Geary that also leads to new 
more enhanced opening into the Center. 


4. WSLP is now dog poop area – may need to acknowledge this 
5. Youth focus groups in 2008 (earlier phase of BNP) recommended park and play 


areas in Jtown.  WSLP was the only solution in Draft BNP.  I am concerned if 
WSLP is eliminated there is no recommendation to address the need.  Please 
develop recommendation for park and kids play areas in Jtown. 


6. Agree idea should be dropped / instead, plant at least one group of trees on 
median to look like


 


 a small grove/ just for visual effect/ but without interfering with 
use for food booths 


DESIGNER 
 
1. Process of selection of designers/planners:  City should undertake a negotiated 


bid process with community-advised committee to bring in most knowledgeable 
experts in the area – ex:  Japanese landscape designer, experienced open 
space, park designers who are familiar with this area 


2. If there is no money for a landscape study or sample renderings, try asking local 
grad students.  I was approached by a UC-Davis planning student who was 
interested but it ended up not working for her thesis, but I’m sure there are others 
if the organizing committee did some outreach.  A visual will help people. 


 
MAINTENANCE 
 
1. Who will maintain all landscapes?  Do we have the budget for living landscape? 
 
ENERGY 
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1. Please consider the long term energy cost of a “fountain.”  Perhaps it can be 
“solar energy” operated? 


 
FOUNTAINS & WATER FEATURES 
 
1. #43/#53 (numbers to photos):  Fountains – Why don’t public fountains work in 


Jtown?  There are public outdoor fountains all over the City that work, but ours 
don’t.  Why?  (Perhaps Mr. Hamamoto can help us understand this.) 


2. Have design & enviro competition for water conserving / celebrating fountains / 
water features 


3. I think there should be more inclusion of Japanese garden / nature elements like 
ponds / waterfalls in the general Japantown area.  The nature element has to 
directly engage pedestrian traffic, not be limited to more background aesthetic.  
Perhaps ponds, boulders on Post or Sutter Streets? 


4. Fountain needs to be reworked so that they don’t leak into the garage. 
 
LANDSCAPE 
 
1. Get rid of or use less concrete, more grass so they can add fountains & foliage. 
2. More green, less hardscape 
3. Cherry trees should be the main trees in Jtown.  Japanese black pine should be 


used as accent plants, kept relatively small – 3 feet, +/-.  Other backup plants 
could include camellias, wisteria, maples. 


4. More consideration for “seasonal” landscaping. 
5. Cherry blossom trees need to be separated to allow for growth 
6. Have “Rosa Parks” green space garden be joint school community project.  


Unlock gates to playground – at last daylight hours – on map but not read. 
7. Plants & planted areas need to be maintained


8. The cherry trees on Peace Plaza are too crowded. 


 – some of the planters on the 
Peace Plaza aren’t well maintained – e.g. the pine tree in the planter looks sad. 


9. The ficus trees on Sutter between Buchanan & Laguna make the block very dark. 
10. I’d prefer to see the Akebono-type cherry trees for aesthetic and cultural reasons. 
11. Japanese landscape design can also include modern


12. Encourage Japanese landscape (unreadable) elements in residential complexes 
and commercial buildings outside Japan Center 


 Japanese landscapes.  A 
great example is Tokyo Midtown; it’s a great public open space, is a walkable 
attraction & encourages people to visit the nearby shops & mail next door. 


13. Tsuboniwa (Japanese style pocket garden) / small scale Japanese gardens in 
both public and private spaces / a core set can be created & maintained by 
voluntary gardeners’ ** association / offer classes to teach design techniques & 
annual contest to promote private examples  / tsuboniwa can be promoted as an 
art form / ** example:  1) Japanese garden in Little Tokyo Japanese Cultural 
Center, 2) West L.A. Stoner Playground Japanese Garden 


14. Should not be restricted only to Japanese foliage because of multi-cultural history 
of Japantown 


15. Intelligent, creative combination of these cultures, together with indigenous plants 
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16. Continue to support the “Sakura 150” project in planting 150 cherry blossom 
trees in Jtown.  It will be an attraction for tourists & City residents when they 
bloom in the Spring. 


17. More greenery in Plaza that reflects authentic Japanese landscaping species.  
Also on other streets.  Same with small pockets of dirt around Geary stairwell – 
drought tolerant smaller Japanese plants with waterfall. 


18. Landscape on top of garage 
19. Rooftop parks and plantings on top of existing mall buildings 
20. Multi-year season plants & trees 
21. Japanese garden in Mall 
22. Flowers nice to have – wisteria, Japanese maple, cherry blossom, Japanese 


tokusa, gold (?) gingko 
23. Rooftop garden broad/2nd


24. #71:  Geary BRT landscape terraced garden along street between West & East 
buildings.  South wall should reflect castle wall of moat with couple of walks 
going from Geary St. to Peace Plaza 


 floor & walkways like Embarcadero Center 


25. #38:  Flora & fauna should be looked at by a group of horticulturalists to select 
plants & trees that fit Buchanan Mall & Peace Plaza 


26. Soften hardscape, too much grey from streets 
 
PEACE PLAZA 
 
 
1. Pagoda stage on Peace Plaza – Performance stage needs to have 


accommodations for sound amplification & staging & lighting & backstage 
windscreen preparation for performers 


2. Peace Plaza needs to be redesigned – it’s not very useful to focus on details (e.g. 
#44 – Peace Flame) when a total redesign is needed 


3. Restore Peace Plaza loggia between the two Japan Center buildings 
4. #64, #66 – This Plaza needs to be redesigned to not only look more attractive, 


but it needs to serve more than one use.  Cherry blossom trees should be 
inserted in a square, the tower should serve a purpose because all it does not is 
look ugly.  The City could design the open space to harvest rain water, using a 
permeable surface.  It would be a great place to sit down and eat lunch. 


3. Peace Plaza:  Trees in ground, not pots (feels temporary & also is out of scale) 
4. Peace Plaza:  Turn it back on Geary, needs to be reconsidered, don’t know how. 
5. Japantown priority should be Peace Plaza:  redesign if funds are available to 


make more user-friendly while maintaining large public events 
6. Refilling stream in Peace Plaza (stream starts at one end, flows through small 


part of Plaza, ends in drain and pumps water back to beginning of stream) and 
surround creek with plants 


7. Peace Plaza needs another redesign & practical upgrade – should be designed 
by a reputable landscape designer / planner like Royston Hamamoto to 
incorporate all the design elements of Japanese heritage into a more pragmatic 
functional design.  Lanterns in the Plaza should allow for ease of movement & 
traffic flow 
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8. Peace Plaza:  Recommend rebuild (sic) with an art space / community space to 
act as buffer between public space and condo development.  Also a playground 
next to Peace Plaza on the other side. 


 Kabuki Hotel | Art space | Peace Plaza | Playground | Condo 
9. Peace Plaza:  Needs redesign – develop people places – develop cherry trees 


as dominant canopy and use Japanese black pine as accent plants, kept to 
about 3 ft. height together with other Japanese plants.  Cherry trees in all street 
plantings and other open spaces. 


10. Better maintenance on Peace Plaza, Buchanan Mall, Post & Geary 
11. Geary Blvd between Webster & Laguna @ Peace Plaza:  Recommend 


landscaped low maintenance Japanese garden low maintenance with a zigzag 
walkway up to Peace Plaza with waterfall. 


12. Recommend BRT stop opposite the Peace Plaza and this stop be properly 
landscaped as an introduction to Jtown for transit riders.  It will have a very 
important economic impact in a positive manner.  Lighting should be consistent 
throughout Jtown, same design throughout the pedestrian areas. 


13. Eternal Flame should be more prominent with the history of the SF – Osaka 
Sister City relationship much like the renaming of Osaka Way from Buchanan 
Street 


14. Let the Eternal Flame be publicly visible 
15. Soften hardscape on Plaza & Japantown 
16. Peace Plaza grounds repaved with materials that show rocks.  (unreadable) 


loose – as hard to walk but looks like gravel.  Lighting should be studied & 
present lights taken out.  Lamps with circle seats 


17. #2:  Should be removed.  Some Japanese lanterns place in certain area of Plaza. 
18. #44:  Peace Flame should be moved to be more visible area and water or pool is 


a must 
 
PEACE PAGODA 
 
1. The Peace Pagoda needs to have a structural evaluation – its repair should be a 


high priority 
 
ARCHITECTURAL 
 
1. #49:  That arch could really stand to be redone.  Either a traditional torii or 


something less full of Brutalist concrete. 
2. I like the idea of constructing another Torii gate to Japantown that’s more inviting 


and more visible to the traffic flowing down Geary Blvd across Webster 
3. Make entry to Plaza from Geary Blvd more inviting, terraced garden, open store 


fronts 
4. Red Japanese gates at strategic entries (like Chinatown) 
5. Bridges similar to Embarcadero Center 
6. Another bridge across Geary from Peace Plaza to YMCA 
 
BUILDING DESIGN 
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1. Paint roofs white for better cooling insulation aesthetics 
2. Need increase in lighting under bridge/walkway on Webster.  Dark & no artwork.  


Promote commercial activity? or use as shade? 
3. Better (unreadable) (unreadable) than WSLP 
4. Developer pays for park improvement 
 
ORNAMENTATION & ART 
 
1. No one knows where Jtown is…even when you’re there.  Needs to be connected 


with consistent pavement, signage, lighting, plants & trees 
2. Ornamental lamps – Maybe make them look like red paper lanterns of the type 


that often hang in front of restaurants? 
3. Murals / banners all around with kanji, katakana, hiragana 
4. All light fixtures should follow a design theme, including street lights for the 


redesigned Geary Ave. 
5. Combine public art w/ Eternal Flame 
6. Japanese fan (“sensu”) sculpture on median of Webster Street should be 


featured: 
  A. Better lighting 
  B. Landscaping of median to enhance sculpture 
  C. Perhaps move sculpture closer to Post rather than under bridge 
7. Maintain view from Sutter Street torii gate to Tower.  It’s lovely. 
8. Would like to see more art work which could double as play structure for kids and 


maybe seating?  promote public usage?  Maybe easy to maintain grass could be 
included in courtyard. 


9. Webster Street – areas should have sculptures among the trees: 
  A. Between Post & Sutter sculptures 
  B. Sutter & Bush a more garden area 
  C. Geary & Post – rock garden under Webster Bridge 
 
WALL 
 
1. Remove wall on Geary, have terraced gardens & play spaces 
2. Open up, improve entry to Jtown from Geary (by Pagoda).  Right now, Jtown is 


walled off from Geary 
3. Have an easier access to and from south side to north side & vice versa of Geary. 
 Include the south side of Geary as a historical area of Japantown – i.e. Rosa 


Parks (Rafael Weil) School and the YMCA. 
4. #63, Remove that wall and widen the stairs to make Japantown more inviting 


when seen from Geary Street 
5. #63:  If we can’t get rid of that wall, could we maybe hang some of the plants in 


Picture #18 over it?  It would look nicer with plants or even just ivy instead of just 
a solid rock wall. 


6. Open up Japantown to outside 
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PEDESTRIAN 
 
1. Close Post to through traffic in order to create pedestrian links across Buchanan 


Mall & along Post.  Parking for business would be replaced by eliminating CPMC 
lease. 


2. Assemble REIT blocks public space 
3. Geary should be pedestrian friendly – not a freeway, have underground Muni 


trains on Geary 
 
CHILDREN’S PLAY AREA 
 
1. In open space between Sutter & Post (Hinode Towers) 
2. On Peace Plaza, south side toddler jungle gym similar to the one at City Hall 


Plaza 
 
MALLS 
 
1. #51:  Buchanan Mall should be maintained & enhanced.  Planters removed with 


smaller ones & Japanese stone lanterns (kasuga) be placed here and there 
2. Maintain, repair fountains, retain but make cobblestones safer 
3. Outdoor eating – it’s barren 
4. Buchanan Mall needs to be renovated to look newer, more attractive and modern 


without losing the Japanese theme.  It is the gateway or introduction into 
Japantown.  The stores and restaurants should also try for renovation to make it 
more attractive. 


5. Buchanan Mall cobblestones & paving is hazardous and not ADA compliant – it 
should be fixed with the design (of the “river”) maintained. 


6. There is a lot of real estate on top of the Malls on Post Street.  The roofs would 
be great for installing solar panels, rooftop gardens, green roofs or rainwater 
harvesting.  With this, the merchants of the Mall could cut CAM expenses and 
boost business and the overall sustainability of Japantown 


7. Miyako Mall:  Recommend ability for community to purchase some space next to 
Peace Plaza 


 
SIGNAGE 
 
1. Uniform signage 
2. Include north & south sides of Geary 
3. Improve signage on California pointing to Japantown 
4. Flag banners along Geary to mark Japantown 
 
HISTORY 
 
1. Publicize the Japantown History Walk more 
2. Recognize historic significance of nooks, crannies and conduits connecting 


Jtown to other neighborhoods such as Cottage Row. 







Rose H. June 28, 2011 Page 7 of 7 
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COMMUNITY MEETING NOTES 
JUNE 1, 2011 
GROUP 1 OF 3:   LAND USE 
TOPIC LEADERS:   :  KAREN KAI  
 
________________________________________________________________________ 
 
 
JAPANTOWN FLIP CHARTS – LAND USE  
 
Recorder #1’s notes 
Sorted by: Jay Cataudella 
Typed by: Kris Schaeffer 
 
Japanese Department Store 
I think a combination of high-end retail and more local/community-based family owned 
business are essential.  I am in favor of a trendy Japanese department store but it must 
strike the right balance of being authentically Japanese and attracting Asian Americans. 
 
Mom & Pops 
Maintain Mom & Pop store. Affordability without large stores putting them out of 
business. 
 
Japanese Company Retail Presence 
I would like to see Japanese companies have a presence in JTown. Sony, Hitachi, Sharp 
and even say Honda. 
 
High-End Building retail Uses 
Diversify: 


1. Japanese department store would be nice. 
2. Add some high-end retail 
3. Love the Japanese hardware store.  Don’t change. 
4. No high-rises though larger / more diverse 
5. Farmer’s Market like Ferry Building or Fisherman’s Warf 


 
More Senior/Disabled Housing 
Senior family care 
Housing for disabled that is more affordable than current skilled nursing. 
 
Shopping Hours 
Keep the mall stores open till 8 or 9 p.m. to create a more active evening life besides the 
restaurants and dining. 
 
Residential/Commercial Mix 
Would like to have more mixed use residential / commercial buildings. 
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Building with ground-level commercial space mixed with residential use will help to 
create community and street activity. 
 
I feel that a “community” ____(word?) an ideal combination / ratio of residential and 
commercial property.  I feel that a good ratio is about (?) residential to 2 commercial.  
Therefore, a mixed zone community works best because it guarantees a certain residential 
mix.  
 
More residences could be built on top of commercial spaces.  Just a couple of floors up.  
Not a high-rise.  Just small apartment buildings, possibly one of two bedroom sized. 
 
Market rate, vertical mixed use. 
 Would consider mixed income.  E.g,, 25% low; 75% market. 
Above Japan Canter 6-8 stories 
 Need to increase commercial activity on streets.  More attractive to pedestrians. 
Surrounding areas of Japan Center. (1 block radius) about 5 stories 
Connect each side of Geary  
Connect families to neighborhood. 
 
Buildings should be mixed-use with businesses on the ground floor and apartments 
above.  
We need more residential space so families can move back to JTown. 
 
Height: some increases based on use, e.g., Housing 
General 4-6 stories 
Have H-16 like Kabuki 
Depends on location, shadow, views, adjacency to street, neighborhood scale. 
 Need to define “feel” of neighborhood. 
  Shops, housing, cultural 
 
Attract active businesses that offer Japanese / Japanese-American goods & services.  Size 
does not matter. 
Any business that attracts clients / tourists / visitors and locals to Japantown tour and 
Japan Center should be welcomed. 
Be realistic in terms of present buildings & structure which cannot be changed easily. 
 
Per the BNP that was “acknowledged” by the Planning Commission, the high rises were 
necessary for the BNP to work out economically.  Has the Committee considered the 
height limit restrictions on the economic feasibility of a revised BNP? 
 
No height increases 
I think we should target housing development towards seniors and young people.  I do 
not think we should build high rises that take away from the community character that 
attracts people to live here.  We should also provide incentives for current apartment 
buildings to remodel and attract new tenants.  People who want o live in high rise 
buildings move downtown.  We want to expand housing but keep the neighborhood feel. 
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No high rises.  The Hotel Kabuki is already pretty tall for the area.  I worry about 
shadows & making it too much like the Tenderloin. 
 
The most high building is the Japanese temple.  It is important for children to view. 
It is a town for children. 
 
I think the Geary wall should not be more than it is now.  My concern would be that 
Japantown would not be visible to cars and buses and pedestrians if it blocks the pagoda. 
 
I do like the idea of more shops visible on street level on Geary. 
 
In order to preserve its historic “village” character, JTown must maintain its existing 
height limits.  No high rises.  The 1481 Post proposed development should not be 
allowed. 
 
I would like to see no height increases and no high rises since I think it would ruin the 
character of the community and make it look like any of downtown areas if height 
increase were allowed. 
 
Post Street should stay low height as commercial area. 
 
I agree with the height limits for most of JTown but would that recommendation prevent 
any large buildings in the future? 
 
Keep height of buildings as it is in JapanTown. 
Mix shops and housing. 
 
My recommendation is to keep the height in Japantown just as it currently is, with no 
dramatic changes. 
 
Pedestrian access / Geary 
There is no access to Jtown mall from Geary.  If this continues, Geary is just a pass-by so 
height probably doesn’t matter. 
If there are ped accesses from Geary, the mall height should stay low. 
 
Ped access.  No bridges on Geary 
 
Seems important to consider residential potential of area south of Geary (for Jtown) since 
there is surprisingly large Japanese and Korean American residential population there. 
2 ideas: (1) increase cross-Geary access.  (2) Locate some attraction south side of Geary. 
 
Have car-free areas.   
Have micro-mini open spaces. 
 
Affordability (family & youth) 







Japantown Community Meeting, June 1  Land Use & Built Form Flip Charts  4 


High rise along Geary is OK abaout the height of Kabuki Hotel 
240 ft. tower to allow for more inclusionary housing. 
Incorporate small roof gardens and court yards in high rises to maximize sun and open 
space for housing units. 
 
Affordable housing on site. 
 
There should be a goal to provide incentives to the developer to construct more than 15% 
affordable housing for any new residential project. 
 
JTown needs facilities or a facility that provides a space for unstructured time for youth 
(middle school thru high school). 
 
Miscellaneous 
• Retail store frontage along courtyard to invite people to the Hotel Kabuki side 
• There are already a lot of low income housing in area. 
• I am for market rate housing. 
• This will support the businesses. 
• More parking for regional people drawn to JTown. 
• Smaller units young people, night life) 
• More affordable senior housing.  Socialization 
• Live/work units on Geary 
• Better access across Geary to Japanese American populat6ion across the street. 
• New families (Inner Richmond District).  They come to eat & shop. 
• Kyleoura@yahoo.com 
 
In long run, seems important for Japanese and Korean groups to work together, combine 
people resources toward one dual cultural “Japantown” (rename?) 
 
Specific Height Restrictions 
Building heights along south Geary: 150 feet 
Along Post: 85 feet 
Along Sutter: 85 feet 
 
What has been the reaction of property owners to the proposed height limit of 40 feet? 
 
Community Land Use: 
Keep height to current zoning but where zoned substantially higher than adjacent 
buildings, increase by one story only over lower building heights. 
 
Accommodate new families 
JTown most needs housing that will accommodate new families. 
 
Specific building uses 
Land use:   



mailto:Kyleoura@yahoo.com�
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Need to make performing arts space(s) a priority.  Could be Japan Center or other 
building 
 
2-4 stories of housing over shops if possible. 
Church sponsored, using portions of church property? 
 
Diversity in businesses; Space allotment 


1. Cultural performing arts center (east end) 
2. Japanese art crafts.  Artist workshops, pottery, glass, wood, textiles 
3. Incrased retail footage for more retail goods stores 
4. Professional office for Japanese doctors, dentist, optical, CPA services 
5. Japanese consulate office 
6. Education institute space for (thought not finished) 


 
Look to St. Francis Square, Buchanan Y for creative infill opportunity & bridge over 
Geary 
 
I think we need both family* and young adult SRO/studio units, including affordable 
housing.  *Many of them live in JTown. 
Like to see integration of community facility meeting space, exercise space, gardening 
spaces, with housing. 
 
Land Use 


1. Keep small local merchants 
2. Affordable housing 
3. Height limitation 
4. Japanese craft, art, and print shops 


 
Foot Traffic 
I think foot traffic and nightlife is essential. In New York City, St. Mark’s (?) Street 
(Square?) features many Japanese restaurants and shops and is so attractive because of its 
trendy couture and foot traffic that is welcoming to young adults especially at night.  
(open late) 
 
Housing General 
 
We lost Japanese & Japanese American families when the redevelopment happened.  If 
there was housing it would be nice to bring this demographic back to the area.  Also to 
the people who were displaced during the redevelopment, they are seniors now. 
Housing for seniors and families. 
 
There is a need for more housing.  Some buildings have a year-long wait lsit.  Big 
apartment / condo complexes may hurt JTown and the culture of people who live here.  
Smaller housing would be great to keep JTown a quiet, safe comfortable space for 
residents. 
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Housing is an important component to bring vitality to the area.  There would be mixed 
use buildings; residential / commercial & public services.  Housing should be subsidized 
for seniors/ families. 
 
 
 
 
******************** 
Recorder #2’s notes 
 
Recorded by:  Angella Bernal 
Typed by:  Kris Schaeffer 
 
Affordable housing in JTown should not be offsite 
 
Retail ideas: 
One department store, not like upper Fillmore Area 
Sony Store @ Metreon 
 Tech Store 
 Showroom & sales 
Steady business flow throughout the year 
Collaborative effort 
Japan business-like Ferry Building 
 Open market 
 
Free wi-fi in JTown 
Attractive communal space 
Open Market for foot traffic (not like Geary Street) 
 
Housing & Parking Needs in JTown 
Form follows function 
Inner Richmond – attract families 
Zone for work/loft 
Parking needed if attracting outside of area 
Youth hostel to attract tourists & youth 
More public transportation 
Connecting retail spaces for foot traffic 
 
 








COMMUNITY MEETING NOTES
July 31, 2011
GROUP 2 OF 2:  COMMUNITY HERITAGE
TOPIC LEADERS:   KEN KAJI / PAUL OSAKI


Questions and Answers / Comments
Is it true that Japanese nationals do not participate in Japanese community?
Is there an age threshold for City Landmarks?  No.
What's the difference between national designation and local?  Local has more protection. National has no added 
local protection. Federal incentives are not available in this instance.
Sites of round-ups should be designated.
#1 recommendation is for Pagoda only.
Difference between a structure and the land it sits on?
#1 recommendation is only the Pagoda as an object.
Some locations can also be protected.
How is the Pagoda seen?  As a religious structure?
Other Japantowns may not have collapsed - they dispersed.
Ability to close streets for festivals so that neighbors can't prohibit them.
Pros and cons regarding Peace Pagoda as Landmark: 1. Protected - demolitions with greater difficulty.  2. owned 
by City.  3. Economics if we want the land for something else.  4. City responsible for repair costs.  5. 262 
landmarks in City and none are related to Japanese heritage.
What made Japantown Japantown historically? What can we bring back that is no longer here?
How do we maintain continuity in interest in culture, e.g. there was a renaissance in Hawaiian culture. How do we 
Show off the Peace Wall behind the Pagoda.
Hula festivals in Hawaii have been vital.
Increase focus on festivals and art.
What's the state of the fountain?
Is there a way to make Japantown a historic district? "Historic district" doesn't address cultural use, but it's a 
If BNP includes policies than it can prevent more.
What does the SUD have to do with the BNP?
What things should be added rather than just what to preserve?
SUD - change of use is proposed = reviewed
BNP - prescriptive plan = template to guide
SUD doesn't trigger taxes
Are there demographics for J-Town?  No.


Sticky Note Comments
Other Issues
Buchanan Fountain
New generations are organizing and being involved in new ways that are not always recognized by Sansei and 
more established generations - how will they be recognized, reached and involved in J-Town?
Parking Lot Issues:  Small children's park + teahouse; Areas for senior citizens due to census data showing older 







Other thoughts/ideas per topic:  #1) The Peace Pagoda being the only landmark in this Japantown  (3/SF) it 
should definitely be preserved!! (5)  #2) I've always enjoyed JT's cultural festivals and parades since after 1970!! I 
feel all ethnic groups need to have these ways to share their history. (5)  #3) Why not? As long as they are 
relevant to our area and people, we need to have our rights to speak out.  #4) While I agree/feel JT needs to be 
preserved as an historical landmark, after Ross spoke, I'm not sure I like the idea of a private group owning part 
of the city. If in the future that owner could block city 'growth' (building, changes, up-grading?) But I guess if JT is 
not a private entity (sp?), you're safe.  F-ck uneven sidewalks/streets - get better cross walks for disabled (sp?) - 
Parking is an on-going issue in Jtown.  Actually more parking is needed, at an affordable price.
Japanese Interim (sp?) Army Building (Laguna Street and Geary Blvd.)


(4) What do demographic changes mean for Japantown's future?
If more kids are "multi cultural or ethnic" - then more need for strengthening Japanese cultural focus - food, 
dance, drum, arts, etc.
Needs to outreach more diverse groups to preserve Jtown.
Since majority are mixed provide opportunities to let them find/understand their Japanese roots, i.e. bookstore, 
Important to strengthen ties to Japan/Japanese language in culture for youth Yomsei + Shin-Nisei participate in 
community primarily through voluntary involvement in community orgs + events.
44%: 1-34, 40%: 35-64.  What would bring the new generations to J-town? What speaks to the multi-racial, multi-
ethnic JT? Is it food, activities, sports classes?  Separate effort needed targeting them to get their input. 
Japantown has always been and is now a culturally diverse community. Planning can't focus or protect only 
Japanese American culture even if it predominates .  How does the planning committee propose to do that if it 
I feel strongly that shin-Issei and shin-Nisei residents need to be incorporated into the JA community. Nihanmachi 
Roots outreached to this population and got a huge response, so there are a lot in the bay area. If they are not 
incorporated, J-town loses the support of this population. For example, these kids usually don't know about J-
league basketball. Sin-Nisei & Issei kids contribute to Japanese American culture. I am a Yonsei and learn a lot 
from Shin-Nisei/Issei. Just imagine if they were part of existing organizations like JCCCNC, JCYC, etc.
Robust community services.  Social care, sports, cultural clubs, interest-based clubs.
Does not matter as long community can still gather together. 
Demographic changes mean for Japantown's future, aging, multiracial, more Japanese National.  We need to 
bring in young families to help them encourage family traditions involving Japantown that grows with the family.  
We need social gathering areas that serve a wide age range.  We need events to bring in the community into 
town, as they now have moved away from J Town.  
The plan needs to include strategies and tactics to bring Japanese-American youth into Japantown - from pre-
teen through recent college grads/newly employed: Programs - youth-oriented business, youth-oriented 
entertainment.  Needs to recognize differences with age groups.  Youth and young adult vision is a start - how 
does it fit in the Plan?  Need strategies to capture the history to build a sense of roots and community - to bridge 
from the experience of serious to the curiosity of youth. oral histories are one approach, but needs more than just 
Need more activities culturally specific targeting Japanese national and general public for the vitality of 
Japantown.  Activities recognizing the Korean community here should be a part of the acknowledgement.
J Town needs to address and attract more hapas to the area.
Youth Demographic.  The demographic that most  needs attention is the middle school - high school - early 
college ate group. Currently Jtown has few facilities or attractions allowing their unstructured but sustained 
participation in the community.  Without their involvement all our planning is for naught. But neither the draft plan 
for our current planning has proposed any viable plan to secure this youth involvement. 
Demographic changes. We need to let youth and young adults have a greater role in leadership and decision 
making in Japantown otherwise their needs will continue to be ignored and there will not be future generations 
who feel that Japantown is culturally relevant or important to them.
While our primary focus should be preserving and growing the Japanese American cultural presence, we should 
explore complimentary Asian American cultural and commercial opportunities.
This means Japantown area needs to become a "draw" by providing cultural events, activities, including historical 
and current events like manga (sp?). This makes Japantown unique and interesting for all as an overall draw for 
all interested in Japanese culture.







The census data reinforces what we've known for a long time - more Hapa. J Town hasn't been a JA residential 
community since redevelopment. What is the committee doing to address the needs of upcoming generations, 
especially those that have been traditionally marginalized and underserved such as young adults, youth, and 
There is tremendous opportunity for intergenerational activity and opportunity to use this to advance cultural 
continuity between young and old. It doesn't matter what your race is. What matters is your love and interest in 
the culture and your interest in perpetuating its practice and value.
If people need to travel further to get here it must be a safe , interesting place.
How do you retain Shin-Nisei participation in Japantown for the future. Culturally.  Economically.
J Town will be no more if the next generations are not brought back to J Town. Current resources don't do 
What is the impact of increasing percentage of Japanese immigrants?  Does this move Japantown away from 
Japanese-American culture towards Japanese culture, and how does this impact Japantown's viability as a 
How can you address the shifting demographics of the community without looking specifically at youth young 
adult issues?  What good are stats if they don't address J Town specifically. We need to look at bringing in next 
4th/5th generation into community through performing arts, youth and young space that we as a community don't 
currently support? #4 doesn't address issues of a changing community! Stats don't mean anything. 
Demographic changes - how does this effect/impact employer and employment needs? Is there a specific 
community group to focus on? Or is audience more general because Japanese are not specifically located 
Demographics and multi-ethnic people are everywhere Jtown should emphasize Japanese/J-American first - not 
make another pan-Asian ethnic community center. Center itself should sell or offer authentic Japanese stuff 
otherwise Jtown will be like any other city mall, streetscape, not likely to be visited as much by Japanese people 
from Japan as a destination  point. If the # of full Japanese blooded people are on decline, it's more reason to 
emphasize the importance of the Japanese  part over the others - may combine with SUD rules so we do not get 
I feel that Japantown should cater more to Japanese nationals. May need more businesses, festivals, theatrical 
events, i.e. NOH.
For sustainability there must be services and programs that appeal to all ages. Need play space appropriate for 0-
5 years and youth hang out.
Current assets do not reflect contemporary Japan with the notable exception of New People. Why not highlight 
Japanese electronics, Japanese cars, other technologies?
If Jtown gets taken over by groups who do not prioritize Japanese authentic features/ stores/ restaurants/ 
services then Jtown is not really much of a Jtown and Japanese people will not want to return since most live 
outside the area - get Jtown to have things that are unique with authentic Japanese qualities - 20% of Japanese 
nationals in SF, 34% of mixed Japanese ethnicity, still emphasize Japanese and bilingual J-Eng. services, events.


Should Japantown BNP include city policies, procedures, and codes? Rate importance: 1-5 scale.
I rate a 4.
Young adults and youth need a dedicated, permanent place where they can gather informally (outside of 
structured programs or organizations.)
The plan seems to ignore the cross-cultural factors that made the Fillmore so vibrant. Doesn't this create a 
misleading historical perspective? Risk of a Solvang/Disneyland: tourists without authentic community.
Immediate protection of enforceable laws should be the priority. If BNP allows enforcement of law then priority.
Rating of SUD important (4) fairly important. It would be nice to maintain cultural heritage, but I think it's also 
important to encourage business in the neighborhood to operate in existing retail space.  I would especially like to 
see Japan-based businesses (retail, big box or formula stores / fast food) be encouraged to establish locations in 
Japantown - i.e.. Family-Mart, Uniqlo, MasBurger, etc.  I support including policies in BNP.
Why is the SUD the right place to incorporate use conditions?
5
5
BNP should include policies 5
4
Special Use District laws that protect Japantown are a good idea, but it sounds like there are a number of 
different approaches. I don't think there was enough information presented to say how important the SUD is in 
comparison to the other laws mentioned in the discussion.







Concern is would SUD add bureaucracy? Would SUD enhance business and jobs development?  Priority = need 
more info to decide.  SUD could be good to align preservation of community resources with new development.
Why wasn't the SUD proposal brought to the Organizing committee before it went to Supervisor Mirkarimi.
4.  A possible consideration is to exempt major Japanese chain store from the city's prohibitions on opening in 
neighborhood. This would be a case by case determination if the proposed store would fit the criteria of 
preserving and promoting Japanese culture and identity.
Yes, codes should be used as a tool in the BNP. But  we must be careful to balance  protections with opportunities 
for appropriate change and development. I am not in favor of, for example, of restricting all formula retail or 
wholesale restriction of anything. We cannot predict the future
Legislating protections for cultural assets could be important. But to do that properly requires that we decide 1) 
what and who is the community? 2) what are the cultural assets we need to or should protect? 3) what are the 
appropriate tools to address or provide protection to each asset category? 4) how define cultural asset without 
legal problems?  The recommendations listed on the handout are very vague. In this kind of legislation, the details 
are critical. Whether I would support an amended SUD (or other legislation) depends on the substance of the 
I wanted to hear what Paul Warmer had to say!! SUD import? While they are important who gets to decide what 
that criteria is? What fits into that criteria? Who does that review?  What if a business wants to come into Jtown? 
What procedures and codes would be included?
SUD should help to preserve resources and assets of Jtown. 5 out of 5.  However, public needs another meeting 
on details  of SUD controls. Attach building inventory in plan and reference in city code when adopted.
SUD should not be expanded past Pine Street. Any important cultural or historic building north of Pine could be 
#1 very important
This is very confusing.  Very difficult to rate without details.
1 - Sounds like a good idea, but would have liked more information on restrictions that SUD would impose.
5
4 - Although cultural heritage is very important, the SUD has to be flexible in what is allowed. I.e. the city's 
definition of formula retail may restrict a needed commodity.
The summary of the SUD that is presented is too vague to comment on - it's good to protect and nurture J Town's 
cultural community, but its not clear what this SUD proposal is or would do.


2 What resources should be protected and preserves? What's essential?
Perhaps a cultural activities investment can be created on a platform crossing Geary between J.C and YMCA 
1- All Japanese cultural arts practiced, and horsed in Japantown need to be preserved.
2- Peace Plaza maintained and promoted essential to continue legacy.
3- Art Center Serving - 1 Historical legacy (tourism) 2- Gallery art space for Asian American Arts. 3- Dedicated 
performing arts space.


2- A youth hangout with the loss of the Japan town bowl, there is a vacuum for where young people can gather. 
JCYC is now primarily office space.
3- Need Japanese - themed green space
1- Small Businesses, e.g. backyard. 2-cherry blossom parade. 3-dance, martial arts. 4- food 5- landscape 6- 
support for JCCCNC- Japanese Cultural & Community Center of Northern California
Restore some original functions of J.T 1- Move back Japan council and outreach. 2- Restore corporate outreach 
Japanese part of J.C. 3- Japan crafts education center.
4- There needs to be a dedicated space for childcare/after school care. While Christ United has worked as a 
venue for NLF. The community needs to invest in a permanent home for childcare/ afterschool care/ youth 
Japanese book store - National Japanese American historical society - Commitment for Kabuki and new people 
cinema/ Japanese films. - Japanese language school
Bring back what made Japan Town, Japan Town to modern Japan Town.
Explore the return of the Japanese  Consulate to Japantown. The Center counsel General is highly community 
Community organizations, events programs based in the geographical area
2- The goal? Is how to maintain interest and continuity of human engagement in cultural activities. Marie Monarch 
Festival is a model for using the outs as a fundamental platform for cultural revitalization.







Ruth away foundations
 Resources that are needed- 1- A "tot lot" for 0-5 years old use tottoro as a theme.


Cultural Festivals Architecture
Perhaps some events and interpretive tools can be multi - ethnic to reflect history and demographic trends (with 
out overshadowing Native Heritage Culture)
www.projectjt.ning.com is a site which started from a design class at academy of art university graduate school of 
architecture, it is a network site people can propose idea to San Francisco JapanTown.
Cherry Blossom Festival should be protected. - Benkyo-do and Japan video should be protected
Protecting resources - The arts need all the support they can get - especially small groups Japantown needs to 
showcase its artists (both visual and per forming arts)
Churches, store, and social / youth organizations need to be encouraged to stay in the Japantown area, since the 
residents and not a per predominance of Japanese, the area has to attract JA to the area to keep Japantown 
Cherry Blossom + street fair representative of resources Ben Kyodo / Mays / JCYC / NLF need for Japantown 
and currently have. Not enough need to add space for youth/ young adults to gather for unstructured activity 
currently resources JCCCNC / JCYC don’t fill need for unstructured community space. All current resources 
discussed work for current committee members  back to Japantown.
Street fair, urban, kinmon gakuen, JCCCNC, Japanese YMCA, Buchanan mall, Jtown businesses / restaurant
cultural resources inventory needs to capture all cultural resources within the mall plaza area - not just Japanese 
specific resources.  (inventory seems ok with Japanese tourism events)


2- J town needs a performing arts venue that will serve the needs of community - based, JPNZ / JA culture 
oriented organization that currently have difficulty finding venues due to affordability or lack of appropriate 
2- Although all categories resources are essential and critical for Japantown - how can we assure that these 
resources will be maintained? - who will be the next leader of these institutions businesses.
2- The list of buildings on the wall needs more input to decide which are A.) most authentically Japanese - priority! 
B.) Sell/Serve truly Japanese goods + food. Regional Japanese J-A events that could be showcased in SF Jtown - 
Tori gate at Buchanan Mall - eternal flame - cherry tree - language on street Japanese signs - Historical 
Museums Archives - boy scouts troop 29 - Japanese benevolent society - JCYC Volleyball - Martial Arts - Miyako 
2- Venue for cultural performances + gatherings would be important - Historical museums space to provide a 
space for education of places of cultural + historical  Japanese retail / restaurants essential for keeping Jtown 
heritage. Community organization space are important resources to keep. need new retail  --- modern Japanese 
i.e. - electronics entertainment, arcades etc.
Heritage resources protected / preserved - keep up cherry blossom festivals, taiko, obon koto / shamisen 
concerts + dance. Water tower - Buchanan Mall + water fountain, keep as is - Moon Bridge in Miyoko Mall. Japan 
Center Building East + West - don’t demolish or change looks drastically - Kinmon building. Benkyodo / cafe - 
Sakai Uoki Co - landmark Kinmont + YMCA if possible. Post St. historical building (still standing businesses?). 
Kokoro / Jewish Temple building. Kinokuniy a bookstore - Nichi ren church all Jtown churches because tourists 
2- Buddhist of USA building are beautiful stuppa (?) on roof with relic of the Buddhist (only one in USA / North 
2- Food / beverage / gathering places / meeting/ retail. Houses of worship and places for the community to 
gather. Festivals are important. Education, language & traditional sports & cultural activities community events tie 
together all the different individual bricks and modern places.
Japanese salvation army building site right over own the Chinese consulate general offices site.
2- the exterior mall buildings were designed by famous Japanese architect.
2- The mall building as well as the connecting hotel was designed to look like shoji Panels and should be 
protected as a physical cultural representation.
2- performances if  Pagoda protected the stage area needs to be remodeled JCYC is important for sports & as 
cultural center specialty. Stores i.e. benkyodo obons need to remain.


1- Peace Pagoda as SF landmark?
1- Is there as issue of seeing the pagoda as a religious symbol?







The peace plaza is important to Japan town for events and open space. It needs to be completely redone so it 
shouldn’t be landmarked until there is a good design.
The peace pagoda is the symbol of Japantown and needs to be protected. It also needs repairs.  Will 
landmarking helps get the peace pagoda fixed?
1- I like idea of exploring minimum qualifications to establish landmark status. 2- who would be liable for 
peace pagoda - important landmark for Jtown. Yes- peace pagoda should be landmarked.
Pagoda the view from Sutter street from toril gate through Buchanan mall to the pagoda is very special, lovely. It 
is ok to move it but it is unique as a neighborhood icon.
1- Peace Pagoda as SF landmark? Yes. I think the plaza as an "open space" should also be landmarked so it 
cannot be infilled. Also views to the pagoda should also be protected.
Peace pagoda landmarking a must as SF doesn’t have any landmark for Japanese American Community. 
Landmarking may help get funds for maintenance and it doesn’t affect private property rights since its owned by 
the city. Allows Jtown to be recognized as an important heritage location.
Design and restore plaza area around pagoda as will as the pagoda itself.
Has rec & park been approached about landmarking the pagoda?
Yes, unless we can find a better landmark the current design is rather a 70's "contemporary" design it would be 
nice to get something more traditional.
Yes good idea to bring in more tourism but what are the cons. Is just the pagoda preserved? Or plaza as well?
What are the specifics pros/ cons of designation? What does that mean if we want to move it? I could only say go 
forward after we address any granted changes to the pagoda or peace plaza. Who is responsible for repair now? 
If designated when will it be repaired because it needs it now.
landmark pagoda Buchanan mall Japantown. Education + Cultural: paper tree on Buchanan mall has a origami 
art gallery and it’s the only place in the whole state. Also to obtain all the origami information.
I agree that the peace pagoda should be a SF Landmark. It will create recognition and hopefully bring more 
tourists or interested residents to the area. The fact that there are 262 city landmarks and none are related to 
Japanese /JA  community there should be one.
Peace Plaza iconic. Major physical space critical to vitality of Japantown. Would hike it to be a landmark and 
given public notice and vote if a alteration or demolishment of this icon.. Need public noticed and input before 
Does land marking peace pagoda provide resources or avenues to resources for maintenance, structural 
retrofitting? I would support landmarking of the pagoda if it also provides resolutions for its maintenance.
Landmarking - The peace pagoda is an important symbol of Japantown and its connection with Japan. But 
landmarking protection is possibly unnecessary because it is a public artifacts in a public park. Other properties 
such as Kimon, are more vulnerable, and should be given higher landmarking priority. e.g.: Kimon Gateulm, tea 
1-Most essentials characteristics of essential resources: A- Passing on history & tradition. B- Gathering of people 
to share cultural. 2- recommended focus on celebration / festivals (i.e. cherry blossom) B- folklore stories 
yes but would have liked more info on the pros and cons of landmarking. How long is the landmarking for? What 
activity does the landmarking prevent?
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Executive	
  Summary	
  


Context	
  
Community	
  leaders	
  are	
  concerned	
  about	
  the	
  very	
  real	
  threat	
  of	
  the	
  continued	
  erosion	
  of	
  Japantown’s	
  commercial	
  core,	
  due	
  to	
  a	
  
number	
  of	
  historical	
  and	
  present	
  day	
  factors	
  that	
  include	
  an	
  aging	
  population	
  of	
  local	
  business	
  owners,	
  outside	
  investment	
  in	
  the	
  
ownership	
  of	
  commercial	
  spaces	
  and	
  general	
  market	
  condition	
  that	
  
are	
  beyond	
  their	
  control.	
  Of	
  particular	
  concern	
  is	
  the	
  Japan	
  Center,	
  
the	
  commercial	
  and	
  economic	
  center	
  of	
  the	
  community.	
  The	
  draft	
  
Japantown	
  Better	
  Neighborhood	
  Plan	
  calls	
  for	
  “creating	
  a	
  
Japantown	
  community	
  land	
  trust	
  can	
  help	
  make	
  retaining	
  and	
  
improving	
  properties	
  with	
  historic	
  and	
  cultural	
  priorities	
  easier”.	
  In	
  
November	
  2010,	
  funding	
  was	
  committed	
  from	
  the	
  Ford	
  Foundation	
  
to	
  contract	
  with	
  Burlington	
  Associates	
  in	
  Community	
  Development	
  
to	
  assist	
  the	
  Japantown	
  community	
  in	
  assessing	
  the	
  feasibility	
  of	
  
establishing	
  a	
  community	
  land	
  trust	
  (CLT)	
  in	
  Japantown.	
  At	
  the	
  
same	
  time,	
  funding	
  was	
  provided	
  by	
  the	
  City	
  and	
  County	
  of	
  San	
  
Francisco	
  to	
  contract	
  with	
  Seifel	
  Consulting	
  to	
  conduct	
  financial	
  
analysis	
  of	
  the	
  Japan	
  Center	
  Malls	
  East	
  and	
  West,	
  with	
  an	
  eye	
  to	
  
assessing	
  the	
  potential	
  for	
  a	
  Japantown	
  CLT,	
  were	
  one	
  to	
  be	
  established,	
  to	
  acquire	
  and	
  operate	
  it	
  successfully.	
  	
  	
  


Process	
  
Over	
  the	
  course	
  of	
  the	
  next	
  seven	
  months,	
  a	
  steering	
  committee,	
  comprised	
  of	
  Japantown	
  business	
  owners,	
  community	
  leaders	
  and	
  
advocates,	
  met	
  to	
  explore	
  the	
  feasibility	
  of	
  a	
  Japantown	
  community	
  land	
  trust	
  that	
  would	
  protect	
  and	
  preserve	
  key	
  commercial	
  
properties	
  –	
  including,	
  potentially,	
  the	
  Japan	
  Center	
  Malls	
  East	
  and	
  West	
  –	
  to	
  help	
  Japantown	
  continue	
  to	
  play	
  its	
  critical	
  threefold	
  
functions	
  as	
  a	
  neighborhood	
  center,	
  the	
  cultural	
  home	
  of	
  the	
  Bay	
  Area’s	
  dispersed	
  Japanese	
  American	
  community,	
  and	
  a	
  regional	
  
tourist	
  destination.	
  Issues	
  discussed	
  and	
  deliberated	
  by	
  the	
  steering	
  committee	
  included:	
  Is	
  a	
  CLT	
  the	
  best	
  approach	
  for	
  helping	
  
Japantown	
  remain	
  Japantown?	
  What	
  would	
  be	
  the	
  mission	
  and	
  the	
  activities	
  of	
  a	
  Japantown	
  CLT	
  were	
  one	
  to	
  develop?	
  What	
  kind	
  of	
  
organizational	
  structure	
  would	
  be	
  most	
  appropriate	
  for	
  Japantown	
  	
  -­‐	
  and	
  who	
  would	
  serve	
  on	
  the	
  CLT’s	
  board	
  of	
  directors?	
  
Additionally,	
  the	
  committee	
  reviewed	
  and	
  considered	
  the	
  results	
  of	
  the	
  financial	
  analysis	
  of	
  the	
  Japan	
  Center	
  Malls	
  East	
  and	
  West,	
  
and	
  deliberated	
  what	
  an	
  acquisition	
  of	
  the	
  malls	
  might	
  require,	
  how	
  much	
  it	
  would	
  cost,	
  and	
  what	
  kinds	
  of	
  renovations	
  to	
  the	
  
facilities	
  would	
  be	
  required,	
  were	
  such	
  a	
  community	
  acquisition	
  to	
  take	
  place.	
  	
  	
  


The	
  following	
  summary	
  is	
  a	
  report	
  to	
  the	
  Japantown	
  community	
  on	
  this	
  process	
  of	
  assessing	
  the	
  feasibility	
  of	
  creating	
  a	
  community	
  
land	
  trust	
  to	
  preserve	
  and	
  sustain	
  key	
  commercial	
  properties	
  in	
  Japantown,	
  for	
  the	
  long-­‐term	
  benefit	
  of	
  the	
  community.	
  


Recommendation	
  
Upon	
  the	
  completion	
  of	
  this	
  CLT	
  feasibility	
  assessment	
  process,	
  at	
  their	
  June	
  22nd	
  2011	
  meeting,	
  the	
  Japantown	
  CLT	
  steering	
  
committee	
  adopted	
  the	
  following	
  recommendation	
  to	
  the	
  Japantown	
  community,	
  for	
  their	
  consideration:	
  


It	
  is	
  the	
  recommendation	
  of	
  the	
  Japantown	
  CLT	
  steering	
  committee	
  to	
  the	
  Japantown	
  community	
  to	
  proceed	
  with	
  
creating	
  a	
  Japantown	
  Community	
  Land	
  Trust	
  and	
  to	
  develop	
  a	
  campaign	
  to	
  raise	
  the	
  community	
  capital	
  needed	
  to	
  
acquire	
   the	
   Japan	
   Center	
   East	
   and	
   West	
   malls	
   and	
   other	
   commercial	
   properties	
   and	
   community	
   assets	
   in	
  
Japantown,	
  as	
  feasible.	
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Context	
  


Japantown	
  	
  
Japantown	
  in	
  San	
  Francisco	
  is	
  the	
  first	
  and	
  oldest	
  Japantown	
  in	
  the	
  continental	
  United	
  States	
  and	
  one	
  of	
  only	
  three	
  remaining	
  in	
  the	
  
entire	
  nation.	
  Established	
  shortly	
  after	
  the	
  1906	
  earthquake,	
  Japantown	
  has	
  been	
  –	
  and	
  continues	
  to	
  be	
  –	
  the	
  cultural	
  heart	
  of	
  the	
  
Japanese	
  American	
  community	
  in	
  San	
  Francisco,	
  playing	
  an	
  important	
  local	
  and	
  regional	
  role	
  to	
  many	
  Japanese	
  and	
  Japanese	
  
Americans	
  as	
  a	
  place	
  to	
  visit	
  for	
  cultural,	
  educational,	
  commercial	
  and	
  entertainment	
  reasons.	
  	
  


Japantown	
  also	
  plays	
  an	
  important	
  local,	
  regional,	
  national,	
  and	
  international	
  role	
  for	
  San	
  Francisco	
  residents	
  and	
  tourists	
  seeking	
  
Japanese	
  and	
  Pan-­‐Asian	
  goods	
  and	
  services	
  and	
  the	
  unique	
  cultural	
  opportunities	
  that	
  Japantown	
  provides.	
  Situated	
  in	
  the	
  middle	
  of	
  
the	
  city,	
  between	
  downtown	
  and	
  the	
  city’s	
  western	
  neighborhoods	
  on	
  the	
  major	
  transit	
  corridor	
  of	
  Geary	
  Boulevard,	
  Japantown	
  
attracts	
  people	
  from	
  all	
  over	
  the	
  Bay	
  Area	
  –	
  and	
  from	
  around	
  the	
  world	
  –	
  to	
  participate	
  in	
  cultural	
  events,	
  watch	
  cultural	
  
performances,	
  conduct	
  business,	
  shop	
  and	
  access	
  services.	
  	
  	
  


Japantown,	
  at	
  one	
  time,	
  had	
  been	
  the	
  center	
  of	
  a	
  highly	
  concentrated	
  Japanese	
  American	
  residential	
  population.	
  However,	
  repeated	
  
uprooting	
  of	
  the	
  Japanese	
  community,	
  through	
  the	
  forced	
  internment	
  during	
  World	
  War	
  II	
  and	
  the	
  evictions	
  and	
  dispersal	
  resulting	
  
from	
  urban	
  renewal	
  in	
  the	
  1960s-­‐1970s,	
  dispersed	
  the	
  Japanese	
  American	
  population.	
  Today,	
  the	
  Japantown	
  community	
  is	
  striving	
  
to	
  retain	
  and	
  promote	
  its	
  cultural	
  and	
  historic	
  identity	
  as	
  it	
  seeks	
  to	
  preserve	
  its	
  cultural,	
  commercial	
  and	
  spiritual	
  sites.	
  


• Japantown’s	
  many	
  small	
  businesses	
  and	
  community	
  and	
  cultural	
  organizations	
  function	
  as	
  the	
  neighborhood’s	
  center	
  of	
  
gravity.	
  Together,	
  commercial	
  and	
  non-­‐profit	
  uses	
  create	
  a	
  culturally	
  and	
  economically	
  vibrant	
  place	
  that	
  serves	
  the	
  needs	
  
of	
  local	
  residents,	
  and	
  attracts	
  tourists	
  and	
  Japanese	
  Americans	
  from	
  around	
  the	
  region	
  to	
  the	
  district	
  on	
  a	
  daily	
  basis.	
  	
  
	
  


• Small	
  businesses	
  and	
  cultural,	
  religious,	
  and	
  human	
  services/advocacy	
  organizations	
  also	
  play	
  a	
  critical	
  role	
  in	
  transmitting	
  
Japanese	
  American	
  culture	
  and	
  heritage	
  to	
  the	
  next	
  generation	
  and	
  small	
  businesses	
  provide	
  goods	
  and	
  services	
  that	
  
contribute	
  to	
  Japantown’s	
  cultural	
  identity	
  and	
  keep	
  the	
  community	
  organization’s	
  core	
  constituencies	
  returning	
  regularly	
  
to	
  the	
  community.	
  
	
  


• Maintaining	
  the	
  neighborhood’s	
  institutions,	
  as	
  well	
  as	
  a	
  culturally-­‐oriented	
  retail	
  base	
  that	
  sells	
  everyday	
  goods,	
  is	
  critical	
  
for	
  preserving	
  Japantown’s	
  threefold	
  roles	
  as	
  a	
  neighborhood	
  center,	
  the	
  cultural	
  home	
  of	
  the	
  Bay	
  Area’s	
  dispersed	
  
Japanese	
  American	
  community,	
  and	
  a	
  regional	
  tourist	
  destination.	
  


	
  
Community	
  leaders	
  are	
  concerned	
  about	
  the	
  very	
  real	
  threat	
  of	
  the	
  continued	
  erosion	
  of	
  Japantown’s	
  commercial	
  core,	
  due	
  to	
  a	
  
number	
  of	
  factors	
  that	
  include	
  an	
  aging	
  population	
  of	
  local	
  business	
  owners,	
  outside	
  investment	
  in	
  the	
  ownership	
  of	
  commercial	
  
spaces	
  and	
  general	
  market	
  condition	
  that	
  are	
  beyond	
  their	
  control.	
  Of	
  particular	
  concern	
  is	
  the	
  Japan	
  Center,	
  a	
  major	
  feature	
  of	
  the	
  
commercial	
  and	
  economic	
  center	
  of	
  the	
  community.	
  The	
  Japan	
  Center	
  currently	
  provides	
  a	
  showcase	
  for	
  Japanese	
  American	
  culture	
  
as	
  it	
  offers	
  space	
  for	
  small,	
  locally	
  owned,	
  and/or	
  culturally	
  relevant	
  businesses.	
  The	
  malls	
  provide	
  space	
  for	
  many	
  businesses	
  which	
  
have	
  a	
  distinctly	
  Japanese	
  character,	
  including	
  several	
  restaurants	
  and	
  cafes,	
  and	
  many	
  jewelry,	
  apparel,	
  arts	
  and	
  gift	
  stores.	
  Many	
  of	
  
these	
  businesses	
  are	
  small	
  and	
  locally	
  owned.	
  In	
  addition,	
  the	
  malls	
  of	
  the	
  Japan	
  Center	
  play	
  a	
  critically	
  important	
  role	
  as	
  a	
  gathering	
  
place	
  for	
  the	
  community,	
  providing	
  space	
  for	
  community	
  festivals	
  and	
  daily	
  informal	
  gatherings.	
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Central	
  to	
  Japantown’s	
  Post	
  Street	
  commercial	
  district,	
  the	
  Japan	
  Center	
  
consists	
  of	
  three	
  blocks	
  of	
  commercial	
  properties	
  including	
  Sundance	
  
Kabuki	
  theatres,	
  three	
  malls	
  (Kinokuniya,	
  Mall	
  East	
  and	
  Mall	
  West)	
  and	
  
the	
  Hotel	
  Kabuki.	
  	
  The	
  malls	
  are	
  in	
  a	
  complex	
  condominium	
  ownership	
  
with	
  the	
  majority	
  of	
  Malls	
  East	
  and	
  West	
  currently	
  owned	
  and	
  operated	
  
by	
  an	
  investment	
  company	
  located	
  outside	
  the	
  Japantown	
  community.	
  
When	
  it	
  took	
  ownership	
  in	
  2006,	
  it	
  agreed	
  to	
  covenants	
  on	
  the	
  properties,	
  
requiring	
  that	
  it	
  will	
  maintain	
  ownership	
  of	
  the	
  mall	
  buildings	
  until	
  2021	
  
and,	
  during	
  this	
  timeframe,	
  will	
  continue	
  a	
  Japanese	
  or	
  a	
  Japanese	
  
American	
  design	
  theme	
  and	
  leasing	
  strategy.	
  The	
  covenants	
  are	
  enforced	
  
by	
  the	
  City.	
  	
  	
  While	
  the	
  intentions	
  of	
  the	
  owner	
  of	
  the	
  Malls	
  East	
  and	
  West	
  
appear	
  straightforward,	
  there	
  is	
  no	
  clear	
  indication	
  that	
  it	
  has	
  the	
  long-­‐
term	
  interests	
  of	
  the	
  Japantown	
  community	
  in	
  mind.	
  This	
  reality	
  has	
  contributed	
  to	
  a	
  general	
  sense	
  among	
  the	
  community,	
  
particularly	
  within	
  the	
  business	
  community,	
  that	
  the	
  eventual	
  loss	
  or	
  conversion	
  to	
  uses	
  that	
  do	
  not	
  retain	
  existing	
  cultural	
  themes	
  
will	
  have	
  a	
  direct	
  and	
  catastrophic	
  effect	
  throughout	
  Japantown.	
  This	
  is	
  why	
  one	
  of	
  the	
  primary	
  recommendations	
  of	
  the	
  Japantown	
  
Better	
  Neighborhood	
  Plan	
  is	
  to:	
  “retain	
  the	
  Japan	
  Center’s	
  character	
  and	
  its	
  roles	
  as	
  a	
  community	
  gathering	
  place,	
  showcase	
  for	
  
Japanese	
  American	
  culture	
  and	
  home	
  for	
  culturally	
  appropriate	
  businesses.”	
  	
  


Community	
  leaders	
  have,	
  for	
  some	
  time,	
  been	
  looking	
  for	
  strategies	
  and	
  mechanisms	
  to	
  prevent	
  the	
  potentially	
  slow	
  erosion	
  of	
  the	
  
cultural	
  and	
  historic	
  identity	
  –	
  and	
  the	
  economic	
  vitality	
  –	
  of	
  Japantown,	
  to	
  help	
  assure	
  that	
  Japantown	
  remains	
  Japantown.	
  	
  The	
  
notion	
  of	
  community	
  ownership	
  and	
  long-­‐term	
  control	
  of	
  key	
  commercial	
  assets	
  prompted	
  them	
  to	
  consider	
  exploring	
  the	
  
community	
  land	
  trust	
  (CLT)	
  mechanism	
  as	
  a	
  central	
  component	
  of	
  their	
  efforts	
  to	
  preserve	
  and	
  promote	
  Japantown	
  


Very	
  specifically,	
  the	
  Draft	
  Japantown	
  Better	
  Neighborhood	
  Plan	
  (BNP)	
  calls	
  for	
  “creating	
  a	
  Japantown	
  community	
  land	
  trust	
  can	
  
help	
  make	
  retaining	
  and	
  improving	
  properties	
  with	
  historic	
  and	
  cultural	
  priorities	
  easier”.	
  	
  


BNP	
  Implementation	
  Strategy	
  #2.2.6:	
  Develop	
  Japantown	
  Community	
  Land	
  Trust	
  (JCLT)	
  


2.2.6.1	
  	
   Determine	
  the	
  financial	
  feasibility	
  of	
  investing	
  in	
  the	
  protection	
  of	
  resources	
  through	
  purchase	
  
and	
  leasing	
  of	
  properties	
  under	
  a	
  JCLT	
  program	
  


2.2.6.2	
  	
   Rally	
  private	
  investment	
  interests	
  to	
  endow	
  funds	
  for	
  the	
  purpose	
  of	
  implementing	
  a	
  JCLT	
  
program	
  


2.2.6.3	
  	
   Form	
  a	
  new	
  entity	
  whose	
  mission	
  is	
  to	
  preserve	
  properties	
  of	
  cultural,	
  historic,	
  artistic	
  and/or	
  
architectural	
  merit,	
  through	
  purchase	
  of	
  properties	
  to	
  covenants	
  and	
  easements	
  upon	
  those	
  
properties	
  and	
  offer	
  them	
  for	
  resale	
  	
  


	
  
Community	
  Land	
  Trust	
  Feasibility	
  Assessment	
  Process	
  
In	
  the	
  fall	
  of	
  2010,	
  Paul	
  Osaki,	
  a	
  member	
  of	
  the	
  community	
  committee	
  reviewing	
  and	
  developing	
  recommendations	
  to	
  the	
  Draft	
  BNP	
  
,	
  contacted	
  the	
  Ford	
  Foundation,	
  requesting	
  funding	
  for	
  technical	
  assistance	
  to	
  explore	
  the	
  feasibility	
  of	
  a	
  community	
  land	
  trust	
  for	
  
Japantown.	
  At	
  the	
  same	
  time,	
  a	
  request	
  was	
  made	
  of	
  Michael	
  Brown,	
  a	
  Partner	
  in	
  Burlington	
  Associates	
  in	
  Community	
  
Development,	
  (www.burlingtonassociates.com)	
  the	
  premier	
  technical	
  assistance	
  consulting	
  group	
  specializing	
  in	
  assistance	
  to	
  
community	
  land	
  trusts	
  and	
  their	
  public	
  and	
  private	
  sector	
  partners	
  in	
  the	
  country,	
  to	
  develop	
  a	
  proposed	
  scope	
  of	
  services,	
  budget	
  
and	
  timeline	
  to	
  coordinate	
  this	
  feasibility	
  assessment	
  process.	
  In	
  turn,	
  George	
  McCarthy,	
  Director	
  of	
  the	
  Metropolitan	
  Opportunity	
  
Unit,	
  determined	
  that	
  the	
  Ford	
  Foundation	
  would	
  provide	
  $39,175	
  to	
  fund	
  Burlington	
  Associates,	
  with	
  Michael	
  Brown	
  as	
  the	
  lead,	
  to	
  
work	
  with	
  the	
  Japantown	
  community	
  to	
  explore	
  the	
  feasibility	
  of	
  a	
  Japantown	
  community	
  land	
  trust	
  –	
  and	
  a	
  contractual	
  agreement	
  
between	
  the	
  Ford	
  Foundation	
  and	
  Burlington	
  Associates	
  was	
  executed	
  on	
  November	
  23,	
  2010.	
  	
  The	
  scope	
  for	
  this	
  contract	
  indicated	
  
that	
  the	
  work	
  in	
  this	
  feasibility	
  assessment	
  would	
  focus	
  on	
  four	
  primary	
  objectives:	
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1. To	
  develop	
  a	
  marketing	
  strategy	
  to	
  educate	
  the	
  Japantown	
  community	
  about	
  community	
  land	
  trusts	
  and	
  the	
  potential	
  
benefits	
  of	
  a	
  CLT	
  for	
  Japantown.	
  


2. To	
  determine	
  the	
  most	
  appropriate	
  organizational	
  operating	
  plan	
  for	
  a	
  CLT	
  in	
  Japantown	
  were	
  one	
  to	
  develop.	
  	
  
3. To	
  assess	
  the	
  feasibility	
  of	
  community	
  acquisition	
  and	
  ownership	
  of	
  the	
  pertinent	
  portions	
  of	
  the	
  Japantown	
  Center.	
  
4. To	
  develop	
  a	
  preliminary	
  business	
  plan	
  for	
  a	
  commercially	
  focused	
  community	
  land	
  trust	
  in	
  Japantown,	
  articulating	
  basic	
  


assumptions	
  regarding	
  the	
  operations	
  of	
  such	
  a	
  CLT.	
  


At	
  the	
  same	
  time,	
  with	
  support	
  from	
  Ross	
  Mirkarimi,	
  Japantown’s	
  District	
  Supervisor,	
  funding	
  from	
  the	
  City	
  was	
  arranged,	
  through	
  
the	
  Department	
  of	
  Planning,	
  for	
  Seifel	
  Consulting	
  (www.seifel.com)	
  to	
  conduct	
  financial	
  analysis	
  of	
  the	
  Japan	
  Center	
  and	
  the	
  
potential	
  for	
  a	
  Japantown	
  CLT,	
  were	
  one	
  to	
  be	
  established,	
  to	
  acquire	
  and	
  operate	
  it	
  successfully.	
  This	
  work,	
  designed	
  to	
  
complement	
  and	
  inform	
  the	
  CLT	
  feasibility	
  assessment,	
  focused	
  on	
  gathering	
  information	
  and	
  assessing	
  (a)	
  the	
  operations	
  and	
  
financial	
  viability	
  of	
  the	
  Center	
  and	
  (b)	
  the	
  architectural	
  and	
  structural	
  condition	
  of	
  the	
  facility.	
  Additionally,	
  this	
  analysis	
  was	
  to	
  
include	
  recommendations	
  and	
  requirements	
  for	
  rehabilitation	
  and	
  upgrades,	
  projected	
  acquisition	
  and	
  development	
  pro	
  forma,	
  
scenarios	
  for	
  financing	
  this	
  acquisition	
  and	
  development,	
  and	
  projected	
  operating	
  budget	
  scenarios	
  for	
  operating	
  the	
  Malls	
  East	
  and	
  
West.	
  


A	
  steering	
  committee,	
  comprised	
  of	
  Japantown	
  business	
  owners,	
  community	
  leaders	
  and	
  advocates,	
  was	
  designated	
  under	
  the	
  
leadership	
  of	
  Paul	
  Osaki	
  and	
  Bob	
  Hamaguchi,	
  to	
  work	
  with	
  Burlington	
  Associates	
  on	
  the	
  completion	
  of	
  the	
  CLT	
  feasibility	
  assessment	
  
process.	
  	
  	
  


The	
  members	
  of	
  the	
  Japantown	
  Community	
  Land	
  Trust	
  steering	
  committee	
  are:	
  


Stephen	
  Jordan	
   	
  	
  	
  	
  Sandy	
  Mori	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Paul	
  Osaki	
  	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Tak	
  Matsuba	
   Robert	
  Sakai	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Roy	
  Ikeda	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
Tobin	
  Tsuji	
   	
  	
  	
  	
  Ron	
  Kobata	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Robert	
  Rusky	
  	
  	
  	
  	
  	
  	
  	
  	
  Harry	
  Hayashi	
   Richard	
  Hashimoto	
  	
  	
  	
  	
  	
  	
  	
  Lowell	
  Kimura	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
Ryan	
  Kimura	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Richard	
  Matsuno	
  	
  	
  	
  	
  	
  	
  	
  David	
  Fukuda	
  	
  	
  	
  	
  	
  	
  	
  	
  Gary	
  Kitahata	
   Karen	
  Kai	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  Bob	
  Hamaguchi	
  


	
  


Given	
  the	
  dual	
  focus	
  of	
  this	
  feasibility	
  assessment	
  process	
  –	
  exploring	
  the	
  potential	
  for	
  acquiring	
  and	
  operating	
  portions	
  of	
  the	
  malls	
  
and	
  exploring	
  the	
  potential	
  for	
  a	
  community	
  land	
  trust	
  as	
  the	
  preferred	
  vehicle	
  for	
  doing	
  so	
  –	
  two	
  subcommittees	
  were	
  established:	
  
a	
  Project	
  Finance	
  subcommittee,	
  focused	
  on	
  the	
  malls	
  analysis,	
  and	
  a	
  Organization	
  subcommittee,	
  focused	
  more	
  directly	
  on	
  the	
  
planning	
  issues	
  regarding	
  the	
  community	
  land	
  trust.	
  Each	
  of	
  these	
  subcommittees	
  met	
  in	
  between	
  –	
  and	
  reported	
  on	
  their	
  progress	
  
at	
  –	
  regular	
  meetings	
  of	
  the	
  larger	
  steering	
  committee.	
  In	
  turn,	
  the	
  CLT	
  steering	
  committee	
  met	
  on	
  December	
  14,	
  2010	
  (mostly	
  a	
  
introduction	
  and	
  overview	
  of	
  the	
  planning	
  process)	
  and	
  four	
  times	
  in	
  2011:	
  February	
  9;	
  March	
  16;	
  May	
  18;	
  and	
  June	
  22	
  (during	
  which	
  
common	
  areas	
  of	
  agreement	
  and	
  recommendations	
  to	
  the	
  community	
  were	
  finalized).	
  The	
  work	
  plan	
  for	
  the	
  CLT	
  feasibility	
  
assessment	
  process	
  coordinated	
  by	
  the	
  steering	
  committee	
  is	
  summarized	
  in	
  the	
  “Organizational	
  Issues	
  and	
  Options”	
  document	
  
prepared	
  by	
  Michael	
  Brown,	
  dated	
  February	
  21,	
  2011	
  [attached	
  below	
  as	
  Exhibit	
  A].	
  	
  


This	
  report	
  documents	
  the	
  process,	
  findings	
  and	
  recommendations	
  of	
  this	
  CLT	
  feasibility	
  assessment	
  process.	
  	
  







	
  


	
  


	
   	
  


	
   	
   	
   	
  


	
  


6	
  


Community	
  Land	
  Trust	
  Feasibility	
  Assessment	
  


The	
  overall	
  goal	
  of	
  this	
  feasibility	
  assessment	
  process	
  was	
  to	
  provide	
  the	
  Japantown	
  community	
  a	
  framework	
  to	
  use	
  to	
  determine	
  
whether	
  to	
  proceed	
  with	
  planning	
  and	
  implementation	
  of	
  a	
  community	
  land	
  trust	
  in	
  Japantown.	
  To	
  do	
  so,	
  the	
  CLT	
  steering	
  
committee	
  focused	
  and	
  found	
  agreement	
  on	
  a	
  number	
  of	
  key	
  foundational	
  issues,	
  including:	
  
	
  
Addressing	
  Community	
  Needs:	
  Why	
  a	
  Community	
  Land	
  Trust?	
  
The	
  first	
  priority	
  of	
  the	
  assessment	
  process	
  was	
  to	
  focus	
  on	
  why	
  a	
  community	
  land	
  trust	
  was	
  needed	
  -­‐	
  what	
  the	
  most	
  urgent	
  needs	
  a	
  
CLT	
  would	
  address;	
  why	
  a	
  community	
  land	
  trust	
  is	
  the	
  most	
  appropriate	
  strategy	
  to	
  address	
  these	
  needs;	
  and	
  what	
  unique	
  niche	
  a	
  
CLT	
  would	
  fill	
  in	
  Japantown.	
  


Among	
  the	
  most	
  urgent	
  needs	
  faced	
  by	
  the	
  Japantown	
  community	
  and	
  its	
  future,	
  the	
  CLT	
  steering	
  committee	
  highlighted	
  two:	
  	
  


 From	
  the	
  beginnings	
  of	
  Japanese-­‐American	
  settlement	
  in	
  San	
  Francisco,	
  to	
  the	
  reconstruction	
  of	
  these	
  blocks	
  by	
  the	
  San	
  
Francisco	
  Redevelopment	
  Agency	
  in	
  the	
  mid-­‐20th	
  century,	
  to	
  the	
  present,	
  the	
  Post	
  Street	
  commercial	
  district,	
  much	
  of	
  
which	
  was	
  replaced	
  by	
  the	
  Japan	
  Center	
  has	
  been	
  the	
  center	
  point	
  and	
  cultural	
  hub	
  of	
  the	
  Japantown	
  community.	
  There	
  is	
  a	
  
very	
  real	
  chance	
  that	
  Japantown	
  could	
  one	
  day	
  witness	
  the	
  slow	
  erosion	
  or	
  outright	
  loss	
  of	
  the	
  Japan	
  Center’s	
  character	
  and	
  
role	
  as	
  a	
  commercial	
  and	
  cultural	
  hub	
  of	
  Japantown	
  –	
  and	
  this	
  loss	
  could	
  be	
  devastating,	
  culturally,	
  historically	
  and	
  
economically	
  for	
  Japantown.	
  	
  	
  
	
  


 In	
  addition	
  to	
  being	
  negatively	
  impacted	
  profoundly	
  by	
  any	
  conversion	
  of	
  the	
  Japan	
  Center’s	
  use	
  for	
  Japanese	
  American	
  
retail,	
  other	
  businesses	
  and	
  properties	
  in	
  Japantown	
  may	
  already	
  –	
  or	
  soon	
  will	
  be	
  –	
  at	
  risk	
  of	
  loss	
  or	
  conversion	
  themselves.	
  


	
  
When	
  looking	
  at	
  long-­‐term	
  solutions	
  and	
  their	
  effectiveness	
  in	
  helping	
  the	
  Japantown	
  community	
  achieve	
  its	
  goals	
  and	
  protect	
  its	
  
interests	
  over	
  time,	
  the	
  CLT	
  steering	
  committee	
  considered	
  two	
  fundamental	
  choices:	
  external	
  controls	
  and	
  community	
  ownership,	
  
each	
  of	
  which	
  has	
  its	
  own	
  distinct	
  advantages	
  and	
  disadvantages.	
  
	
  


 External	
  controls	
  –	
  Legal	
  obligations	
  can	
  be	
  imposed	
  on	
  the	
  owner	
  of	
  property	
  by	
  an	
  “outside”	
  party	
  –	
  typically	
  in	
  
consideration	
  for	
  some	
  assistance	
  provided	
  to	
  the	
  owner	
  –	
  either	
  mandating	
  that	
  the	
  owner	
  do	
  something	
  (known	
  as	
  an	
  
affirmative	
  covenant)	
  or	
  refrain	
  from	
  doing	
  something	
  (known	
  as	
  a	
  restrictive	
  covenant).	
  	
  


Currently,	
  the	
  owner	
  of	
  the	
  Japan	
  Center	
  East	
  and	
  West	
  Malls	
  have	
  agreed	
  to	
  covenants	
  stipulating	
  that	
  it	
  will	
  maintain	
  
ownership	
  of	
  the	
  mall	
  buildings	
  for	
  at	
  least	
  15	
  years	
  and	
  will	
  maintain	
  a	
  Japanese	
  or	
  a	
  Japanese	
  American	
  design	
  theme	
  and	
  
leasing	
  strategy,	
  as	
  long	
  as	
  it	
  is	
  economically	
  feasible.	
  	
  


The	
  primary	
  advantage	
  of	
  these	
  “externally”	
  imposed	
  controls,	
  in	
  this	
  case,	
  is	
  that	
  the	
  City	
  has	
  the	
  ability	
  to	
  monitor	
  
and	
  enforce	
  the	
  stipulated	
  conditions.	
  	
  


As	
  is	
  the	
  case	
  with	
  any	
  non-­‐possessory	
  interest	
  in	
  the	
  land,	
  the	
  challenges	
  with	
  these	
  covenants,	
  are	
  several,	
  including:	
  
(1)	
  Restrictions	
  such	
  as	
  these	
  are	
  difficult,	
  particularly	
  for	
  a	
  municipality,	
  to	
  monitor	
  and	
  enforce,	
  particularly	
  when	
  it	
  comes	
  
to	
  interpreting	
  what	
  constitutes	
  “economic	
  feasibility”;	
  and	
  (2)	
  More	
  importantly	
  for	
  the	
  future	
  of	
  the	
  Japantown,	
  there	
  are	
  
only	
  ten	
  years	
  left	
  on	
  these	
  restrictions,	
  which	
  means	
  that,	
  at	
  the	
  end	
  of	
  these	
  covenants,	
  the	
  owner	
  can	
  modify	
  the	
  use	
  the	
  
Japan	
  Center	
  or	
  transfer	
  ownership	
  to	
  another	
  entity	
  in	
  any	
  manner	
  that	
  local	
  zoning,	
  city	
  ordinances	
  and	
  market	
  
economics	
  allow.	
  


It	
  is	
  not	
  likely	
  that	
  the	
  City	
  can	
  extend	
  the	
  term	
  of	
  these	
  covenants	
  on	
  the	
  current	
  owner	
  of	
  the	
  Japan	
  Center.	
  It	
  may,	
  
however,	
  be	
  possible	
  for	
  the	
  City	
  to	
  require	
  these	
  or	
  similar	
  covenants	
  on	
  new	
  owners	
  of	
  the	
  Japan	
  Center,	
  should	
  
ownership	
  ever	
  change	
  hands.	
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 Community	
  ownership	
  –	
  An	
  alternate	
  approach	
  to	
  externally	
  imposed	
  (and	
  monitored)	
  controls	
  would	
  be	
  for	
  a	
  local	
  
community	
  entity	
  to	
  acquire,	
  own	
  and	
  operate	
  portions	
  of	
  the	
  Japan	
  Center	
  –	
  and,	
  on	
  behalf	
  of	
  the	
  Japantown	
  community,	
  
assure	
  it	
  maintains	
  its	
  existing	
  cultural	
  themes.	
  The	
  community	
  land	
  trust	
  would	
  be	
  the	
  ideal	
  mechanism	
  for	
  doing	
  so.	
  	
  


A	
  community	
  land	
  trust	
  is	
  a	
  nonprofit	
  organization	
  governed	
  by	
  a	
  board	
  of	
  directors	
  representative	
  of	
  the	
  community	
  
its	
  serves	
  –	
  whose	
  primary	
  purpose	
  is	
  to	
  acquire	
  targeted	
  properties	
  within	
  its	
  service	
  area,	
  removing	
  these	
  properties	
  from	
  
the	
  speculative	
  market	
  and	
  placing	
  long-­‐term	
  control	
  of	
  their	
  use	
  and	
  disposition	
  in	
  the	
  hands	
  of	
  the	
  local	
  community.	
  CLTs	
  
generally	
  lease	
  the	
  land	
  that	
  they	
  own	
  to	
  others	
  who	
  live	
  on	
  or	
  operate	
  businesses	
  on	
  the	
  CLT’s	
  land,	
  although	
  there	
  are	
  
other	
  situations	
  in	
  which	
  CLTs	
  own	
  buildings	
  and	
  other	
  improvements	
  and	
  lease	
  out	
  space	
  in	
  these	
  properties	
  to	
  individual	
  
users.	
  	
  The	
  ground	
  lease	
  or	
  other	
  legal	
  instrument	
  stipulates	
  continued	
  operation	
  and	
  use	
  of	
  the	
  improvements	
  in	
  a	
  manner	
  
consistent	
  with	
  its	
  original	
  intended	
  purpose	
  and	
  provides	
  the	
  CLT	
  with	
  a	
  preemptive	
  option	
  to	
  control	
  any	
  conversion,	
  
transfer	
  or	
  resale	
  of	
  the	
  improvements	
  


The	
  primary	
  advantage	
  of	
  CLTs	
  is	
  community	
  ownership	
  of	
  the	
  underlying	
  land	
  (or	
  other	
  property)	
  allows	
  the	
  CLT	
  to	
  
control	
  the	
  use	
  of	
  the	
  properties	
  and	
  ultimately	
  control	
  the	
  future	
  disposition	
  of	
  the	
  land	
  and	
  improvements	
  and	
  ensures	
  
that	
  private	
  partners	
  meet	
  community	
  goals	
  over	
  time.	
  Additionally,	
  because	
  of	
  this	
  long-­‐term	
  commitment	
  to	
  stewardship	
  
of	
  essential	
  community	
  assets,	
  any	
  public	
  or	
  private	
  investment	
  used	
  to	
  create	
  these	
  assets	
  in	
  the	
  first	
  place	
  are	
  preserved	
  
and	
  leveraged	
  forever,	
  rather	
  than	
  benefiting	
  only	
  the	
  initial	
  occupant	
  or	
  user	
  –	
  at	
  the	
  same	
  time	
  that	
  the	
  long-­‐term	
  
interests	
  of	
  the	
  local	
  community	
  are	
  assured	
  over	
  the	
  long	
  haul.	
  	
  


The	
  primary	
  challenges	
  of	
  community	
  land	
  trusts	
  include:	
  (1)	
  CLTs	
  are	
  still	
  a	
  relatively	
  new	
  and	
  occasionally	
  unfamiliar	
  
concept	
  and	
  strategy,	
  although	
  separate	
  ownership	
  of	
  land	
  and	
  improvements	
  is	
  a	
  very	
  common	
  practice	
  in	
  commercial	
  
development;	
  and	
  (2)	
  The	
  creation	
  of	
  a	
  community	
  land	
  trust	
  as	
  a	
  new	
  or	
  retooled	
  community	
  organization	
  is	
  time-­‐
consuming	
  and	
  requires	
  the	
  infusion	
  of	
  human	
  and	
  cash	
  resources	
  and	
  the	
  commitment	
  of	
  the	
  community	
  to	
  sustain	
  the	
  
organization	
  over	
  a	
  long	
  period	
  of	
  time.	
  	
  


Additionally	
  –	
  and	
  importantly	
  –	
  all	
  the	
  other	
  250+	
  CLTs	
  in	
  operation	
  around	
  the	
  country	
  are	
  focused	
  around	
  creating	
  
and	
  preserving	
  affordable	
  priced	
  housing.	
  While	
  an	
  increasing	
  number	
  of	
  them	
  have	
  begun	
  adding	
  commercial	
  properties	
  
to	
  their	
  portfolios,	
  the	
  community	
  land	
  trust	
  being	
  considered	
  in	
  Japantown	
  would	
  be	
  the	
  first	
  commercial	
  CLT	
  to	
  be	
  
established	
  in	
  the	
  United	
  States.	
  


	
  
After	
  carefully	
  considering	
  the	
  options	
  and	
  the	
  merits	
  and	
  constraints	
  of	
  each	
  approach,	
  the	
  steering	
  committee	
  clearly	
  determined	
  
that	
  community	
  ownership	
  of	
  key	
  commercial	
  assets	
  –	
  through	
  a	
  local	
  community	
  land	
  trust	
  –	
  was	
  the	
  most	
  appropriate	
  strategy	
  for	
  
Japantown.	
  
	
  
Targeting	
  the	
  Community	
  Land	
  Trust’s	
  Activities	
  
From	
  the	
  outset,	
  the	
  steering	
  committee	
  was	
  resolute	
  that	
  the	
  primary	
  (and,	
  some	
  argued,	
  only)	
  focus	
  of	
  a	
  Japantown	
  CLT	
  would	
  be	
  
commercial.	
  	
  The	
  steering	
  committee	
  prioritized	
  the	
  targeting	
  of	
  such	
  a	
  
CLT	
  first	
  to	
  the	
  Japan	
  Center	
  –	
  i.e.,	
  the	
  portions	
  of	
  the	
  East	
  and	
  West	
  
malls	
  that	
  are	
  currently	
  owned	
  by	
  3D	
  Properties	
  and	
  are	
  now	
  subject	
  to	
  
covenants	
  restricting	
  ownership	
  and	
  use.	
  They	
  also	
  agreed	
  that	
  other	
  
businesses	
  in	
  Japantown,	
  such	
  as	
  those	
  along	
  the	
  Buchanan	
  Mall	
  and	
  
Post	
  Street,	
  where	
  current	
  owners	
  may	
  sometime	
  soon	
  be	
  looking	
  to	
  
sell	
  or	
  transfer,	
  could	
  well	
  be	
  a	
  priority	
  for	
  a	
  CLT.	
  And,	
  finally,	
  the	
  
committee	
  acknowledged	
  that	
  there	
  are	
  other	
  community	
  properties,	
  
such	
  as	
  Kinmon	
  Gakuen,	
  that	
  are	
  culturally,	
  historically	
  and/or	
  
architecturally	
  significant	
  and	
  may	
  be	
  targets	
  for	
  acquisition	
  and	
  
preservation	
  by	
  a	
  Japantown	
  CLT.	
  	
  


There	
  was	
  also	
  considerable	
  discussion	
  about	
  the	
  potential	
  for	
  a	
  local	
  
CLT	
  to	
  include	
  residential	
  properties	
  in	
  its	
  portfolio	
  of	
  key	
  community	
  
assets,	
  as	
  is	
  the	
  case	
  with	
  every	
  other	
  CLT	
  in	
  the	
  country.	
  	
  Opinions	
  were	
  
generally	
  mixed	
  about	
  including	
  affordably	
  priced	
  housing	
  as	
  part	
  of	
  the	
  CLT’s	
  core	
  activities.	
  In	
  the	
  end,	
  there	
  was	
  agreement	
  that	
  
housing	
  could,	
  somewhere	
  down	
  the	
  line,	
  become	
  a	
  part	
  of	
  the	
  CLT’s	
  activities	
  –	
  particularly	
  in	
  instances	
  of	
  mixed-­‐use,	
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residential/commercial	
  applications	
  –	
  but	
  that	
  the	
  priority	
  focus	
  of	
  a	
  Japantown	
  CLT	
  would	
  be	
  commercial	
  acquisition	
  and	
  
stewardship.	
  	
  


Community	
  Land	
  Trust	
  Mission	
  Statement	
  
All	
  strategic	
  and	
  business	
  planning	
  for	
  any	
  organization	
  begins	
  with	
  its	
  mission	
  statement.	
  These	
  organizational	
  mission	
  statements	
  
serve	
  two	
  primary	
  purposes:	
  (1)	
  First	
  and	
  foremost,	
  it	
  is	
  the	
  organization’s	
  raison	
  d’etre,	
  spelling	
  out	
  its	
  overall	
  goals	
  and	
  directions	
  
which,	
  in	
  turn,	
  guide	
  it	
  actions	
  and	
  decision-­‐making;	
  and	
  (2)	
  The	
  nonprofit	
  organization’s	
  mission	
  statement	
  is	
  used	
  by	
  various	
  
governmental	
  entities	
  to	
  determine	
  whether	
  the	
  organization	
  meets	
  their	
  standards	
  of	
  approval.	
  (For	
  example,	
  the	
  Secretary	
  of	
  
State’s	
  office	
  will	
  evaluate	
  whether	
  the	
  organization	
  meets	
  the	
  requirements	
  of	
  the	
  state’s	
  nonprofit	
  corporation	
  statutes	
  and	
  the	
  
IRS	
  will	
  review	
  the	
  mission	
  statement	
  (and	
  corresponding	
  materials)	
  to	
  determine	
  whether	
  the	
  organization	
  qualifies	
  as	
  a	
  
“charitable”	
  organization).	
  


Based	
  on	
  the	
  steering	
  committee’s	
  clear	
  preference	
  for	
  community	
  ownership	
  and	
  for	
  a	
  primary	
  focus	
  on	
  acquiring	
  and	
  
preserving	
  commercial	
  properties,	
  the	
  committee	
  focused	
  a	
  great	
  deal	
  of	
  time	
  and	
  attention	
  on	
  drafting	
  a	
  mission	
  statement	
  for	
  a	
  
Japantown	
  CLT.	
  Recognizing	
  that	
  the	
  mission	
  statement	
  will	
  be	
  finalized	
  once	
  a	
  decision	
  is	
  made	
  to	
  proceed	
  with	
  establishing	
  the	
  
CLT,	
  the	
  steering	
  committee’s	
  recommendation	
  to	
  the	
  community	
  on	
  the	
  mission	
  statement	
  of	
  a	
  Japantown	
  CLT	
  (were	
  one	
  to	
  be	
  
established)	
  would	
  read:	
  


	
  


The	
  mission	
   of	
   the	
   Japantown	
   Community	
   Land	
   Trust	
   is	
   to	
   preserve	
   and	
   promote	
   the	
   cultural	
   and	
   historical	
  
heritage	
  and	
  economic	
  vitality	
  of	
  the	
  Japantown	
  community	
  through	
  community	
  ownership,	
  long-­‐term	
  control,	
  
and	
  the	
  preservation,	
  rehabilitation	
  and	
  development	
  of	
  targeted	
  community	
  properties	
  and	
  assets.	
  


	
  Additionally,	
  the	
  steering	
  committee	
  developed	
  the	
  following	
  list	
  of	
  prioritized	
  activities	
  to	
  be	
  included	
  in	
  the	
  statement	
  of	
  purposes	
  
in	
  the	
  bylaws	
  of	
  the	
  Japantown	
  CLT:	
  	
  


a. To	
  make	
  land	
  and	
  real	
  property	
  available	
  for	
  commercial,	
  cultural	
  –	
  and,	
  as	
  needed,	
  residential	
  –	
  projects	
  and	
  activities	
  that	
  
improve	
  the	
  quality	
  of	
  life	
  in	
  Japantown;	
  


b. To	
  promote	
  economic	
  opportunities	
  for	
  low-­‐income	
  and	
  moderate-­‐income	
  members	
  of	
  the	
  community;	
  
c. To	
  preserve	
  the	
  quality	
  and	
  affordability	
  of	
  commercial,	
  cultural	
  –	
  and,	
  as	
  needed,	
  residential	
  –	
  properties	
  for	
  successive	
  


owners	
  and	
  renters	
  through	
  various	
  means,	
  including	
  land	
  leases	
  and	
  covenants;	
  and	
  
d. To	
  assist	
  members	
  of	
  the	
  Japantown	
  community,	
  including	
  its	
  residents,	
  consumers,	
  organizations,	
  business	
  owners	
  and	
  


property	
  owners	
  in	
  their	
  efforts	
  to	
  promote	
  the	
  economic	
  vitality,	
  cultural	
  heritage,	
  livability,	
  safety	
  and	
  well-­‐being	
  of	
  their	
  
community.	
  


	
  
Community	
  Land	
  Trust	
  Organizational	
  Structure	
  


An	
  essential	
  component	
  of	
  assessing	
  the	
  feasibility	
  of	
  a	
  Japantown	
  community	
  land	
  trust	
  is	
  determining	
  what	
  the	
  most	
  appropriate	
  
corporate	
  structure	
  of	
  the	
  CLT	
  would	
  be.	
  The	
  steering	
  committee,	
  along	
  with	
  the	
  Organization	
  subcommittee,	
  considered	
  options	
  for	
  
structuring	
  a	
  Japantown	
  CLT	
  that	
  ranged	
  from	
  establishing	
  a	
  brand	
  new,	
  independent	
  nonprofit	
  corporation	
  whose	
  sole	
  purpose	
  is	
  
to	
  be	
  a	
  CLT	
  for	
  the	
  Japantown	
  community	
  to	
  “nesting”	
  the	
  CLT’s	
  operations	
  within	
  an	
  existing	
  organization.	
  	
  


 CLT	
  is	
  incorporated	
  as	
  a	
  new,	
  standalone	
  entity	
  –	
  In	
  this	
  arrangement,	
  a	
  new,	
  separately	
  incorporated,	
  nonprofit,	
  modeled	
  
on	
  the	
  "classic"	
  CLT	
  organizational	
  design.	
  The	
  CLT	
  would	
  employ	
  (or	
  contract)	
  its	
  own	
  staff	
  and	
  would	
  be	
  governed	
  by	
  a	
  
board	
  of	
  directors	
  representative	
  of	
  the	
  Japantown	
  community.	
  	
  


One	
  of	
  the	
  primary	
  advantages	
  of	
  this	
  option	
  is	
  that	
  the	
  CLT	
  is	
  able	
  to	
  begin	
  building	
  an	
  identity	
  of	
  its	
  own	
  and	
  
enthusiasm	
  and	
  support	
  for	
  its	
  mission	
  and	
  activities.	
  	
  Additionally,	
  there	
  are	
  no	
  issues	
  of	
  cross-­‐liability	
  between	
  the	
  assets	
  
and	
  liabilities	
  of	
  the	
  CLT	
  and	
  those	
  of	
  a	
  “parent”	
  organization.	
  	
  


However,	
  establishing	
  a	
  new	
  organization	
  (incorporating	
  the	
  organization;	
  setting	
  up	
  an	
  office;	
  recruiting	
  and	
  hiring	
  
staff;	
  developing	
  policies	
  and	
  procedures	
  and	
  administrative	
  systems;	
  securing	
  funding	
  sources;	
  etc.)	
  is	
  time-­‐consuming	
  and	
  
expensive.	
  Additionally,	
  the	
  new-­‐kid-­‐on-­‐the-­‐block	
  CLT	
  will	
  not	
  benefit	
  from	
  any	
  credibility	
  stemming	
  from	
  its	
  association	
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with	
  another	
  established	
  organization.	
  And,	
  of	
  course,	
  there	
  would	
  be,	
  as	
  a	
  result,	
  another	
  nonprofit	
  organization	
  in	
  
competition	
  for	
  operational	
  revenue,	
  project	
  funding,	
  staff	
  and	
  other	
  assets.	
  	
  	
  	
  


    
 CLT	
  is	
  operated	
  as	
  a	
  program	
  under	
  the	
  corporate	
  structure	
  and	
  governance	
  of	
  an	
  existing	
  organization	
  –	
  Instead	
  of	
  


incorporated	
  the	
  CLT	
  as	
  a	
  separate	
  new	
  nonprofit	
  entity,	
  the	
  CLT	
  is	
  structured	
  as	
  an	
  internal	
  program	
  of	
  a	
  willing	
  “parent”	
  
organization	
  and	
  operated	
  under	
  its	
  corporate	
  charter	
  and	
  governance.	
  In	
  this	
  arrangement,	
  the	
  CLT	
  is	
  staffed	
  and	
  
administered	
  by	
  the	
  sponsoring,	
  “parent”	
  organization,	
  which	
  retains	
  effective	
  and	
  permanent	
  control	
  over	
  the	
  policies,	
  
procedures,	
  priorities,	
  and	
  budgets	
  of	
  the	
  CLT.	
  In	
  turn,	
  the	
  CLT	
  is	
  able	
  to	
  benefit	
  from	
  the	
  credibility	
  and	
  reputation	
  of	
  the	
  
“parent”	
  organization	
  while	
  the	
  “parent”	
  organization	
  can	
  claim	
  the	
  CLT	
  as	
  its	
  owns.	
  


The	
  same	
  amount	
  of	
  work	
  is	
  required	
  to	
  create	
  a	
  CLT	
  program	
  as	
  is	
  required	
  to	
  create	
  a	
  partially	
  or	
  completely	
  
autonomous	
  organization.	
  	
  Additionally,	
  there	
  is	
  clear	
  and	
  full	
  cross-­‐liability	
  between	
  the	
  assets	
  and	
  liabilities	
  of	
  the	
  CLT	
  
program	
  and	
  those	
  of	
  the	
  “parent”	
  organization.	
  Additional	
  challenges	
  to	
  this	
  approach	
  include	
  that	
  it	
  is	
  difficult	
  for	
  the	
  CLT	
  
to	
  build	
  an	
  identity	
  of	
  its	
  own,	
  impossible	
  for	
  it	
  to	
  build	
  its	
  own	
  distinct	
  membership	
  and	
  problematic	
  to	
  build	
  “buy-­‐in”	
  from	
  
those	
  served	
  by	
  the	
  CLT	
  unless	
  the	
  “parent”	
  organization	
  is	
  willing	
  to	
  accommodate	
  CLT	
  stakeholder	
  representation	
  on	
  its	
  
board	
  of	
  directors.	
  


And,	
  of	
  course,	
  this	
  strategy	
  requires	
  an	
  established	
  organization	
  willing	
  and	
  capable	
  of	
  managing	
  the	
  complexities	
  of	
  
the	
  CLT’s	
  operations	
  being	
  willing	
  to	
  take	
  on	
  these	
  responsibilities	
  and	
  manage	
  them	
  over	
  the	
  long	
  haul1.	
  	
  


After	
  considerable	
  deliberation,	
  the	
  steering	
  committee	
  agreed	
  that	
  the	
  most	
  likely	
  and	
  most	
  preferable	
  scenario	
  for	
  Japantown	
  
would	
  be	
  to	
  establish	
  the	
  CLT	
  as	
  a	
  separate,	
  new,	
  nonprofit	
  corporation.	
  This	
  agreement	
  was	
  due	
  primarily	
  to	
  recognition	
  that	
  few	
  
existing	
  Japantown	
  nonprofits	
  had	
  the	
  organizational	
  and	
  technical	
  capacity	
  needed	
  to	
  take	
  on	
  the	
  complex	
  management	
  of	
  a	
  
community	
  land	
  trust’s	
  operations	
  –	
  and,	
  at	
  least	
  to	
  date,	
  none	
  were	
  stepping	
  forward	
  to	
  volunteer.	
  	
  	
  


In	
  the	
  end,	
  however,	
  the	
  committee	
  agreed	
  that	
  (1)	
  the	
  recommendation	
  to	
  the	
  community	
  be	
  the	
  endorsement	
  of	
  the	
  mission	
  
statement	
  [above]	
  which	
  would	
  determine	
  the	
  focus	
  and	
  priority	
  activities	
  of	
  a	
  Japantown	
  CLT,	
  however	
  it	
  is	
  structured;	
  and	
  (2)	
  the	
  
plan	
  (if	
  the	
  community	
  agrees	
  with	
  the	
  committee’s	
  recommendation	
  to	
  proceed	
  with	
  establishing	
  a	
  CLT)	
  is	
  to	
  establish	
  the	
  CLT	
  as	
  a	
  
separate,	
  new,	
  community-­‐based	
  nonprofit	
  unless,	
  in	
  the	
  meantime,	
  an	
  existing	
  Japantown	
  nonprofit	
  organization	
  steps	
  forward	
  
and	
  agrees	
  to	
  take	
  on	
  the	
  CLT	
  as	
  its	
  primary	
  programmatic	
  responsibility.	
  


Community	
  Land	
  Trust	
  Governance	
  
One	
  of	
  the	
  hallmarks	
  of	
  the	
  community	
  land	
  trust	
  strategy	
  is	
  the	
  commitment	
  to	
  broad	
  community	
  representation	
  on	
  governing	
  
boards	
  of	
  CLT	
  organizations.	
  CLTs	
  typically	
  have	
  tripartite	
  boards	
  of	
  directors	
  comprised	
  of	
  three	
  categories	
  of	
  representatives	
  from	
  
within	
  the	
  communities	
  they	
  serve:	
  one-­‐third	
  of	
  the	
  board	
  seats	
  are	
  reserved	
  for	
  persons	
  or	
  entities	
  that	
  lease	
  land	
  or	
  buildings	
  or	
  
space	
  in	
  buildings	
  owned	
  by	
  the	
  CLT;	
  one-­‐third	
  of	
  the	
  board	
  seats	
  are	
  reserved	
  for	
  community	
  representatives	
  –	
  i.e.,	
  persons	
  who	
  to	
  
the	
  community	
  served	
  by	
  the	
  CLT	
  who	
  are	
  not	
  direct	
  beneficiaries	
  but	
  who	
  are	
  impacted	
  by	
  the	
  activities	
  of	
  the	
  CLT;	
  and	
  the	
  
remaining	
  third	
  of	
  the	
  board	
  seats	
  are	
  reserved	
  for	
  those	
  who	
  represent	
  more	
  broadly	
  the	
  interests	
  of	
  the	
  general	
  public	
  and	
  who	
  
have	
  skill	
  sets	
  needed	
  to	
  help	
  assure	
  the	
  success	
  of	
  the	
  CLT.	
  Additionally,	
  many	
  community	
  land	
  trusts	
  are	
  membership-­‐based	
  
organizations	
  in	
  which	
  anyone	
  occupying	
  leasing	
  land	
  or	
  space	
  within	
  buildings	
  located	
  on	
  CLT-­‐owned	
  land	
  are	
  members	
  as	
  are	
  
residents,	
  business	
  owners	
  and	
  property	
  owners	
  and	
  other	
  individuals	
  who	
  are	
  part	
  of	
  the	
  community	
  served	
  by	
  the	
  CLT	
  who	
  
support	
  the	
  CLT’s	
  mission	
  and	
  pay	
  annual	
  membership	
  dues.	
  And	
  each	
  year,	
  at	
  the	
  corporation’s	
  Annual	
  Meeting,	
  this	
  membership	
  
comes	
  together	
  and	
  elects	
  the	
  board	
  of	
  director,	
  filling	
  vacant	
  seats	
  in	
  each	
  of	
  the	
  three	
  categories.	
  Accordingly,	
  the	
  community	
  
becomes	
  “shareholders”	
  of	
  the	
  CLT	
  organization.	
  


The	
  steering	
  committee	
  felt	
  that	
  this	
  tripartite	
  board	
  structure	
  would	
  be	
  a	
  good	
  fit	
  for	
  a	
  Japantown	
  CLT.	
  While	
  the	
  specific	
  
details	
  size	
  and	
  configuration	
  of	
  the	
  board	
  structure	
  would	
  need	
  to	
  be	
  worked	
  out	
  in	
  the	
  implementation	
  phase,	
  the	
  committee	
  
thought	
  the	
  following	
  composition	
  would	
  be	
  appropriate	
  for	
  a	
  CLT	
  operating	
  in	
  Japantown:	
  


	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
1	
  It	
  bears	
  noting	
  that	
  there	
  are	
  variations	
  on	
  the	
  concept	
  of	
  “nesting”	
  the	
  CLT	
  within	
  an	
  existing	
  organization,	
  both	
  of	
  which	
  involve	
  incorporating	
  the	
  CLT	
  as	
  a	
  
separate,	
  nonprofit	
  corporation	
  and	
  “tethering”	
  the	
  CLT	
  to	
  an	
  existing	
  organization.	
  In	
  one	
  such	
  arrangement,	
  the	
  CLT	
  is	
  structured	
  as	
  an	
  affiliate	
  of	
  the	
  “parent”	
  
organization,	
  which	
  provides	
  staffing	
  and	
  administrative	
  services	
  on	
  a	
  contract	
  basis	
  for	
  the	
  separately	
  governed	
  CLT.	
  Alternately,	
  the	
  CLT	
  could	
  be	
  a	
  subsidiary	
  of	
  the	
  
“parent”	
  organization,	
  with	
  the	
  CLT’s	
  governing	
  board	
  appointed	
  by	
  the	
  boar	
  of	
  directors	
  of	
  the	
  “parent”	
  organization.	
  Both	
  options	
  require	
  a	
  capable	
  “parent”	
  
organization	
  willing	
  to	
  take	
  on	
  and	
  manage	
  the	
  CLT’s	
  operations.	
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• ⅓	
  of	
  the	
  seats	
  reserved	
  for	
  business	
  owners	
  operating	
  in	
  properties	
  owned	
  or	
  controlled	
  by	
  the	
  CLT	
  
• ⅓	
  of	
  the	
  seats	
  reserved	
  for	
  local	
  stakeholders,	
  including	
  business	
  and	
  property	
  owners	
  in	
  Japantown	
  properties	
  not	
  owned	
  


or	
  controlled	
  by	
  the	
  CLT,	
  representatives	
  of	
  Japantown	
  community	
  organizations,	
  as	
  well	
  as	
  local	
  advocates	
  and	
  residents	
  
• ⅓	
  of	
  the	
  seats	
  reserved	
  for	
  persons	
  with	
  skill	
  sets	
  conducive	
  to	
  enhancing	
  the	
  prospects	
  for	
  the	
  CLTs	
  ongoing	
  success	
  


	
  
Community	
  Land	
  Trust’s	
  Charitable	
  Designation	
  
Virtually	
  every	
  existing	
  community	
  land	
  trust	
  in	
  the	
  United	
  States	
  –	
  all	
  of	
  which	
  have	
  a	
  mission	
  to	
  provide	
  and	
  preserve	
  affordably	
  
priced	
  housing,	
  typically	
  to	
  lower-­‐income	
  households	
  –	
  have	
  successfully	
  applied	
  to	
  the	
  Internal	
  Revenue	
  Service	
  and	
  received	
  IRS	
  
designation	
  as	
  a	
  “charitable”	
  organization	
  under	
  the	
  provisions	
  of	
  Section	
  501(c)(3)	
  of	
  the	
  Code.	
  The	
  benefits	
  of	
  this	
  “charitable”	
  
designation	
  by	
  the	
  IRS	
  are	
  twofold:	
  (1)	
  The	
  organization	
  henceforth	
  is	
  tax-­‐exempt,	
  meaning	
  that	
  it	
  does	
  not	
  need	
  to	
  pay	
  taxes	
  on	
  
revenue	
  it	
  receives	
  in	
  pursuit	
  of	
  its	
  charitable	
  mission;	
  and	
  (2)	
  Contributions	
  made	
  to	
  the	
  charitable	
  organization	
  are	
  tax-­‐deductible	
  –	
  
i.e.,	
  donors	
  can	
  typically	
  subtract	
  the	
  amount	
  of	
  the	
  contribution	
  from	
  their	
  gross	
  adjusted	
  income,	
  thereby	
  reducing	
  their	
  taxable	
  
income.	
  As	
  a	
  result,	
  many	
  donors	
  and	
  charitable	
  organizations	
  (and	
  often,	
  public	
  agencies)	
  require	
  IRS	
  charitable	
  designation	
  as	
  a	
  
condition	
  of	
  their	
  funding.	
  


It	
  bears	
  noting	
  that	
  all	
  of	
  these	
  CLTs	
  who	
  have	
  received	
  501(c)(3)	
  designation	
  have	
  done	
  so	
  by	
  targeting	
  and	
  restricting	
  their	
  
affordably	
  priced	
  housing	
  very	
  narrowly	
  to	
  low-­‐income	
  households,	
  as	
  specified	
  by	
  the	
  IRS	
  to	
  meet	
  the	
  needs	
  of	
  “the	
  poor	
  and	
  
distressed”.	
  The	
  challenge	
  faced	
  by	
  the	
  CLT	
  being	
  considered	
  for	
  Japantown	
  is	
  that	
  its	
  focus	
  is	
  exclusively	
  commercial	
  (as	
  opposed	
  to	
  
residential)	
  and,	
  accordingly,	
  there	
  can	
  be	
  no	
  commitment	
  to	
  target	
  the	
  activities	
  of	
  the	
  organization	
  to	
  benefit	
  “the	
  poor	
  and	
  
distressed”2.	
  	
  Roy	
  Ikeda,	
  a	
  retired	
  attorney	
  involved	
  on	
  the	
  CLT	
  steering	
  committee,	
  has	
  been	
  very	
  clear	
  in	
  his	
  opinion	
  that	
  the	
  
proposed	
  activities	
  of	
  a	
  Japantown	
  CLT	
  would	
  be	
  regarded	
  by	
  the	
  IRS	
  as	
  inconsistent	
  with	
  their	
  requirements	
  for	
  charitable	
  501(c)(3)	
  
organizations,	
  stating	
  “If	
  the	
  aim	
  of	
  the	
  CLT	
  is	
  to	
  assemble	
  real	
  estate	
  within	
  Japantown	
  and	
  ground	
  lease	
  the	
  properties	
  to	
  
people/companies	
  to	
  conduct	
  for-­‐profit	
  businesses	
  on	
  the	
  condition	
  that	
  the	
  businesses	
  conform	
  to	
  some	
  notion	
  of	
  being	
  supportive	
  
of	
  a	
  Japantown	
  concept,	
  then	
  it	
  will	
  be	
  very	
  difficult,	
  if	
  not	
  impossible,	
  to	
  qualify	
  for	
  tax-­‐exempt	
  status”.	
  	
  On	
  the	
  other	
  hand,	
  an	
  
analysis	
  of	
  possible	
  public	
  benefit	
  uses	
  that	
  might	
  satisfy	
  the	
  requirements	
  for	
  501(c)(3)	
  status	
  was	
  presented	
  by	
  Karen	
  Kai,	
  another	
  
attorney	
  on	
  the	
  CLT	
  steering	
  committee,	
  which	
  will	
  figure	
  into	
  future	
  consideration	
  of	
  what	
  tax-­‐exempt	
  status	
  to	
  seek	
  for	
  the	
  CLT.	
  


Clearly,	
  a	
  CLT	
  established	
  in	
  Japantown	
  would	
  need	
  to	
  be	
  tax-­‐exempt	
  and	
  be	
  able	
  to	
  assure	
  donors	
  that	
  their	
  contributions	
  are	
  
tax-­‐deductible,	
  yet	
  both	
  the	
  demographics	
  of	
  Japantown	
  and	
  what	
  Japantown	
  needs	
  the	
  CLT	
  to	
  be	
  and	
  to	
  do	
  create	
  an	
  uncertain	
  fit	
  
between	
  the	
  CLT	
  and	
  the	
  IRS’	
  requirements	
  for	
  501(c)(3)	
  charitable	
  organizations.	
  There	
  appear	
  to	
  be	
  a	
  number	
  of	
  potential	
  
strategies	
  to	
  resolve	
  this	
  tax	
  designation	
  dilemma,	
  however,	
  including:	
  


• 501(c)(3)	
  –	
  After	
  incorporating	
  the	
  CLT,	
  it	
  could	
  apply	
  for	
  charitable	
  designation	
  under	
  Section	
  501(c)(3)	
  of	
  the	
  Code,	
  
emphasizing	
  (and	
  perhaps	
  bolstering)	
  the	
  CLT’s	
  charitable	
  and	
  educational	
  activities.	
  Additionally,	
  the	
  CLT’s	
  application	
  to	
  
the	
  IRS	
  could	
  seek	
  to	
  build	
  the	
  case	
  that	
  the	
  mission	
  and	
  activities	
  of	
  the	
  CLT	
  are	
  focused	
  on	
  “combating	
  neighborhood	
  
deterioration”	
  not	
  in	
  the	
  economic	
  sense	
  but	
  in	
  a	
  cultural	
  and	
  historical	
  sense.	
  Also,	
  the	
  application	
  could	
  build	
  the	
  case	
  
that,	
  in	
  so	
  doing,	
  the	
  CLT	
  is	
  “lessening	
  the	
  burdens	
  of	
  government”,	
  as	
  the	
  City	
  and	
  County	
  of	
  San	
  Francisco	
  has	
  a	
  cultural,	
  
political	
  and	
  economic	
  stake	
  in	
  the	
  ongoing	
  vibrancy	
  and	
  cohesion	
  of	
  the	
  Japantown	
  community.	
  
	
  


• 501(c)(4)	
  –	
  The	
  CLT	
  could	
  be	
  incorporated	
  and	
  structured	
  as	
  a	
  public	
  benefit	
  corporation	
  and	
  apply	
  to	
  the	
  IRS	
  for	
  501(c)(4)	
  
designation,	
  allowing	
  the	
  CLT	
  to	
  be	
  tax-­‐exempt.	
  In	
  turn,	
  the	
  CLT	
  could	
  negotiate	
  an	
  agreement	
  with	
  an	
  existing	
  501(c)(3)	
  
entity	
  (e.g.,	
  the	
  Northern	
  California	
  Community	
  Loan	
  Fund	
  or	
  the	
  San	
  Francisco	
  Foundation)	
  that	
  would	
  “pass	
  through”	
  
grants	
  and	
  donations	
  –	
  likely,	
  for	
  a	
  fee	
  –	
  to	
  the	
  CLT.	
  
	
  


• 	
  There	
  may	
  be	
  other	
  options	
  worth	
  considering,	
  including	
  IRS	
  designation	
  as	
  a	
  501(c)(2)	
  or	
  as	
  a	
  501(c)(25)	
  designation.	
  	
  
	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
2	
  A	
  number	
  of	
  Community	
  Development	
  Corporations	
  (CDCs)	
  involved	
  in	
  economic	
  development	
  activities	
  have	
  been	
  successful	
  in	
  securing	
  501(c)(3)	
  designation,	
  
primarily	
  because	
  their	
  work	
  is	
  located	
  in	
  –and	
  of	
  benefit	
  to	
  –	
  low-­‐income,	
  blighted	
  communities.	
  The	
  East	
  Bay	
  Local	
  Development	
  Corporation	
  (EBALDC)	
  in	
  Oakland	
  is	
  
an	
  example.	
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In	
  the	
  end,	
  the	
  committee	
  agreed	
  that	
  this	
  issue	
  was	
  critical	
  enough	
  that	
  it	
  demands	
  priority	
  attention	
  and	
  that	
  an	
  opinion	
  should	
  be	
  
sought	
  from	
  an	
  attorney	
  specializing	
  in	
  nonprofit	
  organizations	
  and	
  IRS	
  charitable	
  designation	
  issue.	
  The	
  committee	
  is	
  
recommending	
  that	
  highest	
  priority	
  be	
  given	
  to	
  raising	
  the	
  funds	
  needed	
  (estimated	
  to	
  be	
  in	
  the	
  $10,000-­‐$15,000	
  range)	
  to	
  secure	
  
the	
  opinion	
  of	
  counsel	
  on	
  the	
  most	
  appropriate	
  strategy	
  for	
  securing	
  a	
  charitable	
  designation	
  for	
  a	
  Japantown	
  CLT.	
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Financial	
  Analysis	
  of	
  the	
  Japan	
  Center	
  Malls	
  East	
  and	
  West	
  


As	
  referenced	
  earlier,	
  funding	
  was	
  allocated	
  by	
  the	
  City	
  to	
  Seifel	
  Consulting	
  to	
  conduct	
  financial	
  analysis	
  of	
  the	
  Japan	
  Center	
  Malls	
  
East	
  and	
  West,	
  with	
  an	
  eye	
  to	
  assessing	
  the	
  potential	
  for	
  a	
  Japantown	
  CLT,	
  were	
  one	
  to	
  be	
  established,	
  to	
  acquire	
  and	
  operate	
  it	
  
successfully.	
  	
  	
  


Two	
  important	
  clarifications	
  regarding	
  this	
  financial	
  analysis	
  of	
  the	
  malls	
  are	
  in	
  order:	
  


1. During	
  the	
  development	
  of	
  the	
  draft	
  Japantown	
  Better	
  Neighborhood	
  Plan,	
  a	
  study	
  of	
  the	
  potential	
  acquisition	
  and	
  
renovation	
  of	
  this	
  malls	
  without	
  closing	
  the	
  garage	
  was	
  never	
  undertaken;	
  this	
  financial	
  feasibility	
  provided	
  an	
  opportunity	
  
to	
  study	
  such	
  a	
  renovation	
  scenario.	
  


2. The	
  financial	
  analysis	
  of	
  the	
  malls	
  was	
  completed	
  without	
  the	
  assistance	
  of	
  the	
  owner	
  –	
  and	
  during	
  the	
  study	
  it	
  was	
  
discovered	
  the	
  properties	
  are	
  not	
  for	
  sale.	
  Nevertheless,	
  this	
  study	
  still	
  serves	
  well	
  to	
  illustrate	
  the	
  capacity	
  and	
  potential	
  of	
  
a	
  commercial	
  CLT.	
  	
  There	
  was	
  every	
  intention	
  of	
  asking	
  the	
  owners	
  to	
  assist	
  if	
  there	
  was	
  feasibility	
  to	
  proceed.	
  


A	
  full	
  report	
  on	
  Seifel’s	
  findings	
  has	
  been	
  provided	
  separately	
  to	
  the	
  CLT	
  steering	
  committee.	
  Since,	
  however,	
  the	
  acquisition	
  and	
  
preservation	
  of	
  the	
  malls	
  is	
  (as	
  outlined	
  above)	
  the	
  highest	
  priority	
  identified	
  for	
  a	
  Japantown	
  CLT	
  –	
  and	
  the	
  feasibility	
  of	
  a	
  
Japantown	
  CLT	
  is,	
  accordingly,	
  linked	
  closely	
  to	
  the	
  feasibility	
  of	
  the	
  CLT	
  being	
  able	
  to	
  acquire	
  and	
  coordinate	
  the	
  operations	
  of	
  the	
  
Japan	
  Center	
  –	
  the	
  most	
  pertinent	
  elements	
  of	
  Seifel’s	
  analysis	
  of	
  the	
  center	
  are	
  as	
  follows:	
  	
  


 The	
  Malls	
  East	
  and	
  West	
  are	
  a	
  combined	
  133,000	
  gross	
  sq.	
  ft.,	
  with	
  3D	
  Properties	
  owning	
  105,000	
  gross	
  sq.	
  ft.,	
  with	
  the	
  
remainder	
  owned	
  by	
  Union	
  Bank	
  and	
  others.	
  


 The	
  buildings	
  are	
  not	
  currently	
  configured	
  for	
  maximum	
  efficiency,	
  with	
  Mall	
  West	
  having	
  73%	
  leasable	
  space	
  and	
  Mall	
  East	
  
with	
  only	
  53%	
  leasable.	
  


 3D	
  Properties	
  purchased	
  the	
  majority	
  of	
  the	
  malls	
  in	
  2006	
  for	
  $19.7	
  million,	
  paying	
  $14.7	
  million	
  for	
  Mall	
  West	
  and	
  $5.0	
  
million	
  for	
  Mall	
  East.	
  


 The	
  assessed	
  value	
  on	
  the	
  tax	
  rolls	
  of	
  the	
  3D-­‐owned	
  portions	
  of	
  the	
  malls	
  today	
  is	
  $20.9	
  million.	
  	
  
 The	
  estimated	
  combined	
  value	
  of	
  the	
  malls	
  today	
  (based	
  on	
  the	
  information	
  available)	
  is	
  $22.5	
  million,	
  with	
  Kintetsu	
  valued	
  


at	
  $17.5	
  million	
  and	
  Miyako	
  at	
  $5.5	
  million.	
  
 Acquisition	
  costs	
  of	
  the	
  two	
  malls,	
  therefore	
  would	
  likely	
  be	
  in	
  the	
  range	
  of	
  $20-­‐$25	
  million.	
  


Based	
  on	
  an	
  architectural	
  review	
  –	
  as	
  well	
  as	
  two	
  separate	
  walk-­‐through	
  assessments	
  by	
  experienced	
  commercial	
  developers	
  –	
  the	
  
malls,	
  if	
  acquired,	
  would	
  need	
  an	
  estimated	
  $9	
  million	
  of	
  renovation3,	
  including:	
  


 Interior	
  renovations	
  -­‐	
  $3-­‐4	
  million	
  
− New	
  lighting,	
  ventilation	
  and	
  HVAC	
  
− New	
  interior	
  finishes:	
  flooring,	
  walls	
  and	
  ceilings	
  
− New	
  interior	
  signage	
  (including	
  tenant	
  signage	
  standards)	
  


	
  
 Exterior	
  renovations	
  -­‐	
  $5-­‐6	
  million	
  


− Major	
  renovation	
  of	
  entry	
  areas	
  
− Exterior	
  façade	
  modifications,	
  plus	
  paint	
  and	
  cleanup	
  
− New	
  roof	
  


	
  


	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  
3	
  This	
  estimated	
  budget	
  does	
  not	
  include	
  any	
  modifications	
  or	
  seismic	
  improvements	
  to	
  the	
  parking	
  garage	
  nor	
  does	
  it	
  include	
  any	
  improvements	
  to	
  the	
  Peace	
  Plaza.	
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A	
  preliminary	
  Sources	
  &	
  Uses	
  budget	
  for	
  the	
  acquisition	
  and	
  renovation	
  looks	
  something	
  like	
  this:	
  


Project	
  Costs	
  (Uses)	
   	
  
Acquisition	
  Cost	
   $22,500,000	
  
Predevelopment	
  Cost	
   $900,000	
  
Renovation	
  Cost	
   $9,000,000	
  
Soft	
  Costs	
   $1,400,000	
  
Developer	
  Fee	
   $600,000	
  
Construction/Acquisition	
  Loan	
  Interest	
  and	
  Fees	
   $3,200,000	
  
Re-­‐lease	
  Up/Temp	
  Relocation/Tenant	
  Compensation	
   $1,0000,000	
  


Total	
  Project	
  Cost	
   $38,600,000	
  
Sources	
  of	
  Funds	
  (Permanent)	
  	
   	
  
Conventional	
  Mortgage	
  (65%	
  LTV)	
   $22.5	
  million	
  
New	
  Market	
  Tax	
  Credits	
   $7.5-­‐$9.5	
  million	
  
Other	
  Equity	
  and	
  Grants	
   $6.6-­‐$8.6	
  million	
  


Total	
  Sources	
  of	
  Funds	
   $38,600,000	
  
	
  


Key	
  assumptions	
  for	
  this	
  acquisition/renovation	
  and	
  operating	
  scenario:	
  


 Tenants	
  rents	
  to	
  would	
  need	
  to	
  be	
  increased	
  by	
  50%,	
  up	
  to	
  around	
  $4.00	
  per	
  sq.	
  ft.	
  over	
  the	
  first	
  4-­‐5	
  years	
  following	
  
completion	
  of	
  renovation.	
  	
  


 Lenders	
  willing	
  to	
  consider	
  making	
  an	
  acquisition	
  loan	
  will	
  undoubtedly	
  require	
  a	
  comprehensive	
  plan	
  to	
  renovate	
  and	
  
reposition	
  the	
  malls,	
  like	
  above,	
  as	
  a	
  condition	
  of	
  originating	
  the	
  financing.	
  


 This	
  acquisition	
  and	
  renovation	
  will	
  require	
  the	
  CLT,	
  however	
  it	
  is	
  structured,	
  to	
  partner	
  with	
  an	
  experienced,	
  well-­‐
capitalized	
  commercial	
  developer.	
  	
  


 In	
  order	
  for	
  this	
  scenario	
  to	
  work,	
  the	
  CLT	
  would	
  need	
  to	
  raise	
  somewhere	
  between	
  $7	
  million	
  to	
  $9	
  million	
  in	
  grants	
  and	
  
other	
  cash	
  equity	
  to	
  invest	
  in	
  the	
  project.	
  And	
  this	
  funding	
  must	
  be	
  structured	
  as	
  cash,	
  rather	
  than	
  as	
  debt,	
  to	
  the	
  project.	
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Opportunities	
  and	
  Challenges	
  


Strategic	
  Opportunities	
  
The	
  potential	
  for	
  the	
  success	
  of	
  a	
  Japantown	
  CLT	
  is	
  enhanced	
  by	
  the	
  prospect	
  of	
  a	
  number	
  of	
  factors	
  and	
  circumstances,	
  including:	
  


• There	
  appears	
  to	
  be	
  a	
  considerable	
  base	
  of	
  support	
  in	
  the	
  Japantown	
  community	
  for	
  the	
  principles	
  of	
  a	
  community	
  land	
  
trust,	
  most	
  particularly,	
  community	
  ownership	
  and	
  long-­‐term	
  control	
  of	
  key	
  commercial	
  properties	
  in	
  the	
  community.	
  
Those	
  in	
  support	
  of	
  a	
  Japantown	
  CLT	
  include	
  merchants	
  and	
  business	
  owners	
  located	
  in	
  the	
  Japan	
  Center	
  who	
  have	
  been	
  
involved	
  in	
  the	
  planning	
  process,	
  as	
  well	
  as	
  other	
  business	
  owners	
  who	
  have	
  been	
  consulted	
  by	
  those	
  involved	
  in	
  the	
  
feasibility	
  assessment	
  process	
  to	
  date.	
  Additionally,	
  as	
  noted	
  above,	
  the	
  formation	
  of	
  a	
  commercially	
  focused	
  community	
  
land	
  trust	
  in	
  Japantown	
  is	
  one	
  of	
  the	
  recommendations	
  stemming	
  from	
  the	
  Better	
  Neighborhood	
  Plan	
  for	
  Japantown	
  that	
  
evolved	
  out	
  of	
  a	
  much	
  broader	
  community	
  planning	
  process.	
  
	
  


• Additionally,	
  there	
  is	
  clearly	
  stated	
  support	
  from	
  the	
  City	
  and	
  County	
  San	
  Francisco	
  for	
  a	
  commercial	
  CLT	
  in	
  Japantown.	
  
During	
  the	
  five	
  visits	
  I	
  made	
  to	
  Japantown,	
  I	
  had	
  the	
  opportunity	
  to	
  meet	
  with	
  a	
  number	
  of	
  City	
  officials	
  and	
  was	
  very	
  
impressed	
  with	
  the	
  articulated	
  support	
  for	
  Japantown	
  in	
  general	
  –	
  and	
  the	
  notion	
  of	
  a	
  Japantown	
  community	
  land	
  trust,	
  as	
  
well	
  –	
  from	
  the	
  Mayor,	
  the	
  Supervisor	
  and	
  the	
  officials	
  from	
  the	
  Planning	
  Department.	
  	
  
	
  


• 	
  I	
  was	
  also	
  invited,	
  along	
  with	
  others	
  from	
  Japantown,	
  to	
  a	
  meeting	
  with	
  Consul	
  General	
  Inomata	
  who	
  expressed	
  support	
  
for	
  future	
  planning	
  for	
  the	
  preservation	
  of	
  Japantown.	
  
	
  


• Additionally,	
  the	
  commitment	
  of	
  the	
  Ford	
  Foundation	
  to	
  provide	
  the	
  funding	
  to	
  facilitate	
  this	
  community	
  assessment	
  
process	
  to	
  determine	
  the	
  feasibility	
  of	
  a	
  commercially	
  focused	
  community	
  land	
  trust	
  in	
  Japantown	
  is	
  an	
  indication	
  that	
  their	
  
Metropolitan	
  Opportunity	
  unit	
  deemed	
  this	
  effort	
  as	
  an	
  innovative	
  and	
  potentially	
  replicable	
  strategy	
  worth	
  exploring.	
  
	
  


• The	
  ten	
  years	
  remaining	
  on	
  the	
  existing	
  covenants	
  on	
  the	
  Japan	
  Center	
  provides	
  a	
  window	
  of	
  opportunity	
  in	
  which	
  the	
  
Japantown	
  community	
  can	
  attempt	
  to	
  raise	
  the	
  resources	
  needed	
  to	
  acquire	
  the	
  property	
  before	
  its	
  outright	
  sale	
  or	
  
conversion.	
  
	
  


• In	
  addition	
  to	
  the	
  potential	
  for	
  acquisition	
  of	
  key	
  portions	
  of	
  the	
  Japan	
  Center,	
  there	
  are	
  other	
  opportunities	
  for	
  CLT	
  
expansion	
  in	
  Japantown.	
  A	
  number	
  of	
  local,	
  Japanese	
  American	
  businesses	
  are	
  currently	
  owned	
  and	
  operated	
  by	
  elders	
  
who	
  may	
  be	
  looking	
  to	
  sell	
  or	
  bequeath	
  their	
  businesses	
  sometime	
  in	
  the	
  near	
  future	
  –	
  and	
  the	
  CLT	
  could	
  acquire	
  and	
  
continue	
  the	
  operation	
  of	
  these	
  smaller,	
  strategically	
  important	
  local	
  businesses.	
  	
  
	
  


• While	
  $5-­‐7	
  million	
  is	
  a	
  lot	
  of	
  money,	
  this	
  amount	
  may	
  be	
  a	
  manageable	
  and	
  attainable	
  amount	
  for	
  the	
  Japantown	
  
community	
  to	
  raise,	
  to	
  invest	
  as	
  equity	
  in	
  order	
  to	
  purchase,	
  reposition	
  and	
  preserve	
  the	
  Japan	
  Center	
  as	
  a	
  key	
  community	
  
asset	
  for	
  the	
  useful	
  life	
  of	
  the	
  buildings	
  –	
  and	
  beyond.	
  
	
  


• The	
  community	
  land	
  trust	
  being	
  considered	
  in	
  Japantown,	
  focused	
  on	
  preservation	
  and	
  stewardship	
  of	
  commercial	
  
community	
  assets,	
  has	
  never	
  been	
  attempted	
  before,	
  creating	
  an	
  opportunity	
  for	
  Japantown	
  and	
  the	
  City	
  and	
  County	
  of	
  
San	
  Francisco	
  to	
  plow	
  new	
  ground	
  and	
  establish	
  a	
  model	
  that	
  could	
  potentially	
  be	
  replicated	
  in	
  other	
  communities	
  across	
  
the	
  country.	
  


	
  
• While	
  the	
  fact	
  that	
  the	
  Malls	
  East	
  and	
  West	
  are	
  located	
  on	
  top	
  of	
  a	
  municipally-­‐owned	
  parking	
  garage	
  creates	
  its	
  own	
  


challenges,	
  the	
  continued	
  existence	
  of	
  the	
  Japan	
  Center	
  Garage	
  as	
  a	
  publicly-­‐owned	
  resource	
  with	
  net	
  cash	
  flows	
  that	
  could	
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potentially	
  be	
  used	
  for	
  financing	
  related	
  improvements	
  is	
  a	
  potential	
  opportunity	
  for	
  a	
  Japantown	
  CLT	
  as	
  well	
  as	
  a	
  vital	
  
consideration	
  for	
  the	
  future	
  of	
  Japantown.	
  


Challenges	
  and	
  Constraints	
  
Just	
  as	
  there	
  are	
  opportunities,	
  so	
  too	
  are	
  there	
  obstacles	
  that	
  must	
  be	
  addressed	
  in	
  order	
  for	
  a	
  community	
  land	
  trust	
  in	
  Japantown	
  
to	
  be	
  successful.	
  These	
  challenges	
  and	
  constraints	
  include:	
  	
  


• The	
  portions	
  of	
  the	
  East	
  and	
  West	
  malls	
  currently	
  owned	
  by	
  3D	
  Properties,	
  are	
  at	
  some	
  risk	
  of	
  loss	
  or	
  conversion	
  even	
  
though	
  the	
  covenants	
  imposed	
  on	
  the	
  properties	
  by	
  the	
  City	
  will	
  remain	
  in	
  place	
  for	
  another	
  ten	
  years	
  and	
  the	
  commercial	
  
market	
  in	
  San	
  Francisco,	
  as	
  elsewhere,	
  remains	
  relatively	
  flat.	
  There	
  is	
  already	
  some	
  indication	
  that	
  businesses	
  that	
  are	
  not	
  
truly	
  Japanese	
  or	
  Japanese	
  American	
  in	
  theme	
  (e.g.,	
  the	
  cupcake	
  shop)	
  are	
  being	
  leased	
  in	
  the	
  Center.	
  	
  
	
  


• Even	
  so	
  (and	
  even	
  though	
  detailed	
  and	
  up-­‐to-­‐date	
  information	
  about	
  rents	
  and	
  expenses	
  are	
  not	
  readily	
  available)	
  there	
  are	
  
indicators	
  that	
  the	
  Japan	
  Center	
  is	
  performing	
  significantly	
  
better	
  than	
  even	
  seven	
  months	
  ago,	
  when	
  the	
  assessment	
  
process	
  began.	
  Indicators	
  of	
  this	
  improved	
  performance	
  include	
  
an	
  increased	
  number	
  of	
  renewed	
  leases	
  and	
  decreased	
  
vacancies.	
  Likely	
  for	
  these	
  reasons,	
  3D	
  Properties	
  has	
  indicated	
  
that	
  the	
  malls	
  are	
  not	
  for	
  sale.	
  
	
  


• It	
  takes	
  time,	
  energy	
  and	
  commitment	
  –	
  as	
  well	
  as	
  a	
  substantial	
  
infusion	
  of	
  financial	
  resources	
  –	
  to	
  establish	
  a	
  new	
  CLT	
  
organization	
  and	
  to	
  build	
  its	
  organizational	
  capacity	
  to	
  meet	
  its	
  
ongoing	
  administrative,	
  programmatic	
  and	
  stewardship	
  
responsibilities.	
  Community	
  land	
  trusts	
  typically	
  generate	
  a	
  
portion	
  of	
  the	
  revenue	
  through	
  fees	
  earned	
  from	
  their	
  real	
  
estate	
  holdings	
  –	
  and,	
  even	
  so,	
  they	
  generally	
  remain	
  reliant	
  on	
  
a	
  blend	
  of	
  personal	
  contributions,	
  membership	
  fees,	
  foundation	
  
grants	
  and	
  public	
  sector	
  operating	
  support	
  to	
  meet	
  their	
  annual	
  
operating	
  budget	
  requirements.	
  It	
  will	
  take	
  time	
  –	
  perhaps	
  
years	
  –	
  before	
  a	
  Japantown	
  CLT	
  will	
  be	
  able	
  to	
  earn	
  fee	
  revenue	
  
from	
  commercial	
  properties	
  in	
  its	
  portfolio;	
  during	
  this	
  time,	
  
the	
  CLT	
  will	
  unquestionably	
  be	
  solely	
  reliant	
  on	
  grants	
  and	
  contributions.	
  Once	
  the	
  CLT	
  is	
  operational	
  and	
  builds	
  a	
  portfolio	
  
of	
  properties,	
  its	
  dependence	
  on	
  outside	
  sources	
  of	
  funding	
  will	
  decrease,	
  although	
  the	
  economics	
  may	
  never	
  be	
  such	
  that	
  
the	
  CLT	
  will	
  be	
  fully	
  supported	
  by	
  fees	
  generated	
  from	
  its	
  portfolio.	
  And,	
  to	
  date,	
  there	
  are	
  no	
  indications	
  of	
  where	
  grant	
  
funding	
  to	
  support	
  the	
  CLT’s	
  activities	
  and	
  operations	
  will	
  come	
  from.	
  
	
  


• There	
  is	
  already	
  a	
  relatively	
  dense	
  nonprofit	
  infrastructure	
  in	
  San	
  Francisco	
  in	
  general	
  and	
  in	
  Japantown	
  in	
  particular,	
  which	
  
has	
  already	
  raised	
  some	
  concern	
  over	
  the	
  implications	
  of	
  creating	
  another	
  community-­‐based	
  nonprofit	
  organization.	
  The	
  
founders	
  of	
  the	
  Japantown	
  CLT	
  will	
  need	
  to	
  be	
  very	
  clear,	
  persuasive	
  and	
  strategic	
  in	
  building	
  a	
  marketing	
  and	
  community	
  
education	
  initiative,	
  to	
  build	
  a	
  broad	
  base	
  of	
  support	
  for	
  a	
  new	
  community	
  land	
  trust	
  organization.	
  
	
  


• As	
  is	
  the	
  case	
  with	
  any	
  new	
  organization,	
  regardless	
  of	
  its	
  level	
  of	
  capacity	
  and	
  commitment,	
  there	
  is	
  no	
  substitute	
  for	
  
experience.	
  Accordingly,	
  a	
  Japantown	
  CLT	
  may	
  experience	
  challenges	
  as	
  it	
  seeks,	
  in	
  its	
  first	
  years	
  of	
  operations,	
  to	
  secure	
  
operating	
  support,	
  as	
  well	
  as	
  commitments	
  for	
  project	
  equity	
  and	
  project	
  financing.	
  
	
  


• Just	
  as	
  the	
  development	
  of	
  a	
  commercially	
  focused	
  community	
  land	
  trust	
  in	
  Japantown	
  can	
  be	
  seen	
  as	
  an	
  opportunity	
  to	
  
create	
  a	
  community	
  solution	
  that	
  may	
  be	
  replicable	
  in	
  other	
  major	
  U.S.	
  cities	
  can	
  be	
  seen	
  as	
  an	
  opportunity	
  [above]	
  it	
  must	
  
also	
  be	
  viewed	
  as	
  a	
  challenge	
  and	
  a	
  complication.	
  Unlike	
  residential	
  CLTs,	
  there	
  is	
  little	
  in	
  the	
  way	
  of	
  precedents	
  for	
  what	
  is	
  
being	
  considered	
  in	
  Japantown,	
  with	
  no	
  model	
  documents	
  available	
  and	
  limited	
  examples	
  of	
  best	
  practices	
  to	
  adopt.	
  In	
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many	
  ways,	
  a	
  Japantown	
  commercial	
  CLT	
  will	
  be	
  starting	
  from	
  scratch.	
  And,	
  just	
  as	
  a	
  successful,	
  first-­‐in-­‐the-­‐country	
  
commercial	
  CLT	
  in	
  Japantown	
  would	
  likely	
  serve	
  as	
  a	
  shining	
  star	
  example	
  for	
  other	
  metropolitan	
  areas	
  to	
  consider,	
  so	
  also	
  
a	
  failure	
  in	
  this	
  endeavor	
  could	
  create	
  a	
  rather	
  high	
  profile	
  example	
  of	
  how	
  not	
  to	
  develop	
  a	
  commercial	
  CLT.	
  
	
  


• Because	
  the	
  Malls	
  East	
  and	
  West	
  are	
  situated	
  directly	
  above	
  the	
  city-­‐owned	
  Japan	
  Center	
  Garage,	
  any	
  significant	
  
construction	
  on	
  the	
  malls	
  will	
  require	
  a	
  civil	
  engineering	
  and	
  financial	
  analysis	
  of	
  the	
  impact	
  on	
  the	
  Garage.	
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Committee	
  Recommendations	
  to	
  the	
  Community	
  


At	
  the	
  June	
  22nd	
  meeting	
  of	
  the	
  CLT	
  steering	
  committee	
  –	
  the	
  final	
  meeting	
  of	
  this	
  feasibility	
  assessment	
  process	
  I	
  summarized	
  the	
  
decisions	
  and	
  recommendations	
  made	
  by	
  the	
  committee	
  to	
  date.	
  I	
  also	
  observed	
  that	
  the	
  planning	
  process	
  is	
  at	
  a	
  crossroads,	
  as	
  the	
  
committee	
  now	
  has	
  a	
  framework	
  to	
  use	
  to	
  determine	
  whether	
  to	
  proceed	
  with	
  planning	
  and	
  implementation	
  of	
  a	
  community	
  land	
  
trust	
  in	
  Japantown.	
  I	
  explained	
  how	
  I	
  saw	
  the	
  “go/no	
  go”	
  decision:	
  
	
  


 	
  GO	
  	
  –	
  The	
  community	
  decides	
  to	
  proceed,	
  at	
  which	
  point	
  efforts	
  focus	
  around	
  two	
  primary	
  task	
  areas:	
  (1)	
  figure	
  out	
  how	
  to	
  
raise	
  sufficient	
  community	
  capital	
  (equity)	
  needed	
  to	
  be	
  able	
  to	
  arrange	
  for	
  the	
  acquisition	
  of	
  the	
  Japan	
  Center	
  and/or	
  
other	
  commercial	
  properties	
  and	
  community	
  assets	
  in	
  Japantown;	
  and	
  (2)	
  establish	
  the	
  community	
  land	
  trust	
  as	
  a	
  means	
  to	
  
assure	
  long-­‐term	
  community	
  ownership	
  and	
  control	
  of	
  these	
  key	
  community	
  assets.	
  The	
  order	
  in	
  which	
  these	
  strategic	
  task	
  
areas	
  take	
  place	
  (i.e.,	
  raise	
  the	
  equity	
  first	
  and	
  the	
  create	
  the	
  CLT	
  or	
  vice	
  versa)	
  will	
  need	
  to	
  be	
  determined.	
  
	
  


 	
  NO	
  GO	
  –	
  After	
  further	
  consideration	
  and	
  deliberation,	
  the	
  community	
  agrees	
  that	
  the	
  costs	
  are	
  too	
  high,	
  the	
  risks	
  too	
  
substantial,	
  and	
  the	
  work	
  is	
  too	
  complicated	
  and	
  intense	
  (particularly	
  given	
  that	
  the	
  Japan	
  Center	
  is	
  apparently	
  performing	
  
well	
  and	
  is	
  not	
  for	
  sale)	
  and	
  decides	
  that	
  it	
  does	
  not	
  wish	
  to	
  proceed	
  with	
  the	
  CLT	
  at	
  this	
  time.	
  	
  


	
  


Acknowledging	
  that	
  the	
  final	
  decision	
  to	
  proceed	
  or	
  not	
  proceed	
  with	
  the	
  CLT	
  rests	
  with	
  the	
  community	
  at	
  large,	
  the	
  committee	
  
discussed	
  and	
  deliberated	
  each	
  of	
  these	
  options	
  –	
  and,	
  by	
  the	
  meetings	
  end,	
  there	
  was	
  clear	
  consensus	
  to	
  pass	
  along	
  the	
  following	
  
recommendation	
  to	
  the	
  community:	
  


	
  


It	
  is	
  the	
  recommendation	
  of	
  the	
  Japantown	
  CLT	
  steering	
  committee	
  to	
  the	
  Japantown	
  community	
  to	
  proceed	
  with	
  
creating	
  a	
  Japantown	
  Community	
  Land	
  Trust	
  and	
  to	
  develop	
  a	
  campaign	
  to	
  raise	
  the	
  community	
  capital	
  needed	
  to	
  
acquire	
   the	
  East	
  and	
  West	
  Malls	
  of	
   the	
   Japan	
  Center	
  and	
  other	
  commercial	
  properties	
  and	
  community	
  assets	
   in	
  
Japantown,	
  as	
  feasible.	
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Consultant	
  Observations	
  


Community	
  land	
  trusts	
  make	
  long-­‐term,	
  multi-­‐generational	
  commitments	
  to	
  a	
  broad	
  array	
  of	
  stakeholders	
  –	
  to	
  business	
  owners,	
  
property	
  owners,	
  tenants	
  and	
  lessees;	
  to	
  local	
  government	
  and	
  funders;	
  and,	
  most	
  importantly,	
  to	
  the	
  communities	
  they	
  serve.	
  
Community	
  ownership	
  of	
  strategic	
  real	
  estate	
  and	
  key	
  community	
  assets	
  –	
  and	
  the	
  long-­‐term	
  preservation	
  and	
  stewardship	
  of	
  these	
  
properties	
  and	
  the	
  people	
  that	
  occupy	
  and	
  use	
  these	
  spaces	
  –	
  are	
  not	
  to	
  be	
  taken	
  lightly.	
  Accordingly,	
  the	
  decision	
  to	
  establish	
  a	
  
community	
  land	
  trust	
  must	
  be	
  accompanied	
  by	
  a	
  communitywide	
  commitment	
  to	
  sustain	
  the	
  CLT	
  organization	
  that,	
  by	
  definition,	
  
must	
  outlive	
  the	
  useful	
  life	
  of	
  the	
  buildings	
  in	
  its	
  portfolio	
  and	
  the	
  human	
  lives	
  of	
  those	
  involved	
  in	
  its	
  creation.	
  


Clearly,	
  the	
  decision	
  whether	
  to	
  proceed	
  with	
  creating	
  a	
  CLT	
  and	
  devoting	
  the	
  resources,	
  human	
  and	
  financial,	
  to	
  assure	
  its	
  
ongoing	
  success,	
  is	
  a	
  decision	
  that	
  can	
  only	
  be	
  made	
  by	
  the	
  community	
  in	
  which	
  the	
  CLT	
  will	
  operate	
  and	
  to	
  whom	
  the	
  CLT	
  will	
  be	
  
accountable.	
  This	
  decision	
  is	
  the	
  community’s,	
  and	
  theirs	
  alone.	
  	
  


However,	
  in	
  case	
  it	
  might	
  be	
  helpful,	
  I	
  would	
  like	
  to	
  offer	
  a	
  couple	
  of	
  
professional	
  observations,	
  for	
  your	
  consideration.	
  	
  As	
  an	
  admitted,	
  unabashed	
  
devotee	
  of	
  community	
  land	
  trusts	
  and	
  as	
  a	
  consultant	
  who	
  has	
  worked	
  with	
  dozens	
  
of	
  start-­‐up	
  CLTs	
  facing	
  many	
  of	
  the	
  same	
  issues	
  and	
  challenges	
  you	
  face,	
  here	
  are	
  
what	
  I	
  see	
  to	
  be	
  the	
  rather	
  remarkable	
  and	
  somewhat	
  compelling	
  array	
  of	
  
opportunities	
  available	
  to	
  you	
  as	
  you	
  consider	
  the	
  potential	
  benefits	
  of	
  a	
  Japantown	
  
community	
  land	
  trust.	
  	
  


First,	
  I	
  see	
  a	
  rather	
  remarkable	
  level	
  of	
  support	
  already	
  exists	
  for	
  a	
  Japantown	
  
CLT,	
  most	
  notably	
  at	
  the	
  local	
  community	
  level	
  and	
  at	
  the	
  level	
  of	
  city	
  government.	
  
It	
  bears	
  noting	
  that	
  many	
  CLTs	
  spend	
  years	
  trying,	
  often	
  unsuccessfully,	
  to	
  drag	
  
reluctant	
  or	
  resistant	
  public	
  officials	
  towards	
  support	
  for	
  the	
  CLT’s	
  activities.	
  	
  


Additionally,	
  (although	
  this	
  is	
  easy	
  for	
  an	
  outside	
  consultant	
  like	
  me	
  to	
  say)	
  I	
  
think	
  a	
  sum	
  of	
  $5-­‐$7	
  million	
  of	
  community	
  capital	
  is	
  not	
  an	
  impossible	
  amount	
  of	
  
equity	
  to	
  generate	
  for	
  Japantown	
  to	
  acquire	
  and	
  preserve	
  a	
  central	
  part	
  of	
  its	
  
identity,	
  its	
  vitality	
  and	
  its	
  legacy.	
  Potential	
  sources	
  I	
  think	
  could	
  well	
  include:	
  City	
  
funding	
  commitments;	
  foundation	
  grants;	
  private	
  and	
  corporate	
  donors	
  in	
  
Japantown;	
  private	
  and	
  corporate	
  donors	
  from	
  Japantown’s	
  diaspora;	
  and	
  private	
  
and	
  corporate	
  donors	
  in	
  support	
  of	
  Japantown,	
  as	
  an	
  ethnic,	
  cultural	
  and	
  social	
  
community,	
  remaining	
  Japantown.	
  


And,	
  finally,	
  I	
  believe	
  there	
  is	
  a	
  very	
  compelling	
  story	
  in	
  a	
  “Buy	
  Back	
  
Japantown”	
  campaign,	
  particularly	
  given	
  the	
  tragic	
  and	
  painful	
  history	
  of	
  
Japantown,	
  with	
  forced	
  relocation	
  and	
  urban	
  renewal.	
  And	
  I	
  respectfully	
  suggest	
  
that	
  utilizing	
  the	
  community	
  land	
  trust	
  strategy	
  –	
  assuring	
  community	
  ownership	
  
and	
  long-­‐term	
  input	
  into	
  and	
  control	
  over	
  key	
  community	
  assets	
  acquired	
  to	
  keep	
  
Japantown,	
  Japantown	
  –	
  as	
  the	
  cornerstone	
  of	
  such	
  a	
  campaign	
  makes	
  the	
  case	
  all	
  
the	
  more	
  persuasive.	
  Additionally,	
  the	
  long-­‐term	
  community	
  investment	
  
protections	
  make	
  a	
  powerful	
  argument	
  to	
  potential	
  donors	
  that	
  funding	
  a	
  
Japantown	
  community	
  capital	
  campaign	
  will	
  not	
  only	
  contribute	
  to	
  a	
  community’s	
  
efforts	
  to	
  control	
  its	
  destiny	
  but,	
  at	
  the	
  same	
  time,	
  will	
  guarantee	
  a	
  sound	
  and	
  leveraged	
  investment	
  of	
  their	
  resources.	
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Recommendations	
  for	
  Next	
  Steps	
  	
  
Should	
  the	
  Japantown	
  community	
  follow	
  the	
  steering	
  committee’s	
  recommendations	
  and	
  determine	
  to	
  proceed	
  with	
  creating	
  a	
  
Japantown	
  community	
  land	
  trust,	
  there	
  are	
  many	
  decisions	
  to	
  be	
  made	
  and	
  a	
  great	
  deal	
  of	
  work	
  to	
  be	
  done.	
  Briefly	
  stated	
  (and	
  
overly	
  simplified),	
  the	
  next	
  steps	
  in	
  the	
  process	
  to	
  establish	
  a	
  Japantown	
  CLT	
  include:	
  


 Secure	
  funding	
  needed	
  to	
  retain	
  the	
  services	
  of	
  an	
  attorney	
  specializing	
  in	
  IRS	
  501(c)	
  issue	
  to	
  provide	
  an	
  opinion	
  on	
  how	
  
best	
  to	
  structure	
  the	
  CLT	
  to	
  secure	
  the	
  necessary	
  and	
  appropriate	
  IRS	
  approval.	
  


 Develop	
  a	
  business	
  plan	
  for	
  the	
  Japantown	
  CLT,	
  identifying:	
  
• Anticipated	
  pace	
  and	
  scale	
  at	
  which	
  the	
  CLT’s	
  portfolio	
  will	
  develop	
  over	
  the	
  next	
  ten	
  years	
  
• Organizational	
  capacity	
  needed	
  to	
  manage	
  the	
  CLT’s	
  operations	
  at	
  this	
  scale	
  
• Projected	
  annual	
  operating	
  costs	
  for	
  the	
  CLT	
  over	
  its	
  first	
  ten	
  years	
  of	
  operations	
  
• Revenue	
  projected	
  annually	
  for	
  the	
  CLT	
  over	
  its	
  first	
  ten	
  years	
  of	
  operation	
  


− Revenue	
  earned	
  from	
  CLT’s	
  real	
  estate	
  holdings	
  
− Resulting	
  funding	
  gaps	
  that	
  need	
  to	
  be	
  filled	
  by	
  grants	
  from	
  public	
  and	
  private	
  sources	
  


 Resolve	
  the	
  language	
  in	
  the	
  Mission	
  Statement	
  and	
  Statement	
  of	
  Purposes	
  for	
  the	
  CLT.	
  
 Secure	
  funding	
  to	
  pay	
  for	
  organizational	
  start-­‐up	
  costs,	
  technical	
  assistance/consultant	
  services,	
  legal	
  services	
  and	
  first	
  


years’	
  operating	
  support	
  for	
  the	
  CLT	
  
 Develop	
  Articles	
  of	
  Incorporation,	
  complete	
  organizational	
  bylaws,	
  and	
  incorporate	
  organization	
  
 Recruit,	
  orient	
  and	
  seat	
  initial	
  board	
  of	
  directors	
  and	
  adopt	
  bylaws	
  
 Draft	
  and	
  submit	
  appropriate	
  tax	
  designation	
  application	
  to	
  IRS	
  
 Develop	
  and	
  implement	
  administrative	
  systems,	
  policies	
  and	
  procedures	
  
 Develop	
  strategic	
  plan	
  and	
  work	
  plan	
  for	
  first	
  2-­‐3	
  years	
  of	
  operation	
  –	
  and	
  operating	
  budget	
  projections	
  for	
  this	
  timeframe	
  
 Develop	
  and	
  implement	
  staffing	
  plan	
  to	
  carry	
  out	
  work	
  plan	
  –	
  and	
  hire	
  or	
  contract	
  staff,	
  accordingly	
  
 Develop	
  priorities	
  and	
  procedures	
  and	
  project	
  selection	
  criteria	
  for	
  commercial	
  acquisitions	
  –	
  and	
  develop	
  legal	
  documents	
  


required	
  for	
  various	
  transactions	
  	
  
 Develop	
  and	
  implement	
  a	
  comprehensive,	
  targeted	
  community	
  education	
  and	
  marketing	
  initiative	
  	
  


Of	
  course,	
  Burlington	
  Associates	
  and	
  I	
  are	
  ready	
  and	
  willing	
  to	
  provide	
  professional,	
  technical	
  assistance	
  to	
  support	
  your	
  efforts	
  in	
  
each	
  of	
  these	
  critical	
  task	
  areas,	
  should	
  you	
  find	
  that	
  helpful.	
  	
  


Conclusion	
  
It	
  has	
  been	
  an	
  honor	
  and	
  an	
  inspiration	
  to	
  work	
  with	
  the	
  members	
  on	
  the	
  steering	
  committee	
  in	
  this	
  CLT	
  feasibility	
  assessment	
  
process	
  and	
  witness	
  up	
  close	
  their	
  vision	
  for	
  Japantown	
  and	
  their	
  personal	
  commitment	
  to	
  do	
  what	
  they	
  can	
  to	
  make	
  that	
  vision	
  a	
  
reality	
  in	
  their	
  lifetimes.	
  And	
  it	
  was	
  a	
  pleasure	
  and	
  a	
  privilege	
  to	
  meet	
  with	
  other	
  members	
  of	
  the	
  community	
  and	
  public	
  officials	
  
who	
  are	
  so	
  committed	
  to	
  help	
  keep	
  Japantown,	
  Japantown.	
  I	
  also	
  enjoyed	
  the	
  opportunity	
  to	
  travel	
  to	
  the	
  lovely	
  city	
  of	
  San	
  
Francisco	
  (especially	
  when	
  the	
  weather	
  in	
  my	
  home	
  state	
  of	
  Minnesota	
  was	
  particularly	
  awful)	
  and	
  to	
  meet	
  and	
  interact	
  with	
  local	
  
business	
  owners	
  and	
  community	
  leaders	
  in	
  Japantown,	
  as	
  well	
  as	
  with	
  elected	
  officials	
  and	
  public	
  servants,	
  all	
  of	
  whom	
  are	
  
committed	
  to	
  making	
  Japantown	
  an	
  even	
  better	
  place	
  to	
  live	
  and	
  to	
  work.	
  I	
  also	
  want	
  to	
  acknowledge	
  my	
  gratitude	
  to	
  George	
  
(“Mac”)	
  McCarthy	
  and	
  the	
  Ford	
  Foundation	
  for	
  funding	
  this	
  critically	
  important	
  assessment	
  process	
  and,	
  in	
  so	
  doing,	
  provide	
  this	
  
terrific	
  learning	
  opportunity	
  for	
  me	
  and	
  for	
  all	
  the	
  others	
  involved.	
  	
  


I	
  wish	
  you,	
  the	
  Japantown	
  community,	
  well	
  in	
  your	
  decision-­‐making	
  process.	
  If	
  I	
  can	
  be	
  of	
  any	
  additional	
  assistance	
  as	
  you	
  make	
  the	
  
decision	
  to	
  proceed	
  or	
  not	
  –	
  or	
  in	
  additional	
  planning	
  and	
  implementation	
  if	
  you	
  decide	
  to	
  proceed	
  –	
  I	
  would	
  be	
  happy	
  to	
  do	
  so.	
  	
  


I	
  look	
  forward	
  to	
  learning	
  the	
  results	
  of	
  your	
  decision.	
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TOPIC LEADERS:    HIROSHI FUKUDA / BOB HAMAGUCHI 
_________________________________________________________ 


 
 
 


Japan Center Major Changes Proposal 
Group 3 – Japan Center 


 
Recorded by Wendy Sterndale and Lindy Marzo 
Typed by Wendy Sterndale 


 
Topic Leaders:  Hiroshi Fukuda spoke to each group. Bob Hamaguchi spoke as well to 
the first set of people.  
ASTD COP team:  Facilitator: Pi Wen Looi.  Recorder 1: Wendy Sterndale.  Recorder 2: 
Lindy Marzo 
 
Group themes:  Hiroshi Fukuda guided participants to respond to the following 
suggestions in the proposal: 


• Demolish Japan Center or not? 
• What shops do you go to? 
• Input on Festivals and Shops in the area 


He also mentioned these suggestions, which were his secondary priority for input: 
• Impact of construction 
• City participation 
• How to preserve the mall 


Note about the table: Read the columns, not the rows. Each person’s comments went into 
the first available table cell. Each row is not indicative of any one person’s thoughts. 
 
 
Demolish Japan Center or not   (To the following, Not to Demolish is In Recommendations, 
To Renovate is In Recommendations, and those that propose a Destroy or Rebuild is in 
Need of Response.) 


• Before deciding whether to demolish, do seismic study of structures in the 
area   IN RECOMMENDATIONS 


• No demolition, remodel   IN 
• Do not demolish    IN 
• Need demolition. I think J Town needs a major renovation to respond to 


social needs:  become a sustainable site and become an attractive place  
NEED A RESPONSE TO THIS OPINION 
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• No demolition.  
• DESTROY the Center. Rebuild with mixed-zone  (commercial / 


residential) of about six floors.  NEED A RESPONSE TO THIS 
OPINION 


• You have to phrase the question better. No demolition means no change. It 
means no new development. The businesses are suffering. TO 
RENOVATE - IN RECOMMENDATONS 


• Is it seismically safe?    
• The Center should not be demolished.  
• Not to demolish.   
• Don’t demolish Japan Center demo will impact the businesses presently 


located there.   
• Do not demolish Center 
• Develop new mall, not commercial. NEED A RESPONSE TO THIS 


OPINION 
• Do not demolish. 
• Don’t demolish 
• Do not demolish 
• Don’t demolish – make a phased development. What types of tenants and 


residents are you attracting? 
• I oppose demolishment of the center.    NEED RESPONSE 
• Japan Center should be kept basically as is, but opened up if possible to 


both Post & Geary streets.   IN RECOMMENDATIONS 
• Agree not to demolish. Perhaps renovate.    
• Renovate the Center.   IN RECOMMENDATIONS 
• Do not demolish, renovate.  


 
What shops do you go to?    


• Honestly, I do not come to Japan Town Center often, except to the beauty 
salon to get a haircut. 


• Shops: Benkyodo; Super Mira, Uoki. 
Restaurants: Toraya, Takara, Mifune 
Festivals: I attend all of them. Cherry Blossom, Nihonmachi Street Fair, 
Children’s Day 


• People like J Town Center because: 
Open space 
Parking is available affordable 
Cultural attractions 
Retail gathering space 
Clean 
Safe 
Negatives 
Open up to Geary   IN RECOMMENDATIONS 
Pedestrian / transit friendly    IN RECOMMENDATIONS 
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No modern amenities    RENOVATE - IN RECOMMENDATIONS 
No housing to create and attract a younger community.   LAND USE 


• Go to restaurants, book stores such as Sanp, Takara, Izumiya, Uoki, Mira 
• Japan Center is the tourist destination especially for anime, manga and 


Japanese fashion fans. It would be terrible to lose it. I live here and I am in 
the mall at least once a day.   IN DRAFT 


• Sain Saine – I got a massage there weekly for a health condition. They are 
a perfect addition, especially for people staying at the leaoue (sp?) 


• Daiso and Ichibankan – Love these discount stores. 
• Kinokuniya 
• Restaurants (on the bridge, Benihana, Sophie’s) 
• Anime stores (Japan Toys) 
• The Daiso does great here. 
• I go to the following:  Bookstore, Restaurants, Picture Place (forgot name) 


funny photos. 
• Shops that I like:  Ichiban Kan, Daiso, bakery, bookstore, Nijiya, Izumiya, 


Kinokuniya stationery, photo stores, Nijiya, Kinokuniya bookstore. 
• Shops I go to: Teapot shop, Mifune, Kibuki Theatre. 
• Restaurants bookstore, bars, movie theatre. I attend the festivals. 
• I go to the Kinokuniya bookstore, the various Japanese restaurants in the 


mall and the crepe shop. The older generations frequently visit stationery 
stores.  


 
Input on area festivals and shops  


• Add shops that sell authentic Japanese goods   IN DRAFT 
• Add special shops with Japanese food, books, music, wares, tofu, manju, 


sake center    IN DRAFT 
• Add festivals. They are a good reason to visit. IN DRAFT 
• Create ways for visitors to participate in cultural activities so they leave 


with something more than a trinket   IN DRAFT 
• The Center is mess. It is either too commercial or too Japanese.   ??? 
• Main halls are too lifeless.   RENOVATE – IN RECOMMENDATIONS 
• More children’s activities and playgrounds for children.   PUBLIC 


REALM?? 
• Add an information office or center of Japan Town.   RENOVATION – 


IN RECOMMENDATIONS 
• Maintain outdoor plaza for community festivals and other activities and 


performances    PUBLIC REALM – ENHANCE PEACE PLAZA IN 
RECOMMENDATIONS 


• Would like to retain the Japanese bookstore.    IN DRAFT 
• J Town mall is the only “mall” outside Stonestown. It is absolutely 


necessary.    IN DRAFT 
• Should be as youth friendly as possible since youth like malls.   IN 


DRAFT 
• Keep the ethnic quality of J Town.   IN DRAFT 
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• I would love to see an art gallery in Japan Center for local Japanese-
American artists or even visiting Japanese, Japanese-American or Hapa 
artists.    IN DRAFT 


• A place to purchase local art that is Japanese inspired or by Japanese 
artists. (example: Tomoko Maruyama)    IN RECOMMENDATIONS 


• Add more film festivals, music festivals in the mall, and outdoor theatre.   
IN DRAFT – A COUPLE TIMES A MONTH NOW ISN’T ENOUGH??? 


• Would like to see an Asian-American theater festival.    TWICE A YEAR 
ALREADY? 


• Three or four festivals a year. They could coincide with Japanese 
traditional celebrations so they keep with the flavor of the area and they 
help the local businesses and economy.IN DRAFT 


• Important to attract shops that sell authentic Japanese goods and 
merchandise.   IN DRAFT 


• Restaurants need a lot of improvement. SF is a food town. Japantown has 
too little places to eat, especially attractive looking places for younger 
people. Izakaya, Yaki-tori, Yaki-niku, ramon, sushi. Most of the best 
restaurants (Japanese) are not in Japantown.    IN 
RECOMMENDATIONS 


• Bowling alley    IN RECOMMENDATIONS 
• Add an arcade in the Japan Center, a gathering place for youth with active 


games like Dance Dance Revolution.   IN RECOMMENDATIONS – 
COMING SOON. 


• Get Uniglo clothing store and other Japanese stores to Japan Center.    IN 
RECOMMENDATIONS 


• Need more varied types of activities within the mall.   IN DRAFT 
• Add craft and cooking demo-type stores.   IN RECOMMENDATIONS 
• Recommend that Japan Center function as a space/place for small non-


chain merchants with authentic connection to Jtown’s cultural character.   
IN DRAFT 


• More Japanese cultural festivals.   IN DRAFT 
• More stores which introduce the latest Japanese food, culture, etc. IN 


RECOMMENDATIONS 
• Adding any festivals is great as long as there’s notice to the neighbors and 


additional trash pick-up.    IN DRAFT 
• More activities and festivals would be a good thing. IN DRAFT 
• There are many redundant shops.   IN DRAFT 
• Should expand events.    IN DRAFT 
• Add lighting of central courtyard.    PUBLIC REALM  
• There needs to be more festivals.  IN DRAFT 
• Higher quality merchants generally, plus expanded uses like performing 


arts, galleries, and places to go for youth. IN RECOMMENDATIONS. 
• Japantown should have more festivals like we used to have Fall Festival. 


People can enjoy different cultural experiences right now. Spring we have 
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CBF, Samoan (?) Bon Festival and Star Festival (Ianabata). So think about 
what we can offer the public.   IN DRAFT 


• More various shops that offer Japanese and Japanese American goods and 
services.  IN DRAFT 


• Cherry blossom festival.  WHAT ABOUT IT? 
• More Japanese cultural festivals.  IN DRAFT 


 
Impact of construction 


• Demolition would displace many businesses for too long and be 
disruptive. IN DRAFT 


• Will the Center be attractive with the type of amenities to make J Town 
thrive for new visitors and locals?    ???? 


• Staged or phased demolition means the opportunity to make the open 
space better and a garage that doesn’t leak, is seismically safe, and 
commercial space functional for new business tenants, to attract a major 
tenant, to bring in community benefit.   NEEDS RESPONSE 


• I think the current Japan Center may be coming to the end of its “reign.”  
To continue to be a cultural hub of Japanese/Japanese-American culture 
and a retail/gathering space for the next 30-50 years changes to the 
physical aspects of Japan Center need to be made or at least looked at.  IN 
RECOMMENDATIONS 


• Demolition may open the door to new construction that is not compatible 
with J Town. It should be remodeled to add more activity / varied 
shopping stalls and types of businesses. More activity.    RENOVATE – 
IN RECOMMENDATIONS. 


• Could gradual renovation (done in phases) of the building be 
accomplished?    RENOVATE – IN RECOMMENDATIONS. 


• I heard remodeling existing J. Center to be more “open” and inviting, i.e. 
less closed and shut in, is limited by fact that shop fronts are inside and 
back areas used for storage are the outside walls. Can this be reversed? Or, 
can storage areas be put on the roof?    RENOVATE – IN 
RECOMMENDATONS. 


• This is a long-range project. What steps can be taken now to improve 
Japantown experience? E.g. clean up the mall, bring more activity into the 
plazas.   NEEDS RESPONSE 


• It’s hard for small businesses to survive a big change.     IN 
RECOMMENDATIONS 


• Is a “phased” demolition feasible? In other words, keep part of the mall, 
open part of the mall, open when the other part is demolished and new 
construction is built.     IN RECOMMENDATIONS 


• Add parking availability, especially for increase in new housing units. 
NEEDS RESPONSE 


• I agree that the massive development of Japan Center as proposed would 
destroy JTown’s “village” character, and would not preserve its cultural 
integrity.    IN RECOMMENDATIONS 
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• If you demolish, what happens to the current businesses? Go out of 
business? Will not be able to find reasonable accommodation. IN 
RECOMMENDATIONS 


• Demolish is too disruptive.  IN RECOMMENDATIONS 
• Would like to explore options beyond condo that is economically feasible 


for the project.    IN RECOMMENDATIONS 
• Make sure businesses have a place to stay open at the same time or they 


will disappear forever.   IN DRAFT 
 
City participation 


• Seek funding and grants at city, state and federal level for heritage and 
cultural preservation, open space and greening   IN 
RECOMMENDATIONS 


• Bring the Consulate back to Japantown.    IN RECOMMENDATIONS 
• Have SFUSD locate a Japanese bilingual program in Japan Center.   IN 


RECOMMENDATIONS 
• Mayor of Japantown who can improve Japantown.    IMPLEMENTING 


ORG - IN RECOMMENDATIONS  
• Need more woods, trees. We need many trees for each season.    PUBLIC 


REALM 
• Add more lights.   PUBLIC REALM 
• Add more trash bins.    PUBLIC REALM 
• They should also seek to integrate Fillmore St and that community.  IN 


DRAFT 
• More light.    PUBLIC REALM 
• Japan Center is owned by a company in L.A. This “landlord” has not been 


active or participating in JapanTown process. So how can discussion go 
forward on this project without them?    IN RECOMMENDATIONS 


 
How to preserve the mall 


• Add shops directory inside the mall    IN DRAFT 
• There are many existing openings onto Post and Geary streets that can be 


more pedestrian-friendly. Because the openings are existing, major 
structural elements of the building are not impacted.   IN 
RECOMMENDATIONS. 


• Japantown draws many Japanese natives for shopping. Perhaps a little 
more emphasis by additional services catering to the Japanese natives.   IN 
RECOMMENDATIONS 


• Need something for young adults to do and hang out.    IN DRAFT 
• Get tourists to the mall.   IN RECOMMENDATIONS 
• As part of feasibility studies, investigate which elements of Yamasaki’s 


original design could be added back in redevelopment. The original 
sponsor did not fund his original and much more beautiful design. Call 
Fumio Suda, 510-898-1208, www.fumioaia.com   IN 
RECOMMENDATIONS 



http://www.fumioaia.com/�
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• Find a way to get more active participation of Japantown merchant 
association.   IN RECOMMENDATIONS 


• Do not commercialize. Keep with the character.    IN DRAFT 
• Add physical space for indoor sports, such as ping pong, badminton, etc.   


IN DRAFT 
• Outdoor artist (music) and indoor regularly be there.    IN 


RECOMMENDATIONS 
• Connect both major buildings across Peace Plaza again. It is a hodge 


podge now.     IN RECOMMENDATIONS 
• Small but many activities.    ???? 
• Open up on Geary.   IN RECOMMENDATIONS 
• Collaborate with another street.    ???? 
• Japan Center is a mall of 1970 Japan.    RENOVATE – IN 


RECOMMENDATIONS 
• It is important for visitors to learn Japanese lifestyle. RENOVATE – IN 


RECOMMENDATIONS 
• Feel something of new Japan.    RENOVATE – IN 


RECOMMENDATIONS – NEW PEOPLE? 
• We can buy many things on the Internet. In my opinion, we prepare many 


small events in Japan Center. ??? 
• Japan Center needs to be better marketed. It’s a well-kept secret. Even San 


Franciso natives don’t know about or haven’t been to Japan Town.   
IMPLEMENTATION ORG – IN DRAFT 


• There is a perception of limited parking.    IN DRAFT 
• Needs to be more of a family destination and experience.   IN 


RECOMMENDATIONS 
• More monuments letting people know what’s in the center.  RENOVATE 


- IN RECOMMENDATIONS  
• Connecting all the buildings of Japantown – attract foot traffic.   BUILT 


FORM 
• Japantown seems to be lacking in attractions for teens and younger adults.  


The old Japantown Bowl was a “hang out” spot.  IN 
RECOMMENDATIONS 


• The Center needs a new “hip” place for younger adults.    IN 
RECOMMENDATIONS 


• Offer cultural activities.    IN RECOMMENDATIONS. 
• Attract young adults with food trucks, nightlife.    NEEDS A RESPONSE 
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 1 Japantown Community Meeting Exit Interview 


 
Community Outreach Program Community Meeting Exit Interview 


June 1st meeting 
 
Here are the mean scores for the 32 forms that we received. 
 


1. How satisfied are you with: Extremely 
Satisfied 


Very 
Satisfied 


Neither 
Satisfied 


nor 
Dissatisfied 


Very 
Dissatisfied  


Extremely 
Dissatisfied 


Your opportunity to provide input to the 
recommended changes to the neighborhood plan?   4.15       


How well the meeting design used your time?   4.03       


The facilitators in the small groups?   4.10       


 


2. To what extent do you agree or disagree 
with the following statements? 


Agree 
Strongly 


Agree 
Somewhat 


Neither 
Agree nor 
Disagree 


Disagree 
Somewhat 


Disagree 
Strongly 


The instructions for how to participate in 
tonight’s meeting were clear.   4.50       


I had a good understanding of the issues and 
recommendations discussed tonight.    4.12       


The handouts about the issues discussed at this 
meeting were easy to understand.   4.00       


There was enough time for me to contribute my 
ideas to the issues that were important to me.   4.06       


If I had a suggestion, I felt comfortable to offer 
my idea – either writing or speaking about it.   4.48       


I feel that my input to the recommendations was 
heard.   4.67       


I know how to provide further input and solutions 
to the Organizing Committee.   4.28       


  
 


Please turn over to the back page  
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 2 Japantown Community Meeting Exit Interview 


 


3. How likely are you to: Extremely 
Likely 


Somewhat 
Likely 


Neither 
Likely nor 
Unlikely 


Somewhat 
Unlikely 


Extremely 
Unlikely 


Follow up with further input about the plan? 
   4.48       


Join the next community meeting on June 27 at 
6:30pm, if you are available?   4.52       


Tell your friends and neighbors about the next 
Community Meeting on June 27 at 6:30pm?   4.29       


Recommend that your friends or neighbors attend 
the next three Community Meetings?   4.30       


 
 
4. What would you suggest we do differently to make future Community Meetings more 
effective?  


 
 
 
 
 
 
 
 
 
 
 
 


 
 
 


Thank you for your feedback.  
We hope to see you again! 


See following sheet for the typed comments. 
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 3 Japantown Community Meeting Exit Interview 


 
JAPANTOWN COMMUNITY MEETING, JUNE 1 


EXIT INTERVIEW COMMENTS 
 
A total of 32 forms were returned.  Not every form had a comment. 
 
Have the break-out groups further apart or in different rooms.  It was very difficult to hear the 
speakers in the breakout groups because of the other breakout groups. 
 
Cut off people who talk too much 
 
If possible, send the agenda & handouts by email before so we can review the topics in more 
detail and come with more thought out answers.  Otherwise, though, this small group ideas was 
a great way to do it.  Thank you! 
 
I thought everyone did a great job with the amount of time given.  With so many familiar people 
in the discussion groups, perhaps people didn’t feel comfortable sharing their opinions. 
 
Are we starting all over from zero?  Weren’t there committees working on these areas for the 
last year or two?  Couldn’t we have started by hearing the ideas they worked up?  You might 
have gotten much better discussion if you had let us know your thinking rather than starting 
with “What are your ideas?”  That’s where we were 2 years ago.  Apparently these committees 
have nothing to contribute? 
 
Good outreach.  More time to understand & absorb material and concepts. 
 
Better visual pictures of plan, choices, improvements. 
 
Meet in separate rooms for break out sections.  Sometimes distracting when other groups are 
talking. 
 
Get the private and government communities involved. 
 
Allow more collaboration or discussion. 
Have people introduce themselves  community member, someone who frequents 
neighborhood, representing an organization? 
 
Map of zoning area renderings. 
 
Email reminder a few days before the meeting to access the website to refresh yourself on 
proposed plan / issues. 
 
I think the flow of the meeting went well.  Using the Post It notes helped to save time but 
everyone was able to put their suggestions down. 
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 4 Japantown Community Meeting Exit Interview 


 
I couldn’t hear very well.  Maybe need a soft microphone to pass around. 
 
More time! 
 
More people! 
 
Small groups should be a regular occurrence. What is the timetable when actual construction 
will begin? 
 
Hearing was very difficult at station 2 (cultural character) in front right corner. Have group face 
east wall rather than corner might improve this.  Seemed to work at station 1 & 3. 
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COMMUNITY MEETING NOTES 
JUNE 1, 2011 
GROUP 2 OF 3:  BUILT FORM 
TOPIC LEADERS:    GLYNIS NAKAHARA 
 
 
 
 


 
Japantown Town Hall – June 1, 2011 


 
Notes from Cultural Character (Group 2) 


 
Recorded by Jenny Niec and Kris Schaeffer 
Typed by Jenny Niec 


 
Ideas and Suggestions: 
 
Building height/density 
 
Buildings should be no more than 5 stories high 
 
I don’t agree that the heights of the buildings should be high. This will make 
the community not feel like a town, but rather too corporate and will block 
important landmarks. 
 
No tall buildings! 
 
Recommend current height limits 
 
Stay with current height limitations 
 
Existing heights are enough to expand the space for new business 
opoortunities. 
 
Keep heights as is! 
 
Part of what makes the Japantown neighborhood so great is that it’s actually 
a neighborhood.  Big bulky towers make sense downtown, but not in a 
neighborhood. We must do everything we can to protect the immediate 
neighborhood and our surrounding area as well. We can build new housing 
and create density without big, bulky high rise building that create shadows, 
take away from our neighborhood feel, and make Japantown less inviting to 
residents and visitors. 
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High rises should be OK in certain areas (such as next to that are already 
high rises within certain areas) 
 
Keep the density high enough but not affect businesses too much 
 
Can add density without huge towers 
 
Change heights based on flexible zoning controls 
 
Buildings no higher than 40 feet at peak 
 
Make sure amended plan applies height guidelines to entire area. For 
example: original plan tacitly approves 400 foot high building at 1481 Post. 
This is completely out of scale and appears to endorse omitting city 
guidelines requiring 115 feet of space between towers. At earlier meetings, 
planning staff promised to consider these problems, but they were ignored in 
printed plan. 
 
Building design/Japanese design 
 
The traditional Japanese building  (except Tokyo, Yokohama, etc.) is small 
residential/commercial space. If we want to emulate the Japanese 
community, we should do the same. 
 
The design should have a Japanese feel to new buildings, especially along 
Post, Geary, and Sutter, where most of the commercial businesses are 
located 
 
Efficient use of space for architectural design 
 
If any building does take place, the design should try to conform to the 
surrounding area and reflect Japanese concept design. 
 
Buildings should have Japanese architectural aspects unique to Japantown, 
not to SF in general, not like the ugly building on Post at Webster 
 
Keep traditional 
 
Soft wood finishes 
 
Geary Blvd. should architecturally look Japanese. It is so nondescript now. 
Japantown is not visible from Geary. 
 







Japantown Community Meeting, June 1 – G2, Cultural Character, Flip charts 
  


3 


Design has to be more authentic Japanese 
 
Some things that make Japantown and Japanese culture different and 
unique: 


- The use of clever architecture design in small spaces 
- Edo style villages 
- Wooden kanji signage 
- Rooftop beer garden 


Note from typist:  The yellow highlighted part was from a sticky note that I couldn't read too well, but I 
think we captured those ideas on the other charts too. 
- Infill of additional space maintain allowable height and bulk 
- Glass contemporary curtain wall construction for added floors leaving 
traditional Japanese design style intact 
- None to obscure sight lines to pagoda on the East and West end additions 
- Cultural museum and performing arts center in glass to reflect pagoda and 
open up plaza – like NYC’s Lincoln Center 
- ??? Share some quality condos with affordable units and ?? 
 
Concerned about design that has divided us. Not coherent, elements not 
connected. 
 
Building facades are not welcoming. 
 
Compatibility – to existing grain as well as old Victorians with variety 
 
Need a symbol of the community 
 
More Japanese architecture and influence in the buildings when renovated. 
The Buchanan Mall (Osaka Way) is the most Japanese style area, while the 
rest of Japantown lacks this influence and design. Chinatown has a Chinese 
style, and architecture is a major tourist draw to SF. Japantown could be a 
great architectural destination. 
 
For new development: urban design should be compatible in scale and have 
variety in form 
 
Japanese design means: 


- efficient use of space 
- Buchanan Mall elements: softness, woods, subtle colors 
- New Tokyo design elements – (e.g.: egg shape) – blend new Asian 


with old 
- Glass “curtain wall”: all glass open at fountain and seen from Geary 
- Transparency 
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Green space/open space/landscaping 
 
Greening the neighborhood 


- added trees 
- water reuse (gray water) 
- plants 


 
Bonsai 
 
Reflecting ponds 
 
Courtyards, rooftop gardens 
 
Need better open areas, nicer landscaping 
 
Maybe cherry blossom trees on Geary Blvd. 
 
Use good architects or designers to change the landscape of Japantown 
 
Enhance present open spaces in Japantown areas such as: Peace Plaza, 
Webster Street between Sutter and Post 
 
Not only should the Japanese character be maintained in the buildings, but 
there should be more “green” areas, such as trees, plantings, etc. to make 
Japantown more attractive. 
 
Cultural character should encompass Chapter 6, and strong, beautiful, and 
coordinated landscaping to enhance character of our commercial buildings 
and malls. There are also some beautiful residential gardens in residential 
complexes nearby – make them more accessible. 
 
Landscaping is critical. We’re not there yet. 
 
Open space with green gardens 
 
Making an iconic monumental landscape, park, or open space, is a good 
strategy for enhancing community’s identity, and is also a good approach for 
sustainability. 
 
Bring people to Japantown for the community’s purpose, not only for 
shopping and consumption. 
 
General 
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Pedestrian orientation and open space is important for any development to 
work, together with housing and community-oriented shopping areas, to 
make the development sustainable. 
 
Activate streetscape to provide activity 
 
Geary Blvd. – build “castle”-type walls with walking trails 
 
 
Japantown can’t stay as is. Need to attract younger adults.  
 
Density = Money = Festivals 
 
More interaction with street 
 
Nature of the community is interacting with each other 
 
Make Geary Blvd. frontage more inviting 
 
Geary side is very unattractive and not inviting! 
 
Geary should have better access, feel safe and inviting – more cultural 
feeling and historic information that is easy to read and learn about. 
 
More commercial frontage on Post 
 
Neighborhood/community feel, cultural character 
 
Keep as much Japanese influence with plant species in landscaping, while 
increasing canopy coverage to mitigate any negative development impacts 
(even with special permission from DPW for exceptions) 
 
Focus on a symbol of Japantown 
 
Japantown is now a shopping center. So I don’t know where is the center of 
Japantown. 
 
Gates (something like what Chinatown has) at more of a “front door” to 
neighborhood in a busy area 
 
Geary Blvd. – a “wall” after Kabuki to Japantown garage – make like a 
Japanese castle wall. 
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Easier accessibility via Muni 
 
Extend cable car to Japantown 
 
Link tourist experience to Japantown 
 
Possibly consider rezoning for fewer restaurants and more community 
spaces, event spaces, or even other commercial spaces. 
 
Peace Plaza 
 
Restore Peace Plaza – make it more welcoming. 
 
Restoration of Peace Plaza (to what it was like before it was demolished) 
 
 
Signage 
 
Allow vertical flag-style signage in specific areas designated for cultural 
character 
 
Wayfare signage, e.g. placques 
 
More signage on Geary 
 
 


Questions: 
 
Is cultural character to be applied to the intrinsic character of the building or 
for the “USG” (usage??) applied to the building? 
 
Are there plans to expand the pedestrian areas (car-free zones)? 
 
How can standards be developed that are consistent with Japantown’s 
cultural character? (e.g. Victorians, “Japanese” architecture, old or new? or 
both?) 
 
Who can provide/create design guidelines – someone in the Japantown 
community? 
 
Would like to learn more about landscaping options/designs. Are rooftop 
gardens a possibility? Plans for trees? 
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Are the proposed guidelines to be applied uniformly throughout Japantown, 
or are there to be specific guidelines for specific areas? 
 
What are the streets that define the entire planning area? 
 
On which side of the streets are the setbacks proposed? 
 
What is a large parcel design? (1/2 acre or larger, about the size of 4 
standard lots or larger – per Paul Lord) 
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COMMUNITY MEETING NOTES 
JULY 31, 2011 
GROUP 1 OF 2:  COMMUNITY ECONOMIC DEVELOPMENT / 
COMMUNITY LAND TRUST 
TOPIC LEADERS:   HIROSHI FUKUDA / BOB HAMAGUCHI 
 
 


 
Japantown Community Meeting on July 31 


- Community Land Trust – 
 


Recorded by Kris Schaeffer 
Sorted by Bruce Gross 
Typed by Sawako Kubo 
 
Topic Leaders: Hiroshi Fukuda and Robert Hamaguchi 
 
Q1.  Vote 
 
Q.2  What businesses should be in Japantown? 


Cultural/Entertainment 
▪ As the Special Use District is being planned, a cultural/entertainment focus should be 


considered. Asian American arts/ cultural organizations such as Kearny Street Workshop, 
Asian American Theater Company, national Japanese American historical society and 
others should be considered 


▪ Prioritize focus on culture/ traditional values, commercialism, arts and activities 
▪ All businesses that cater to or depict Japanese culture with approval of community 
▪ Japantown is to be cultural. That is the significance of the name 


▪  
Educational Institutes 


▪ Cooking school 
▪ Language school: People who want to study Japanese are also interested in Japanese 


culture, so they would be spend time in J-town.  


Youth and Young Adult Place 
▪ Bowling  
▪ Youth events 
▪ Youth gathering place 
▪ Inform youth of cultural classes and events. 
▪ Newspaper is very important for Japanese American Community 







▪ Hamilton Playground is difficult for families with young kids to use because of lack of 
parking 


▪ More youth-oriented businesses, i.e. “urban design” clothes boutiques (fat lace & 
formerly Super 7) 


▪ Little Tokyo in LA has far more of these businesses offering a more youth-oriented 
neighborhood. 


▪ Japantown needs a dedicated space for youth/young adults to serve their needs and 
interests outside of sports and other structural programs. 


▪ As a long time community member no business brings me to Japantown. None really 
bring me in. Current businesses also don’t bring in community members to stay. We 
need youth/young adult space to bring next generation in to stay in the community. 
Needs to be unstructured hang out spaces, art spaces that we don’t have. Japanese 
American small businesses as well. 


 Businesses & Institutions 
Restaurants/Food/Shops 


▪ Bookstore 
▪ Food truck night for Asian food? (food truck business is traditionally difficult in the 


city) 
▪ Bar 
▪ Food/Groceries 
▪ Food truck restaurants? 
▪ Japanese restaurants and grocery/pastry stores bring me to Japantown 
▪ Manjyu (Benkyodo) brings me to J-town 
▪ Small tofu business 
▪ Japanese products and fish markets 
▪ Japanese tea tasting room businesses 
▪ Grocery stores bring me to J-town 
▪ Attract more residents: Japanese clothing shops, late night bars/izakayas/restaurants, and 


outdoor café. 
▪ Specialty retail like Kimono shop 
▪ Would like to see more: Yakitori, Okonomiyaki, Bento Specialty, Japanese curry, 


Japanese spaghetti, beef bowl, vegetarian, tofu. 
▪ Businesses that bring me to Japantown: Nijiya, Pika Pika, Benkyo-do, Kinokuniya, 


May’s café, Tanpopo.  
▪ I come for PikaPika, Kinokuniya, and Benkyodo 
▪ A lot of local Japanese, frequent visitors who are lovers of Japanese cuisine have said 


the quality and taste of most of the restaurants are not as interesting as others in outside 
of Japantown. 


Arts  
▪ Gallery or some other art related facility 
▪ Martial arts 







▪ Performing arts center 
▪ Genryu Arts willing to step-up and be a part of addressing the maintenance and 


improvement to Peace Plaza. Japanese/Japanese American Art non-profits/profit based 
institutes/businesses. Promoting visual and performing art businesses. 


▪ Japantown needs performing arts space—especially serving smaller groups that can’t 
afford the Kabuki Theater or need more technical elements (sound, lighting) than 
Kabuki offers. 


 


Japanese-Based Chine Stores/Corporate 
▪ Get large Japanese corporations (e.g. Sony, Toyota, Hitachi, etc.) to share a space or 


rotate to showcase products (at very minimal cost – share rent) – concept to promote 
goods – so that these corporation can donate money and advice to this community. 


▪ Business that reflect contemporary Japan like New People: Nintendo, Sony, Toyota, 
Matsuda, Nissan, and Honda 


▪ Hot stores in Japan: Big Camera (electrics/discount store), Miki House (Kids cloth 
shop), UNIQLO 


▪ Japanese products introduced in J-town one year out. Sony, Toyota, etc. only available 
in J-town would create regional draw  


▪ Small businesses and chain-store employers should be considered to establish presence 
in J-town. 


▪ Japanese department store satellite location (Japan-based) 


▪ Japanese toy store with play area for kids 
▪ It would be nice to see a Japanese “Department” type of department stores in Japantown 
▪ Want to see Japan-based formula-retail; more diverse retail towards i.e. electronics want 


a sports bar. 


▪ Japanese chain could be draw. The current Japan Center lacks any connection to today’s 
Japanese shoppers saves for Nijiya, Kinokuniya, and number of restaurants. Encourage 
Japanese retailers could revitalize the overall economy. 


▪ Japanese chain like Mitsukoshi, Hankyu (department stores) 
▪ Japanese electric merchants’ store we need as camera, computers, etc. Japanese doll and 


craft shops will be nice too. 
▪ Businesses I want in Japantown: Uniqlo, Japanese-based restaurants, Muji, Self-edge 


(it’s in the Mission), Family Mart (convenience store). 


▪ I want more stores that are exclusive to Japantown 
▪ Japanese quality goods 
▪ Mixed use – retails and production focused on Japanese-based products 


Open Space and Landscape 







▪ Somewhere to hang out as a family 
▪ Experience – more Japanese style landscaping, more stores with old traditional Japanese 


and antiques 
▪ Better lightning with Japanese theme 
▪ Peace Pagoda brings me to Japantown 


▪ Need a family friendly gathering place/park or play space 


 
Non-Profit Organizations 


▪ There is a need for more non-profits to operate in J-town (e.g. Japantown Arts – aka 
JAM) with low rent. Maybe an art and cultural location. 


▪ Proposed free shuttle from Union Square to Japantown (For detail: 
www.project.ning.com) 


▪ Nichibei Foundation needs support from community. 


Festival and Activity 
▪ Community programs and festival also bring me here 


▪ I come to volunteer at various organizations 


Other 
▪ Explore option for local hire (see SF initiative) 


▪ Explore idea of private companies that move in to contribute number of local 
community  


▪ Japanese Consul General Office should be in Japantown. 


▪ Do not prohibit formula retail, but maintain community approval process 


▪ Historic businesses, buildings, and homes should be remained 


▪ Need a business retention strategy of culturally significant businesses 


▪ We already have businesses coming into Japantown undercutting and not 
considering impact it is divisive the question of small businesses need expanding 
and defining ownership of 2 or more businesses by one owner and family. 


▪ Too many businesses are owned by one owner family. 
▪ A good mix of contemporary and traditional businesses 
▪ Decide on consumer audience and needs to develop J-town branding strategy 


 
 Community Land Trust 


▪ How do we identify who would realistically be willing to invest in building the financial 
base for the CLT? 


▪ How will CLT be governed and managed? How will diverse representation be 
guaranteed? 



http://www.project.ning.com/�





▪ How will preservation of authentic Japanese America/Japanese activities and businesses 
be preserved. Even if the CLT lowers cost of those businesses, the real problem is 
continuity beyond current owners. 


▪ In this climate, I am skeptical about attracting enough money for CLT properties and 
operation. But idea of community ownership is ideal. No doubt about that. 


▪ I’m concerned about fundraising for CLT undermining fundraisers for other Japantown 
non-profits. Not enough to go around. 


▪ Commercial CLT needed to keep J-town alive and to survive  


 
 Special Use District 


Agree to expand SUD 
▪ Keep SUD. 


▪ Prohibit Formula Retail to protect small businesses. Large Japanese department retail 
might draw large numbers of new customers.  


▪ Agree—family owned stores should have 1st priority. Japantown is not a strip-mall, but 
rather a neighborhood with businesses where people know one another. Need more 
space for non-profit—with low rent. 


▪ Some protection/safeguards should be considered for “Big Box” employer such as “Wall 
Mart” “Target” and the like  


▪ Formula retail presents a serious threat to small businesses, as many landlords prefer the 
deep-pocket security of a chain to a small locally owned business.—So strong 
restrictions on Formula retail need to be continued—either by bans or by additional use 
conditions that address community objections. 


Disagree to expand SUD 
▪ No need to expand SUD beyond core commercial area. There are other mechanisms for 


protecting individual properties. 
▪ No, franchise can overwhelm smaller malls and other stores.—Keep ordinance to 


restrict formula-retail, but formula-retail that is Japanese authentic formula retail may be 
allowed.  


▪ No, I don’t want the ordinance to be extended to ban all formula-retail. I’m all for 
supporting small businesses, but not even letting certain stores enter Japantown will 
prohibit the growth potential of Japantown. I would rather have Japantown as a vibrant, 
desirable community with Japanese retail, rather than have it be a dying retail location 
with no economic drivers. Uniqlo and Muji are chains and we wouldn’t want to prohibit 
them from coming to Japantown.  


▪ Rather than an outright prohibition it would be nice to have a review of each 
formula-retail that wants to be here in Japantown. 


▪ I do not support blanket ban as I would like to see for example, successful Japanese 
chains launch their North America operations in San Francisco Japantown. MikiHouse 







(In Hawaii already), Uniqlo (clothing NY), Tokyo Hands (variety), BIC Camera 
(electronics discount). 


▪ Should be a balance or taken in a case-by-case basis since many small businesses aren’t 
moving into Japantown—so would it be better to have empty store fronts and prohibit 
formula retail stores like Daiso? I don’t think so. 


▪ Formula retail: - cannot restrict all formula retail. Some businesses may be vital for 
Japantown. Have to look at all proposals on a case by case basis. You can still protect 
existing, small businesses.  


▪ SUD should maintain conditional use permit NOT wholesale restriction. Prohibiting 
formula retail may squash opportunities that we want a chance to consider. Also careful 
consideration of businesses that could increase foot traffic vs. negative impact to 
existing businesses. 


Questions 
▪ Special Use District needs to be explained in detail. What is formula retail? I 


wouldn’t say prohibit need community/local business but those businesses need to 
be supported. Should be taken on a case by case basis can’t be a blanket ban. Must 
look at pros/cons priority for family business.  


▪ SUD is important. But critical question is where planning and land use controls 
go.-SUD may not be the sole code location.- Ex. A Japantwon NCD with appropriate 
zoning controls may be a better home for use conditions, sizes, etc. 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 
 
 
 
 
 
Discussion Note 


Businesses and Other 


▪ Restaurants 


▪ Japanese Council 


▪ Cultural center (JCCCNC) 


▪ Culturally oriented businesses 
- Promote Japanese American relationship here and at the country  


▪ Dentou 


▪ Affordable multi-generational housing 


▪ Cultural and crafts associations 


▪ Small businesses 


▪ Uniqlo: from Japan, only one in New York, not on East cost 


▪ Why Minamoto Kiccyouan in downtown? 
- They want store near Union Square where tourist come 


- Japanese used to look down at Japanese American and other locals (not as much 
as before nowadays), so they are in downtown 


- Japanese businesses are trying to upscale their businesses? 


- Practically: traffic 


▪ Major department stores 


▪ Affordable housing for Nisei 
▪ Create incubator spaces to cultivate new businesses we want e.g. tofu 


 
SUD – Is this important? 


▪ Balance small businesses with need for vitarity 


▪ Incoming Korean small business – Is that also a part of the question? 


▪ Life blood of community 


▪ Formula-retail: attract traffic and than small businesses benefit 
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I. Introduction 


A. Background  


San Francisco’s Japantown is located on the north side of Geary Boulevard, with the Fillmore 
District to the west, the Western Addition to the south, Cathedral Hill to the east, and Pacific 
Heights to the north. Japantown is comprised of numerous locally-owned, family-run restaurants, 
retail stores, and service providers in the Japan Center, Buchanan Mall, and along Post and Sutter 
Streets. Fillmore Street is another important neighborhood commercial street, which serves the 
Fillmore District south of Geary and the Upper Fillmore area to the north.  


In May 2009, the Planning Department published the draft Japantown Better Neighborhood Plan 
(“Draft BNP”), which presented a vision for Japantown’s future development, including 
substantial increases in allowable density at key properties such as the Japan Center. The map on 
the following page shows the boundaries of the Japantown Better Neighborhood’s Plan Area. In 
June 2009, following public comment, the Planning Commission sent the Draft BNP back to the 
community for further review, analysis, and refinement. A Japantown BNP Organizing 
Committee was formally established by invitation of Supervisor Ross Mirkarimi and the Planning 
Department to conduct this review. 


During the past year, the community has reviewed the Draft BNP and the Organizing Committee 
has formulated planning principles and recommendations focused on the following goal: “To 
preserve, restore and enhance Japantown as a vital, prosperous, and livable community that 
authentically reflects, embodies and continues its cultural heritage and history into the future.” 1  
Related to this goal, the Organizing Committee has been exploring the formation of a Japantown 
Community Land Trust (CLT). The idea of forming a CLT in Japantown has been discussed for 
over a decade as a way for the community to acquire ownership of key properties in order to 
preserve and enhance culturally relevant uses. 2   


The Organizing Committee and community have identified the Japan Center as one of the key 
properties for potential acquisition by a CLT. Japan Center is home to numerous Japanese-owned 
and Japanese-oriented businesses, including restaurants, clothing stores, food retailers, and a 
range of other specialty and general merchandise stores, and its long-term health is integral to the 
community’s cultural heritage.  


                                                        
1 Japantown Organizing Committee. Planning Overview. Community Meeting Handout, June 27, 2011. (http://www.sf-


planning.org/ftp/files/Citywide/Japantown/Japantown_Meeting2_Handout_Final_Draft_6-27-2011.pdf). 
2 Formation of a CLT was recommend in the report, Concepts for the Japantown Community Plan, prepared by the 


BMS Design Group in 2000 and was recommended again in the Draft BNP. 
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B. Purpose of Study 


In early 2011, the Planning Department contracted with Seifel Consulting Inc (Seifel), Van Meter 
Williams Pollack (VMWP), and the Japantown Task Force to analyze the potential for a CLT to 
acquire and renovate the Japan Center East and West, also referred to as Miyako Mall and 
Kintetsu Mall. The team’s work was done in collaboration with Burlington Associates who 
worked under a separate contract, funded by the Ford Foundation, to explore the feasibility of 
forming a Japantown CLT. The following report provides an analysis of the Japan Center; a 
discussion of opportunities and constraints related to a potential acquisition and renovation; and a 
financial analysis examining the potential cost of acquisition and renovation as well as potential 
funding sources. This analysis does not address other properties in Japantown such as the 
Kinokuniya Mall or Kabuki/Sundance Theater.  


C. Methodology and Limitations 


This Study provides a preliminary analysis of the potential for a CLT to acquire and renovate the 
Japan Center based on publicly available information including assessor parcel records; input 
from lenders and brokers; discussions with retail developers and mall operators; a review of 
relevant market data; and a preliminary structural assessment of the existing Japan Center parking 
structure. 3 Key assumptions and limitations are listed below: 


• The analysis focuses on acquisition of properties owned by 3D within the Japan Center 


East and West Buildings. This study is focused on properties known as the Japan Center East 
and West, which are more commonly referred to in the community as the Miyako Mall and 
Kintetsu Mall. The Japan Center is bounded on the east by the Kabuki Hotel and on the west 
by Webster Street. This analysis also explicitly focuses on acquisition of those portions of the 
Japan Center East and West owned by 3D Investments (“3D”), and does not address costs for 
acquiring other portions of the Center. It is assumed that if a CLT could acquire the 3D 
properties, it could work with other owners to formulate a cooperative agreement for 
renovation of the Japan Center. 


• The analysis focuses on renovation rather than replacement of the existing Japan Center 


buildings in order to minimize disruptions to existing businesses and garage operations. 


The Draft BNP considered various redevelopment scenarios for the Japan Center, but did not 
evaluate the potential to renovate rather than replace the buildings. In contrast, this Study 
explores the possibility of renovating the center without making substantial changes to the 
existing building footprints and/or the gross square footage. Based on a preliminary structural 
assessment, the Center could potentially be renovated within its existing footprint without 
triggering a need for substantial seismic upgrades of the mall buildings and/or parking 
garage. The Organizing Committee wanted to understand the potential for a renovation 
scenario in part because existing businesses could be better accommodated through the 
phasing of construction work and temporary relocations. Also, the Japan Center parking 
garage could continue to operate during a renovation if it did not trigger a need for substantial 
seismic work on the garage. By comparison, the redevelopment of buildings to add additional 
floors or replace them with new buildings would result in the closure of the Center and 


                                                        
3 Rutherford & Chekene. Memo: Summary of Propose Structural Schemes for Concepts A, B, and C. May 19, 2008. 
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garage for a substantial time period (e.g., two years), disrupting existing businesses and 
affecting the broader neighborhood. 


• The analysis is based on best available data, but does not reflect actual financial and 


operational data from the property owners. As part of this analysis, the Japantown Task 
Force reached out to the majority property owner of the Japan Center, 3D; however, 3D 
declined to provide detailed financial and operational information that would support a more 
complete analysis of existing value of the center and other issues related to potential 
acquisition. A more complete acquisition analysis of the Center would require detailed 
information regarding operating income and expenses as well as additional architectural and 
structural assessments of the Center and parking structure. Consequently, this preliminary 
analysis provides a rough estimate of the cost to acquire and renovate the Center, which 
would require substantial refinement based on the full cooperation of the existing property 
owners if the CLT were to pursue acquisition. 
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II. Japan Center Overview 


The Japan Center measures approximately 133,000 square feet: 56,000 square feet in the Japan 
Center East and 77,000 square feet in the Japan Center West. It is owned by three parties: 3D, 
Union Bank, and Kyo D & Hee Ae Lee. As shown in Table 1, 3D owns the majority of the 
property: 105,000 square feet, approximately 80 percent of the Center’s gross area. The Japan 
Center Ownership diagram shows the Center’s parcels and identifies the portions owned by each 
entity. Union Bank owns its branch location on Post Street and the retail space above. Kyo D & 
Hee Ae Lee own retail spaces in the southwest corner. As noted above, this analysis focuses on 
the potential cost of acquiring and renovating the 105,000 square feet owned by 3D.  


Table 1 
Ownership 


Japan Center Analysis 
 


 


 


 


 


 


 


A. Building Efficiency 


Opened in 1968 as the Japanese Cultural and Trade Center, the Japan Center was designed 
primarily as an exhibit space rather than a shopping center. Consequently, the buildings have an 
unusual configuration. The Japan Center East is particularly inefficient, with approximately 50 
percent of the structure dedicated to unleased common areas. The Japan Center West is more 
efficient, with approximately 75 percent of the building available for lease, but it also suffers 
from an awkward layout and poorly configured common areas. With a highly inefficient layout, 
the Center is not currently an attractive, dynamic space retailers and their customers. 


Floor Area in Square Feet


Ownership 3D Other Total


Japan Center East (Miyako)


Mall Level 22,785         8,035           30,820         
Upper Level 18,717         6,880           25,597         


Subtotal 41,502         14,915         56,417         


Japan Center West (Kintetsu)


Ground Level 11,275         13,261         24,536         
Mall Level 52,000         -              52,000         


Subtotal 63,275         13,261         76,536         


Japan Center East + West 104,777       28,176         132,953       


Source: Robin Chiang and Company.
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Table 2 
Building Efficiency 


Japan Center Analysis 


 


 


 


 


 


 


B. Assessed Value 


Table 3 presents the recorded purchase price and current assessed value of 3D-owned properties 
in the Japan Center. Their 2006 purchase price was $19.7 million, and current assessed value is 
$20.9 million. As increases in assessed value are limited by Proposition 13, the current assessed 
value should not be considered an accurate estimate of current market value. Nonetheless, these 
figures provide a useful benchmark of the potential cost of acquiring properties from 3D. 
Approximately 75 percent of the value of the Japan Center properties ($15 million) is in the Japan 
Center West, which accounts for approximately two-thirds of the leasable area. This discrepancy 
in value is discussed in further detail below. 


Table 3 
Assessed Value 


Japan Center Analysis 


 


 


 


Ownership 3D


Japan Center East (Miyako) Leasable Gross Efficiency


Mall Level 9,595             22,785           42.1%
Upper Level 11,364            18,717           60.7%


Subtotal 20,959           41,502           50.5%


Japan Center West (Kintetsu) -                 
Ground Level 9,483             11,275            84.1%
Mall Level 36,834           52,000           70.8%


Subtotal 46,317           63,275           73.2%


Japan Center East + West 67,276           104,777         64.2%


Source: Robin Chiang and Company.


Floor Area in Square Feet


Owner/Details APN 1 Last Sale Sale Price FY 2010/11 AV 2


Japan Center East Assocs LP (3D) 700024 5/17/2006 - $2,643
22 Peace Plaza 700025 5/17/2006 - $5,291
Square feet: 41,502 700026 5/17/2006 - $2,643
Price/sq ft: $120.48 700027 5/17/2006 - $5,142,842
AV/sq ft: $127.62 700031 5/17/2006 - $142,922


Subtotal $5,000,000 $5,296,341


Japan Center West Assocs LP (3D) 700006 5/17/2006 - $5,293
11 Peace Plaza 700006 5/17/2006 - $26,464
Square feet: 63,274 700009 5/17/2006 - $12,137,913
Price/sq ft: $232.32 700010 5/17/2006 - $1,868,591
AV/sq ft: $245.96 700012 5/17/2006 - $1,524,517


Subtotal $14,700,000 $15,562,778


Total 2006 Sale Price FY 2010/11 AV


Japan Center East + West $19,700,000 $20,859,119


1 Assessor Parcel Number (APN).
2 Fiscal Year 2010/11 Assessed Value (AV).
Source: City and County of San Francisco Assessor.
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Note: Parcels appear to overlap because first-story and second-story 
parcels are overlaid. Label dots indicate the center point of each parcel.
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III. Opportunities and Constraints Analysis 


Table 4 provides a summary of opportunities and constraints related to the existing operation of 
the Japan Center and its potential acquisition and renovation. The opportunities and constraints 
analysis includes observations provided by mall development and leasing experts who toured the 
site. This analysis was key to developing a recommended renovation program that would help to 
recast the Japan Center as a vibrant and contemporary retail space. 


  







Table 4. Summary of Opportunities and Constraints


Japan Center


Japan Center 


Attributes


Opportunities Constraints


Ownership The Japan Center East and West (the "Center") is largely 
held in single-ownership, creating an opportunity to 
work with the primary owner (3D Investments) to 
preserve and enhance a substantial number of key retail 
uses in Japantown. 


The Center is partially owned by other property owners, 
creating an obstacle to major redevelopment / 
renovation without securing cooperation of multiple 
parties, an complicating efforts to reconfigure building 
to provide attractive, street front spaces that would 
appeal to strong new anchor tenants.


Access / 


Visibility


The Center is located along a major transportation 
corridor (Geary Blvd) with planned bus rapid transit, 
creating the opportunity to attract substantial pass-by 
traffic into the Center by improving signage and 
building entrances, particularly along Geary Blvd and 
Post Streets. A strengthened connection between Japan 
Center and Buchanan Mall would strengthen the flow of 
patrons throughout Japantown.


The Center does not provide an open and welcoming 
presence to the surrounding streets. Entry points are non-
descript and/or "hidden." The lack of visibility into the 
buildings from surrounding streets does not allow 
passers-by to see the retail/restaurant offerings inside.  
The poor choice of paving materials and the lack of 
continuity in design between the Buchanan Mall and 
Peace Plaza detract from their connectivity, inhibiting 
patrons from experiencing a holistic Japantown 
shopping experience.


Signage / 


Branding / 


Marketing


The Center and its retail offerings could be better 
integrated into the neighborhood. Improved signage on 
the exterior of the building, and design improvements 
with a more contemporary Japanese/Asian focus would 
better brand the Center and attract more patronage from 
visitors to San Francisco and from San Francisco 
residents and workers living in Pacific Heights and 
other nearby neighborhoods. Additional cross promotion 
of events and cultural programming by the Center and 
community organizations would attract additional 
customers.


The Center lacks a comprehensive marketing strategy.  
The lack of signage on the exterior of the building 
inhibits the success of retail/restaurant offerings inside. 
Signage along Geary Blvd is not scaled for a major 
arterial street, where large, bold signage would be 
typical for a major retail development. The Japantown 
Task Force plays the role of marketing coordination for 
the neighborhood, but lacks resources to provide a more 
comprehensive marketing campaign without the support 
of a business improvement district.


Age / 


Building Condition / 


Aesthetics


The mall's performance could be improved through 
investments to enhance the customer experience,  create 
more vibrant retail and public spaces and convey a 
modern Japanese aesthetic. ULI notes a trend away from 
bland shopping environments toward beautiful, inviting, 
authentic places that entice people to linger and enjoy 
the shopping experience with features such as top-notch 
landscaping, interesting art work, and use of high 
quality materials for benches, fountains, and other 
common area features.*


Opened in 1968 as the Japanese Cultural and Trade 
Center, the mall was designed primarily as an exhibit 
space rather than a shopping center. More than 40 years 
old, the buildings show their age and suffer from the 
lack of upgrades.  Deferred maintenance, drab interior 
and exterior finishes, poorly configured spaces and 
confusing circulation systems, detract from the Center's 
appearance and functionality as a vibrant retail center. 
Among the reported deferred maintenance issues is 
water leakage from the Japan Center into the parking 
garage.


Building Layout / 


Internal 


Configuration


The utilization and configuration of spaces within the 
mall buildings could be improved to create a first-rate 
food court that would activate some of the common 
areas, add kiosks or Retail Mobile Units (RMUs) to 
create additional retailing opportunities and energy, and 
modestly increase the size of certain spaces to improve 
the ratio of leasable to non-leasable areas.


Related to their original purpose as a Trade Center, the 
Center's buildings are inefficient (i.e., a large amount of 
unleasable common area relative to leasable space 
particularly in the Japan Center East (Miyako)). Also, 
there are not strong links between the Japan Center East 
(Miyako) and West (Kintetsu) buildings, as neither 
building has a strong relationship to Peace Plaza. The 
Center also lacks of a prominent entrance at Webster 
and Post that would help connect the Center to the 
Kinokuniya Mall and Kabuki Theater.


*See ULI's,   Ten Principles for Rethinking the Mall. 







Table 4. Summary of Opportunities and Constraints


Japan Center (continued)


Japan Center 


Attributes


Opportunities Constraints


Garage The Japan Center Garage offers ample, easily accessible 
parking for the Center and other uses in Japantown.  
Free parking  is offered at the garage with validation. 
Most participating merchants offer one hour validation 
while some offering three hour validation. There are 
opportunities to expand the validation program to apply 
to all Japan Center tenants uniformly. The typical 
duration for validation could be increased to 
accommodate longer shopping and dining trips. 
Marketing of the validation option in conjunction with a 
comprehensive marketing strategy for the Center could 
enhance the Center's attractiveness 


The garage is owned by the City and operated under a 
lease to the non-profit Japan Center Parking Garage 
Corporation. The separate ownership of the garage and 
mall buildings constrains the ability of the Center owner 
to redevelop the buildings above; major reconstruction 
of the Japan Center mall would likely trigger a need for 
upgrades to and/or reconstruction of the garage. The 
Japantown community should explore opportunities to 
acquire the garage in order to preserve the parking as a 
community asset and to be able to obtain a degree of 
control over the long-term redevelopment of Japan 
Center.


The Center is built atop a publicly-owned parking 
garage as an air-rights development.  Based on a 
preliminary seismic study, the existing garage structure 
under the East (Miyako) portion of the site could 
accommodate up to two stories of residential 
development over two stories of commercial 
development.  The West (Kintetsu) portion of the site 
would require retrofit to increase structural capacity in 
order to accommodate this level of development.


While the existing garage can potentially support 
additional development without a need for major 
seismic upgrades, a thorough seismic study will likely 
be required by potential lenders before lending for any 
substantial renovation or reconstruction of the mall 
buildings.  Development of more than four stories of 
development above the existing garage podium would 
be expected to require closure and reconstruction of the 
parking garage.


Tenant Mix The Center has the opportunity to be known as the 
leading location in the Bay Area for an authentic 
Japanese experience and the highest quality Japanese 
food, fashion, and other consumer goods.  The Center 
should work to attract strong, new anchor tenants, by 
investing in needed tenant improvements and other 
upgrades / incentives that would attract the tenants that 
create a regional draw.  Key tenants could include:
-A world-class Japanese restaurant or Asian fusion 
restaurant of a similar caliber to the Slanted Door;
-A major contemporary Japanese fashion retailer (e.g., 
UNIQLO);
-More upscale food retailers, centered around a premier 
food court, similar to the Westfield San Francisco 
Center.


The Center offers an interesting mix of Japanese-themed 
restaurants and businesses, but lacks first-rate anchors 
that can attract new customers to the mall from 
throughout the region.  


Attracting strong new anchor tenants will be difficult 
based on the current condition and configuration of the 
buildings and a lack of high quality spaces that are 
attractive, visible, and easily accessed from the street.


Covenants / 


Use Restrictions


The Center was sold in 2006 to 3D Investments. During 
the sale process the City negotiated covenants, which 
provide that the new owners will maintain ownership of 
the mall buildings for at least 15 years and will maintain 
a Japanese and/or Japanese American design theme and 
leasing strategy.


In 2006, the City established a Japantown Special Use 
District (SUD) which encompasses the Center and other 
parcels located between Fillmore, Bush, Laguna, and 
Geary.  The SUD requires new land uses to be 
compatible with the neighborhood in character and 
design and requires a conditional use authorization for 
any change of use in excess of 4,000 square feet; the 
merger of existing uses in excess of 2,500 square feet; 
or the establishment of any formula retail (i.e., a 
business with 11 or more locations in the US).


Covenants and use restrictions can protect against rapid 
change in the neighborhood that would alter the historic 
and cultural character. These tools by themselves, 
however, cannot address many of the key challenges 
listed above, including the need for capital reinvestment 
in the property and development of a comprehensive 
marketing strategy.







Table 4. Summary of Opportunities and Constraints


Neighborhood Context and Adjacent Uses


Neighborhood 


Context


Opportunities Constraints


Peace Plaza Peace Plaza serves as an important gathering place, 
particularly during community events such as the 
Cherry Blossom Festival. The plaza could be activated 
during other times by creating more outdoor 
restaurant/cafe seating in the plaza. Increasing visibility 
between Geary Blvd and Japan Center would create a 
more gradual transition between the Plaza and Geary, 
which would open site lines from Geary toward the 
Center.


Peace Plaza does not read as one of the City's premier 
outdoor gather spaces. Paving materials are cracked and 
in need of replacement. The orientation and 
configuration of the Center entrances on the Plaza do 
not help draw customers across the Plaza between the 
East (Miyako) and West (Kintetsu) buildings. Existing 
entrances to the Center from the Plaza are small and non-
descript, and the lack of well-designed, activated seating 
areas inhibit use of the Plaza.


Buchanan Mall Buchanan Mall is a prime location for property 
acquisitions by a Community Land Trust (CLT). By 
bringing outside, grant and/or philanthropic resources to 
the table, a CLT could help incentivize redevelopment 
of older buildings with poor retail configurations.  
Redevelopment of the Tower Building at the corner of 
Buchanan and Post (1700 Post) would be key toward 
establishing a link between the Japan Center and the 
Buchanan Mall and could help anchor the Buchanan 
Mall by creating space for an active use such as a 
restaurant or cafe with outdoor seating.  


Buchanan Mall is the heart of the Japantown 
community, with several long-standing family-owned 
businesses.  Nonetheless, the Buchanan Mall faces long-
term challenges.  Buildings have become dated in 
appearance and are in need of reinvestment. The Tower 
Building at the corner of Buchanan and Post presents a 
particular challenge with basement-level and second 
floor retail space that is generally viewed as undesirable 
by retailers. The Buchanan Mall is in need of substantial 
reinvestment to ensure its long-term viability; however, 
height limits and multiple ownerships pose challenges 
for being able to identify financial feasible 
redevelopment opportunities.


Hotels Japantown is home to two hotels, the Best Western 
Hotel Tomo and the Hotel Kabuki, which is connected 
to the Japan Center.  These hotels are important anchors 
for Japantown.  A comprehensive marketing strategy for 
Japan Center could help strengthen the link between 
these uses and the Center through greater cross 
promotion, while physical modifications at the Japan 
Center East (Miyako) building could create a more 
inviting retail environment that would draw hotel guests 
toward Peace Plaza, the Buchanan Mall, and Japan 
Center West (Kintetsu).


While the Hotel Kabuki is connected to the Japan 
Center East (Miyako) building, there are not clear 
sightlines from the interior of the Japan Center East 
building out to Peace Plaza and the surrounding 
neighborhood that would encourage further exploration 
of the neighborhood. 


Kabuki Theater The Kabuki Theater is the key entertainment anchor in 
the Japantown area, drawing visitors from through the 
City and region for film festivals as well as regular film 
programming.  The corner of Fillmore and Post is 
among the most active in the Japantown Neighborhood.  
The theater is situated across from one of the City's top 
Indian restaurants, Dosa, bringing opportunities to build 
on this success.  Modifications to available tenant 
spaces would likely be required within the Japan Center 
to create space for a premier restaurant that interfaced 
with Post Street and could draw theater patrons east of 
Webster Street.


Adjacent uses along Post Street do not generate energy 
and excitement that might draw theater patrons farther 
east along Post Street to the other side of Webster.  The 
entrance to the Kinokuniya Mall is bland and uninviting. 
Similarly, the Japan Center West (Kintetsu) building has 
no windows fronting onto Webster and lacks a strong 
entrance point and bold signage that might invite 
patrons toward the Center from the theater.


Viz Cinema and New 


People


VIZ Cinema is a 143-seat underground cinema inside 
the New People building, across Post Street from Japan 
Center.  VIZ Cinema’s programming focuses on 
contemporary films from Japan, as well as an incredible 
legacy of classics, favorites, documentaries and anime – 
making it the only venue of its kind in the United States. 
The New People building features a ground floor cafe 
and contemporary Japanese retailers. The buildings bold 
and inviting design helps to create needed retail energy 
along Post Street.


The lack of direct, physical relationship and coordinated 
signage between Japan Center and the Viz Cinema/New 
People across Post Street does not encourage patrons to 
perceive them as part of a unified Japantown 
experience. While the New People building has 
dramatic windows that invite patrons to enter the space, 
the building facade for Japan Center across the street is 
monolithic and does not encourage entry off of Post 
Street. The lack of directional signage to Viz Cinema 
from major pedestrian cross walks and Peace Plaza, 
detracts from the synergy it could offer with Japan 
Center.
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IV. Japan Center Acquisition / Renovation 


The following section discusses the potential acquisition of the Japan Center by a CLT and a 
recommended program of renovations under such a scenario. It analyzes the potential current 
value of the Center based on estimated net operating income, the cost of renovations, and 
potential sources of funding for acquisition and renovation. 


A. Estimate of Current Value 


Based on a review of market conditions in the Japantown area, Table 5 estimates the current net 
operating income of 3D’s holdings in the Japan Center. Rents in the Japan Center East are 
estimated at $2.00 per square foot per month. Rents in the Japan Center West, with more 
desirable locations and a higher share of restaurant space, are estimated at $3.00 per square foot 
per month.  Based on these estimates, the current capitalized value of the Japan Center is 
approximately $22.5 million, with approximately 75 percent of this value in the Japan Center 
West. This is consistent with the Assessor’s data on current assessed value and the purchase price 
paid by 3D, presented in Table 3. This analysis suggests that the cost to acquire 3D’s holdings in 
the Japan Center would likely be $20 million to $25 million.  


Table 5 
Current Estimated Value 
Japan Center Analysis 


 


 


 


 


 East


(Miyako) 


 West


(Kintetsu) 


 East + West 


Combined 


Assumptions


NNN Rent ($/Leasable SF/Month)1 $2.00 $3.00 2.60$                     
Vacancy Rate 10% 10% 10%


Non-Reimbursable Expenses2 10% 10% 10%


Capitalization Rate 7.5% 7.5% 7.5%
Leasable Retail Square Feet                     20,959                     46,317                     67,276 
Project Valuation


Gross Potential Rental Income $503,016 $1,667,412 $2,099,011
Less Vacancy ($50,302) ($166,741) ($209,901)
Less Non-Reimbursable ($50,302) ($166,741) ($209,901)


Net Operating Income $400,000 $1,300,000 $1,700,000


Capitalized Value $5,500,000 $17,000,000 $22,500,000


1. Does not include Common Area Maintenance (CAM) charges, which are estimated at $2.25 for non-restaurant tenants
and $3.35 for restaurant tenants.


2. Non-reimbursable expenses include all expenses of building operations borne by the building owner which are not
passed through to tenants as CAM charges, including lease up and lease negotiation costs.


Source: Japantown Task Force
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B. Acquisition Issues 


Based on conversations with developers, brokers and lenders, several key issues emerged related 
to the potential acquisition of the Center by 3D.  


• Any transaction involving the Japan Center will require a willing seller. While the 
preliminary financial analysis above suggests a likely negotiating range for the purchase of 
the Center from 3D, the transaction would require that 3D be willing to sell. The CLT should 
continue to engage with 3D about their interest in selling the property and should continue to 
consider other acquisitions in the community in lieu of the Japan Center, recognizing that it 
may not be possible to acquire the Center at this time. 


• An acquisition loan would require a comprehensive plan to renovate / reposition. Lenders 
indicated that they would be unwilling to provide an acquisition loan for the Center if it were 
going to be operated in its current condition. Real estate lending standards remain tight, and 
lenders are generally focusing on loans for high quality and conventional real estate product 
types. Even with an approved plan to comprehensively renovate and reposition the center, it 
may still be challenging to secure conventional financing. Additionally, lenders expressed 
concern about providing funding for renovation of the mall buildings without a thorough 
seismic study of the underlying parking garage, particularly given the age of the parking 
structure (constructed in the late 1960s). 


• Acquisition will require partnership with an experienced developer. Related to the above 
point, lenders indicated that any effort to renovate or reposition the center must be led by an 
experienced developer. Consequently, the CLT needs to partner with an experienced 
developer who would oversee the program of renovations and remain active in the operation 
of the mall for several years, to assure the lender of the long-term financial stability of 
the project. 


C. Potential Renovation Program 


Summarized below are key upgrades to building elements and systems that should be prioritized 
in renovating and repositioning the Japantown Center. These renovations are essentially a “kit of 
parts” which can be incorporated as the project budget allows. A summary budget for this “kit of 
parts” is included for planning purposes. As noted before, based on a preliminary structural 
assessment, the Center could potentially be renovated within its existing footprint without 
triggering a need for substantial seismic upgrades of the mall buildings and/or parking garage. 
Consequently, the program of renovations described below does not include seismic upgrades. 


The program of renovations is intended to address the following challenges: 


• A lack of prominent entries into the shopping center; 
• A lack of transparency and visual interest along street frontages; 
• Outdated interiors and limited interior and exterior signage;   
• Deferred maintenance affecting electrical and mechanical systems and roofing; and 
• Poor connections between the Japan Center, Peace Plaza and Geary Boulevard. 
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The renovations described below are identified by their location (e.g., #1, #2, etc.) in the Japan 
Center Site Improvements Diagram and are represented in a series of sketches on the following 
pages, which provide a preliminary sense of the potential for a renovated Japan Center. 


Japan Center East (Miyako Mall) Renovations 


Existing building entries are small and non-descript. They do not provide the Mall with a strong 
focal point nor do they suggest the presence of an important shopping center. The entries from 
Geary Boulevard (#1) and Peace Plaza (#2) should be completely reconfigured to provide a 
spacious, two-story entry lobby. The upper floor in the entry areas should be removed, the retail 
spaces reconfigured, and prominent stairs, escalators and elevators provided to the upper floor. 
This reconfiguration may include lifting the roofline in a dramatic clerestory to admit more light. 
New exterior canopies of steel and glass should provide cover, opportunities for signage, and a 
focal point for visitors entering from Geary Boulevard and Peace Plaza. 


The exterior should also be renovated. Emphasis should be placed on the façade facing Peace 
Plaza. New storefronts and entries oriented toward the Plaza should be created. The tenant spaces 
adjacent to the plaza should open onto the plaza, with seating and sales spilling into it and adding 
to a sense of activity. Cafes and restaurants, which could take advantage of these seating areas, 
should be strongly considered for these spaces. 


The Geary Boulevard and Post Street façades should be renovated to a lesser extent. They should 
have new signage, new exterior streetscape color, and new storefronts that add transparency and 
visibility into the stores. The tenants’ spaces should orient to the street. They should not use 
street-fronting windows as back walls but as displays, adding activity and interest to the street. 


The interior should be entirely reconstructed to provide a large central space allowing shops to 
spill out into a central court with food and seating. The large stair in the center prevents shops 
from orienting towards the central space and prevents customers from using that space as a 
gathering area. It should be removed in favor of prominent stairs/escalators at the renovated entry 
points. The rest of the interior space should be renovated with an emphasis on high-quality 
finishes, storefronts and a new signage program for tenants. 


Japan Center West (Kintetsu Mall) Renovations 


Like the East building, the Japan Center West requires new entries to provide a strong street 
presence and open the Mall and shops to the street, adding activity and visual interest. The Peace 
Plaza entry should be emphasized. A tall entry lobby from the plaza is recommended, with a 
raised ceiling to create an open and visible point of entry. In addition to the existing entries, two 
additional street entries should be strongly considered:  


• New Entry at Geary Boulevard and Webster Street (#6). This would allow patrons from the 
planned Geary Boulevard Bus Rapid Transit (BRT) and pedestrian walking on Geary from 
points west to access the Mall from the southwest corner of the site. This would require a 
complete reconfiguration of the southwest corner, with a new two-story lobby. Escalators to 
the Mall level shops should be considered. Tying into the existing pedestrian overpass should 
also be considered if it remains with the BRT station design. 


• New Entry Along Post Street (#7). A second new entry at or near the existing Benihana’s 
entry could provide a strong visual connection between Post Street and the mall interior. This 
would require tenant cooperation. Like the Peace Plaza entry, a new tall entryway here would 
allow adjacent shops and restaurants to be accessed from this new lobby.  
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In conjunction with these new entries, the exterior façades and tenant spaces should be opened up 
as new storefronts. This would create more transparency and visual interest along the streetscape. 
Areas raised above the street could provide outdoor seating for cafes or restaurants. The exterior 
façades should include new signage as part of a comprehensive new signage program. The 
existing tile roofs should be removed and new exterior façade features added to modernize 
the appearance. 


Like those of the Japan Center East, the exterior facades of the Japan Center West should be 
updated with contemporary storefronts and signage. The Peace Plaza façades should have the 
same treatment as the Japan Center East, with storefronts, tenant spaces, and seating areas 
orienting to the plaza (#3). The Post Street façades and tenant spaces should also orient to the 
street, and seating areas, possibly semi-enclosed, should be incorporated into the streetscape 
treatments for suitable tenants (#5). The Geary Boulevard façade provides an opportunity for 
larger signage, where large images of the interior mall and shops could communicate the exciting 
new experience in the Japan Center to passers-by (#5). 


The interior should also be entirely reconstructed to provide a large central “food court” with 
food, seating and other retail opportunities, allowing shops to spill out into the central court. The 
new southwest entry would reorient some activity and make the rear of the Mall much more 
accessible. The rest of the interior should be renovated with an emphasis on high-quality finishes, 
storefronts and a new signage program for all tenants (#8). 


Peace Plaza Renovations 


Though integral to the Japantown Center, Peace Plaza is a public park under the jurisdiction of 
the San Francisco Recreation and Parks Department. Consequently, while this analysis discusses 
potential renovations for the plaza, it does not include a budget for these renovations. It has been 
assumed that any major renovations to the plaza would be paid for by the City or through another 
mechanism, such as a community facility district. Based on input from retail experts, the City 
should consider a program of renovation to Peace Plaza that would open the plaza to Geary 
Boulevard, providing a stronger visual connection between Geary and Japantown. A series of 
large promenade stairs and landscaping could provide a new window into Peace Plaza, Japantown 
Center and the Buchanan Street Mall (#4).  Allowing seating areas around the edge of the Plaza to 
be extensions of surrounding restaurants and cafes would add substantial life and activity to the 
Plaza as well (#3). 
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Upgrades to Mechanical and Other Systems 


In addition to the various features visible to the community and shoppers, facilities such as water, 
mechanical and electrical systems should be upgraded. A new roof is also advisable as part of any 
renovation and maintenance program. These systems upgrades apply to both the East and West 
buildings.  


Renovation Costs 


The program of renovations described is estimated to cost between $7 million and $10 million 
including renovations to exteriors, interiors, signage, mechanical and other systems, and to 
address deferred maintenance. Table 6 shows an approximate budget for these costs. This 
includes hard costs (materials and labor) as well as architectural and engineering work. This 
budget focuses on the approximately 105,000 square feet of space owned by 3D and is equivalent 
to approximately $75 per gross square foot of building area. Other owners in the Japan Center 
would need to participate in renovating their portions of the Mall in order to make a 
comprehensive program of renovations feasible. Costs for renovating other portions of the Mall 
can be estimated on a per square foot basis. This investment in renovations would give Japan 
Center a contemporary appearance with major improvements in access, visibility, storefronts, 
signage, and exterior and interior façades. As noted, these costs do not include a budget for 
seismic upgrades nor for major renovations of Peace Plaza. 


Table 6 
Planning Budget for Renovations 


Japan Center Analysis 
 


 


 


 


Overall Project Budget 


Table 7 gives a preliminary estimate of the total cost of acquiring 3D’s holdings in the Japan 
Center and substantially renovating the property. This includes predevelopment costs, financing 
costs and other soft costs. Based on an acquisition cost in the range of $22.5 million and 
renovation hard costs of $8.0 million, the total project cost would be approximately $37.1 million. 
This includes $1.0 million for temporary tenant relocation and re-leasing of space following 
renovations. A goal of renovation would be to accommodate existing tenants as much as possible 
by completing renovations in phases and working with existing tenants to minimize disruptions. 


 


 


 


 


 


Exterior renovations and signage $5,100,000
Interior renovations and signage $1,300,000
Upgrades and deferred maintenance $1,600,000
Total renovation budget $8,000,000
Source Van Meter Williams Pollack
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Table 7 
Overall Project Budget 
Japan Center Analysis 


 


 


 


 


 


 


 


 


 


 


 


D. Potential Funding Sources 


In order to fund this type of project, a CLT would need to raise funds from a range of different 
sources including debt, equity, and grants/philanthropy. Listed below are potential funding 
sources for the acquisition and renovation of the property.  


• Conventional Mortgage. Working together with an experienced development partner, the 
CLT may be able to secure a conventional mortgage for a renovated Center. Typical Loan-to-
Value (LTV) ratios are in the range of 65 percent. Project value would potentially be lower 
than overall project costs, limiting the amount of funds that could be raised through a bank 
loan. The value of a renovated Center (assuming average triple net rents of $4.00 per square 
foot) would be approximately $34.5 million. Accordingly, a conventional mortgage could 
fund approximately $22.5 million of total project costs.  


• New Markets Tax Credits. The New Markets Tax Credit (NMTC) Program was established 
by Congress in 2000 to generate investment in existing businesses and/or real estate projects 
located in low-income communities. The Japan Center is located within a Qualifying Census 
Tract (QCT) and meets criteria as a higher distress area with median incomes of less than 60 
percent of area median income. The NMTC Program attracts investment capital to QCTs by 
permitting private investors to receive a Federal income tax credit in exchange for equity 
investments through specialized financial institutions called Community Development 
Entities (CDE). Based on recent experience, the NMTC Program can generate 20 to 25 
percent of total project costs for real estate development/renovation projects. This would 
translate to approximately $7.5 million to $9.5 million for the Japan Center project. NMTCs 
are competitive and require a project to attract investor and CDE interest based on 
assessments of financial feasibility and the project’s alignment with the community 
development objectives of an interested CDE. This funding source is subject to annual 


Project Costs (Uses)


Acquisition Cost $22,500,000
Pre-Development Costs $800,000
Renovation Cost $8,000,000
Soft Costs $1,200,000
Developer Fee $500,000
Construction / Acquisition Loan Interest & Fees $3,100,000
Re-lease Up / Temporary Relocation / Tenant Compenstation $1,000,000
Total Project Cost $37,100,000


Assumptions


Cost Assumptions
Renovation Cost ($/Gross Sq Ft) $75
Pre-Development (% of Renovation Cost) 10%
Additional Soft Costs (% of Renovation Cost) 15%
Developer Fee (% of Pre-Dev, Renovation, Soft Cost) 5%


Construction / Acquisition Loan Assumptions
Amount Financed 65%
Interest Rate 7.00%
Duration (Years) 2
Average Amount Outstanding 80%
Points 1.5%
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reauthorizations by Congress. The list of QCTs will be updated in late 2011 or early 2012 
based on data collected during the 2010 Census. 


• Grants / Program Related Investment / Other. Assuming that a CLT could secure a 
conventional mortgage and raise equity through the NMTC Program, substantial additional 
funds (approximately $5.1 million to $7.1 million) would still need to be secured through a 
fund raising campaign. Foundations could provide funding as grants and/or as Project Related 
Investment (PRI), a type of subordinated loan funding made available at favorable interest 
rates. Other sources could include individual donations from wealthy individuals. Finally, the 
CLT may be able to attract support from the City and/or other public entities, including 
contributions from the sale of revenue bonds (discussed in Appendix A).  


Table 8 
Potential Funding Sources 


Japan Center Analysis 


 


 


 


 


 


 


E. Estimated Value Post-Renovation 


As noted earlier, rents at the Center are currently estimated to range between $2.00 to $3.00 per 
square foot per month (with an estimated average rent of approximately $2.60). Based on 
assumptions regarding operating expenses, capitalization rate and other factors, the Center has a 
current estimated value of approximately $22.5 million. In order to justify substantial 
reinvestment in the property, rents will need to be increased substantially. As shown in Table 9, a 
50 percent increase in rents, to an average of approximately $4.00 per square foot per month, 
would result in an estimated value for the Center of approximately $34.5 million. Even based on 
this increase in rent, the value of the Center would still be less than the project cost to acquire and 
renovate the Center (estimated at $37.1 million). Consequently, based on this analysis, it appears 
unlikely that the private sector would act alone to undertake such a renovation scenario. However, 
by attracting NMTCs and/or philanthropic equity, the CLT could undertake renovation of 
the Center. 


Sources of Funds (Permanent)


Conventional Mortgage $22.5 million
New Market Tax Credits $7.5 to $9.5 million
Other Equity (Grants / Program Related Investments) $5.1 to $7.1 million
Total Project Cost $37.1 million
Assumptions


NMTC Value (% of Total Project Cost) 20 to 25%
Loan-to-Value Ratio 65%
Loan Amount $22.5 million
Interest Rate (Discounted) 5.00%
Amortization Period (Years) 25
Annual Loan Payments $1,600,000
Debt Coverage Requirement 1.25
NOI Needed to Meet Debt Coverage $2,000,000
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Table 9 
Estimated Value Post-Renovation 


Japan Center Analysis 


  


 


F. Conclusions 


If 3D were willing to sell the property in the price range identified before, this analysis indicates 
that it would be possible for a CLT to acquire the Japan Center and reposition it as a strong, 
contemporary retail destination, assuming it could overcome several significant 
challenges/considerations: 


• A CLT would need to secure the cooperation of 3D to participate as a willing seller who 
would provide full access to financial information regarding the property and full access to 
the buildings to complete needed studies and assessments of structures and systems. 


• A CLT would need to work with an experience development partner, in order to be able to 
secure needed capital, particularly conventional loans for acquisition, construction, and 
permanent (mortgage) financing. A CLT would likely need to structure some type of 
long-term arrangement with a development partner in order to satisfy lenders that there would 
be long-term involvement and oversight by an entity with a long track record of successful 
retail development. Even if a CLT can line up a development partner, securing conventional 
financing will be challenging given the tight condition of the capital markets 


• As noted above, the completed value of a renovated Center may not be sufficient to entice a 
private entity, acting alone, to undertake renovation. It would be essential for a CLT to attract 
philanthropic and/or other grant funding in order to make the Project “pencil,” with 
fundraising requirements from these sources expected to be in the range of $5.1 million to 
$7.1 million and potentially much higher if NMTCs cannot be secured.  


• Finally, the CLT may need to substantially increase rents at the property in order to be able to 
raise sufficient conventional financing for the project. Based on recently signed leases at the 
Center, it may be possible to achieve $4.00 rents per square foot per month at a newly 
renovated Center. However, the ability of the CLT to provide below market rents would 
depend on its ability to raise additional grant equity.  


Current
50%+ Increase


in Rent
Assumptions


NNN Rent ($/Leasable SF/Month)1 $2.60 $4.00
Vacancy Rate 10% 10%


Non-Reimbursable Expenses2
10% 10%


Capitalization Rate 7.5% 7.5%
Leasable Retail Square Feet                                              67,276                                              67,276 
Project Valuation


Gross Potential Rental Income $2,099,011 $3,229,248
Less Vacancy ($209,901) ($322,925)
Less Non-Reimbursable ($209,901) ($322,925)


Net Operating Income $1,700,000 $2,600,000


Capitalized Value $22,500,000 $34,500,000


1. Does not include Common Area Maintenance (CAM) charges, which are estimated at $2.25 for non-restaurant tenants
and $3.35 for restaurant tenants.


2. Non-reimbursable expenses include all expenses of building operations borne by the building owner which are not
passed through to tenants as CAM charges, including lease up and lease negotiation costs.


Source: Japantown Task Force
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V.  Recommendations and Next Steps 


If the Japantown community decides to pursue formation of a CLT, it should consider 
undertaking the following: 


• Continue to lobby for a complete seismic study of the Japan Center Parking Garage. The 
Garage is owned by SFMTA, and there are significant unknowns about the long-term seismic 
safety of the Garage structure. Lenders will be reluctant to provide funds toward the 
acquisition, renovation, and/or redevelopment of the Center without a fuller understanding of 
the seismic safety of the structure. SFMTA should be encouraged to fund a seismic study of 
the Garage, which would indicate the expected performance of the Garage during a seismic 
event and identify any needed retrofits to strengthen the structure. 


• Raise predevelopment monies. In order to pursue the acquisition of the Japan Center and/or 
other properties, a CLT will need to raise substantial predevelopment funds in order to 
complete planning, architectural, legal, and other due diligence work. A CLT would need to 
raise approximately $1.0 million in predevelopment monies in order to be able to acquire and 
begin work to renovate the Japan Center. 


• Continue to explore other property acquisition opportunities in Japantown. This analysis 
examines the possibility of a CLT acquiring and renovating the Japan Center. While this 
property is key to the long-term health of the neighborhood, other properties also make 
significant contributions to Japantown’s cultural and commercial heritage and could be good 
candidates for acquisition by a CLT. In particular, the Buchannan Mall is home to many long-
standing, family-owned businesses that are important fixtures within the Japantown 
community. The acquisition of properties along the Buchannan Mall aimed toward business 
retention and long-term reinvestment, renovation, or redevelopment of properties could be 
equally important to the long-term health of Japantown. In particular, the Tower Property at 
the corner of Buchanan and Post is key toward the retail environment in the neighborhood. A 
CLT may wish to explore opportunities to participate in redevelopment of this building with a 
more active retail space that creates a strong presence along Post Street and a strong 
pedestrian connection between the Buchanan Mall and the Japan Center/Peace Plaza. In 
addition to properties along the Buchannan Mall, other retail properties along Post Street 
could also be good candidates for acquisition by a CLT. In addition, a CLT may wish to 
explore the acquisition of the Japan Center Garage, if it becomes available for sale. The 
Garage is a key neighborhood asset that provides parking for businesses throughout the 
neighborhood. 


• Explore alternative redevelopment scenarios for the Japan Center East (Miyako) building. 
This analysis describes the potential to renovate the Japan Center based on existing building 
footprints. Such renovations seem relatively more workable for the West building, which has 
a more efficient layout and is substantially larger, compared to the East building. Due to the 
inefficient layout and relatively small size of the East building, some development experts 
consulted during the course of this analysis strongly indicated the East building should be 
replaced rather than renovated. It is recommended that if a CLT pursues acquisition of the 
Japan Center, it should consider renovating the West building while replacing the East 
building. Possible scenarios for the replacement of the East building could include mixed use 
development of residential over street-level retail.  
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Appendix A. Bond Financing 


Described below are various types of bond financing mechanisms and their potential applicability 
toward acquisition and renovation of the Japan Center by a CLT. 


501(c)(3) Revenue Bonds 


Tax-exempt 501(c)(3) revenue bonds could potentially be used in place of a conventional 
mortgage and would be repaid from lease revenues generated by commercial tenants. Such a 
financing stream could offer favorable interest rates. However, tax-exempt 501(c)(3) revenue 
bonds cannot be used in conjunction with New Markets Tax Credits and should only be 
considered if NMTC financing cannot be secured. 


Tax-exempt bonds have long been used by governmental entities and certain types of nonprofit 
corporations to finance the construction and/or acquisition of improvements with a broad public 
benefit including roadways, libraries, hospitals, parks, public safety facilities, and cultural and 
educational facilities. Because the interest paid on tax-exempt debt is exempt from federal and 
state income tax, investors are typically willing to buy tax-exempt bonds at rates that are two to 
four percent lower than comparable taxable debt. Consequently, tax-exempt bonds can provide a 
relatively inexpensive financing source when used by eligible entities to finance eligible projects 
and when the project can achieve a good underlying credit rating. 


Generally, only state or local governmental entities can issue tax-exempt bonds. Nonprofit 
corporations, however, can borrow the proceeds of tax-exempt bonds issued by a governmental 
entity and take advantage of the favorable interest rates. In order to be eligible to borrow using 
tax-exempt bonds, a nonprofit corporation must generally be a 501(c)(3) corporation as defined 
under the Federal Internal Revenue Code. 1  If a Japantown CLT is formed as a 501(c)(3) and it is 
determined that owning and leasing commercial property for purposes of cultural preservation is 
a qualifying purpose under the Internal Revenue Code, a CLT could explore the use of tax-
exempt 501(c)(3) revenue bonds as a funding source. 


Based on current market conditions, taxable 501(c)(3) revenue bonds would be expected to have 
less favorable interest rates than conventional mortgage financing. 


Parking Revenue Bonds 


Parking revenue bonds are a type of bond whose repayment is guaranteed by parking garage 
and/or parking meter revenues. Within San Francisco the use of parking revenues and, by 
extension, the issuance of parking revenues bonds is controlled by Section 8A 105 of the City 
Charter. According to the City Charter, “it is the policy of the City and County of San Francisco 
to use parking-related revenues to support public transit” and revenues from off-street parking 
facilities owned by MTA, such as the Japan Center Garage, must be used to support MTA’s 
transit functions. 2 Section 8A 105 of the City Charter was amended by voter passage of 
Proposition A in November 2007. As it is currently written, the City Charter would appear to 
preclude the issuance of a parking revenue bond to support the activities of a Japantown CLT, as 


                                                        
1 Certain exemptions apply. See Nonprofit Corporations Borrowing With Tax-Exempt Bonds. Orrick, Herrington & 


Sutcliffe. 2001. 
2 San Francisco City Charter Section 8A.105(e). 
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this would not be a “transit function.” The City Charter would not appear to preclude MTA from 
issuing parking revenue bonds to make necessary capital upgrades to the garage facility, in order 
to ensure seismic safety and continued operability. Because the operation of this garage is so 
integral to the Japan Center, and because parking revenues may be one of the few available 
financial resource available to the City to help in the creation of a Japantown CLT, it may be 
worthwhile to investigate amending the City Charter or releasing the garage to ownership by a 
non-profit entity so that revenue bonds could be issued to support the activities of a Japantown 
CLT. 


Hotel Tax Revenue Bonds 


The San Francisco Redevelopment Agency (SFRA) receives transient occupancy tax revenues 
from within a Levy Area consisting of the following Redevelopment Project Areas: Yerba Buena, 
Golden Gateway, Western Addition A-1, Western Addition A-2, South of Market, and the 
Chinese Cultural and Trade Center. The Japan Center is located in Western Addition A-2. In 
2011, SFRA issued hotel occupancy tax revenue bonds, which were secured by revenues from 12 
hotels in the City, including the Hotel Kabuki, Hotel Tomo and three other hotels in the Western 
Addition A-2. It may be possible for SFRA to issue additional hotel tax revenue bonds in the 
future and/or to use proceeds from its 2011 issuance to support activities of the Japantown CLT. 
The 2011 bond issuance was for tax-exempt purposes so that proceeds from this issuance would 
need to meet applicable tests under the Internal Revenue Code. 


In addition to the revenue bonds described above, the City and other public agencies may be able 
to issue revenue bonds secured by other public revenue sources, in order to support the 
Japantown CLT.   
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V.3 FINAL 1 of 8 29 August 2011    


The proposed Draft Plan modifications are intended to better support the Japantown BNP 
Goals:  
 
GOAL 1:  SECURE JAPANTOWN’S FUTURE AS THE HISTORICAL AND CULTURAL HEART OF 
JAPANESE AND JAPANESE AMERICAN COMMUNITY. 


a. Promote Japantown’s value and history. 
b. Promote a sense of Japan, in addition to the Japanese American culture. 
c. Enhance historic and cultural landmarks. 
d. Safeguard community-based institutions. 
e. Promote events that attract youth and families (to live, visit, and shop). 
f. Serve as the hub for the Japanese community in the region. 


  
GOAL 2: SECURE JAPANTOWN’S FUTURE AS A THRIVING COMMERCIAL AND RETAIL DISTRICT. 


a. Preserve Japantown’s livelihood, existing local and historic businesses. 
b. Encourage business development for new companies that reflect Japantown. 
c. Provide retail/restaurants that cater to youth, families, neighbors and tourists. 
d. Provide consistent sidewalk and public space maintenance. 
e. Generate demand outside of the immediate area. 


  
GOAL 3: SECURE JAPANTOWN’S FUTURE AS A HOME TO RESIDENTS AND COMMUNITY-BASED 
INSTITUTIONS. 


a. Provide more mixed-income housing, especially for families and seniors. 
b. Provide economic support for community-based, non-profit organizations. 
c. Improve public space and parks. 
d. Maintain a livable neighborhood that reflects San Francisco’s diversity. 


  
GOAL 4: SECURE JAPANTOWN’S FUTURE AS A PHYSICALLY ATTRACTIVE AND VIBRANT 
ENVIRONMENT. 


a. Enhance the Japanese character. 
b. Increase the sense of safety. 
c. Improve the appearance and cleanliness. 
d. Reestablish pedestrian connections, social interaction and commerce between the 


neighborhoods on either side of Geary Boulevard. 
e. Provide quality recreational opportunities. 
f. Provide spaces that cater to youth and families. 
g. Strive to utilize sustainable technology and materials. 


 


Chapter 1 – Introduction 


Summary of Proposed Changes: 


1.   Change the name of the plan. 
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Chapter 2 – Community Heritage   
Recommendations that should be retained: 


1.  Establish a Community-based Body to Guide Preservation Efforts. 
2.  Recognize Important Properties of the Japanese and Japanese American 
Communities. 
3.  Encourage the Use of California Historic Building Code. 
4.  Facilitate Façade Easement program. 
5.  Consider Other Preservation Strategies. 
 


Summary of Proposed Changes: 
 1. Update/Correct information in the Sec 2.1 – Existing Conditions 
 2. Transfer some items to other Chapters/committees more suited to the topic 
 3. Added various items relevant to community Heritage (see Matrix) 


Improve Cultural Resource Inventory as a data base tool to assist in identifying 
tangible and intangible cultural /historical significance 


4. Support development of interim Japantown SUD controls to protect the cultural 
neighborhood character until the Social Heritage District and related preservation 
criteria, design standards and zoning controls are approved. 
 5.  Support landmark applications for the Peace Pagoda and the Nihonmachi Little 
Friends building, and encourage appropriate recognition of previously noted 
historic/culturally significant structures - e.g. Kinmon Gakuen and S.F. Buddhist Church 
apply for landmark status for their unique cultural resources. 
6. Seek further clarification of the status and protection of the Buchanan Mall and the 
Ruth Asawa Fountains by City Arts Commission. 
7.  Shin-Issei, Shin-Nissei, Korean Businesses/Community and youth to be solicited for 
inclusion in the activities and decision-making of future J-Town.  Strive to find new 
evolving forms of cultural resources that engage the new generations' interests than 
just relying on traditional forms.                    
8. Urge Japanese Consulate to seek a venue in J-Town to create mutual access to 
cultural awareness in our changing global relationships. 


 
 
Chapter 3 – Community Economic Development 
 Recommendations that should be retained: 


1. Establish Implementation Organization 
2. Increase Business Retention Efforts to Address Ongoing Pressures on Existing Businesses 
3. Recruit New, Culturally Appropriate Businesses. 
4. Improve Access to Community Activities 
5. Strengthen Community Organizations Administrative Capacity 
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Summary of Proposed Changes: 
1. Assess various funding opportunities/strategies for Japantown programs\Mello Roos 


financing, dedicated Hotel Room Tax, Parking Benefit District, City/State/Federal Small 
Business loan opportunities, as well as other support opportunities, such as consulting 
services, 


2. Increase focus and more in-depth analysis of Community Benefits District issues and 
build on 2007 JTF assessment, and study Fillmore Jazz District CBD performance. 


3. Increase focus on existing small business retention strategies including ownership 
transitions of family businesses (e.g. Gellert Center at USF). 


4. Evaluate cumulative construction and permanent impacts of area construction (on 
Geary and Post from Van Ness to Masonic. (e.g. CPMC & 1481 Post) 


5. Revise criteria for Implementing Organization (IO) including consideration of using an 
existing entity.   Board membership to include broad stakeholder representation 
(residents, active Japantown participants, business owners/tenants, property owners, 
CBO’s, religious institutions, youth and family, young adults, seniors). 


6. Pursue Cultural Tourism strategies to improve marketing to tourists.  
7. Solicit desirable new businesses offering authentic Japanese products including major 


Japanese department stores, new fashion retailers like Uniqlo, and Japanese companies 
showcasing new products.  Art galleries for Japanese and Asian artist.  


8. To increase Japanese nationals’ visits to Japantown, bring back the consulate/Japan 
Information Center to Japantown.  


9. Encourage more family and youth activities and businesses, including bringing back the 
bowling alley, and cultural arts, space for performing arts. 


10. Encourage businesses that cater to young adults, including youth/children fashion, 
restaurants and night clubs. 


11. Do not restrict all formula-retail.   Determine formula-retail use on a case basis. 
12. Encourage support of community newspaper, Nichibei Foundation. 
13. Continue development of the Community Land Trust (CLT) concept supporting both 
cultural heritage and commercial goals. 


 
Chapter 4 – Land Use  
Recommendations that should be retained: 


1.   Activate Ground Floor Spaces 
Require active Ground Floor Commercial Uses that encourage pedestrian traffic 


 Protect Pedestrian and Transit-oriented Street Frontages. 
 Promote Life with Outdoor Activities Areas. 


 
Summary of Proposed Changes: 


1. Replace proposed Commercial zones 2 and 3  with a Japantown NCD 
a. Focus on flexible zoning controls that support Goals 


i. Based on best practices adopted from existing NCD controls and active 
street frontage principles. 
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b. Develop clear guidelines on Conditional Use (CU) criteria addressing Japantown 
SHD criteria 
         Size, Formula Retail, density of services, certain uses, etc. 


c. Review Zone 1 recommendation for retail and institutional uses in RM areas 
2. Support land use regulations that support preservation of Japantown culture and history 


a. Coordinate with Cultural Heritage Committee on Social Heritage District controls 
3. Preserve Alleyways: develop design guidelines such as height limits and setbacks to 


preserve alleyway character  
4. Implement housing strategies for elderly, families, and 18 -25 year old singles 


a. Moderate income housing 
b. Redevelopment and Internment displacement preferences: Challenge goal 
c. Reconsider density requirements 
d. COMMENT: ADD section re unit mix to support families 


i. COMMENT: Check census demographics & trends 
5. Revise Parking requirements to reflect regional hub nature 


a. Parking for residents should not compete with regional visitor parking – 1:1 Max 
 
Chapter 5 – Built Form 
Recommendations that should be retained: 


1.  Apply Japantown-specific Design Standards (Comment – level of prescription issue) 
 Buildings:  form and structure, roofs, materials and ornamentation 


Private Open Space: Landscaping, art. 
 
Summary of Proposed Changes: 
 1. Update existing conditions section to recognize: 


The desire to ‘undo’ the negative impacts of redevelopment 
Multiple contributing cultural and architectural sources 


Existing groupings of design character and existing historic structures 
  e.g. Redevelopment Japanese and  Victorian sections; churches 
Prevalent “human” scale of the area 


2. Remove recommendations for towers and significant height increases 
 Keep heights at current zoning 


Permit 5 ft height bonus in the Japantown NCD area. 
Heights of new development over 40 (?) feet requires conditional use. 
Development above 40 ft requires setbacks at 35ft 


 3. NO increased height and bulk “Gateway” buildings. 
4. Design Guidelines should support cultural and community continuity and 
continuation. 
 Work with SF Architectural Heritage to develop Japantown design criteria 
 
 


Chapter 6 – Public Realm 
 


Original Recommendations that should be retained (and will be reformatted) 
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• Improved connection between existing opens spaces and facilities through design 
and maintenance 


• Encourage crime prevention through design and maintenance 
• Activate and green existing open space 
• Improve lighting, tree-planting and neighborhood amenities on residential streets 
• Encourage the transformation of the Geary corridor into a neighborhood serving 


boulevard 
• Connect Japantown to Fillmore street 
• Make alleys more livable 
• Mark Japantown’s entrances with gateways 
• Provide neighborhood orientation signs 
• Provide directional signs 
• Place signs at transit stops 
 
However, original recommendations are to be categorized, re-prioritized and re-worded 
as follows: 
Chapter 6 – Public Realm 


CULTURAL DESIGN FOR PUBLIC REALM 
Professionally create landscape and design concept/vision of the central core areas of 
Japantown with culturally sensitive design elements spreading out to the exterior boundaries 
using all available open space and public areas. Key components of focus are: 


1. Creation of sense of well-being and connection to nature 
2. Activate and “green” existing open space with Japanese horticulture and 


landscape design elements by utilizing climate zone-appropriate Japanese 
botanical specimens and design elements that appear in an approved Appendix 
to the Plan.  


3. Increase security and crime prevention with improved consistent levels of 
themed lighting.  


4. Increase safety by attracting more foot-traffic with greening and more seating 
and elements that can be used as tables. 


5. Integrate public art with interpretive signs at key locations of wayfinding and 
directional signage. 


6. Mark prominent Japantown’s entrances  
7. Work with adjacent neighborhoods on appropriate inclusion of Japanese design 


elements and botanical species, especially at: 
a. Fillmore 
b. South of Geary at Buchanan 


 
 
Summary of Proposed Changes 
1. Remove all references to the proposal for the Webster Street Linear Park and 


examine alternatives to current proposal to meet needs of youth and family. 
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2. Develop landscaping design guidelines that reflect Japanese horticultural and 
landscape design traditions. 


a. Include a culturally relevant plant list as an appendix for reference to include 
climate zone specific trees, shrubs, vines, flowers grasses and mosses that 
are recommended for public realm improvements and may be used in 
private areas. 


b. Maximize all opportunities for environmental stewardship and energy and 
water conservation. 


3. Identify and enhance all existing open space opportunities: 
a. Repair and refurbish the Peace Pagoda 
b. Significantly add more greenery to Peace Plaza or restore  
c. Relocate and renovate to make the Eternal Flame a focal point, not some 


obscure hidden object. 
d. “Install culturally sensitive plantings along Webster Street in the medians 


between Geary and Bush.”   
e. Use more mini-gardens concepts in all small spaces. 
f. Continue and incorporate the Sakura 150 project with overall design.  
g. Explore opportunities for public/private partnerships to create publicly 


accessible park and play areas.  
4. Incorporate a public arts program with culturally relevant art  
5. The Public Realm Open Space of Japan Center renovations should include 


a.  making the Geary street side more inviting  
b. Consider returning the loggia to connect the East and West Mall buildings. 


6. Streetscape improvements to include core areas, such as: 
a. Post  
b. Geary Street 
c. Webster 
d. Laguna 
e. Buchanan 


7. Directional and Wayfinding Signage program 
a. Integrate interpretive signs with public art 
b. At Transit Stops 
c. Neighborhood orientation signs 
d. More stationary maps of core area, not just mall area, denoting historical 


buildings and sites 
e. Use large iconic banners on poles on Geary 


 
Chapter 7 – Transportation 


Recommendations that should be retained 
1. Improve Circulation for All Modes  


Prioritize Pedestrian Safety and Accessibility at Key Intersections  
Re-Envision Post and Sutter Streets 


2. Increase Education and Enforcement Programs   
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3. Improve Transit Access and Efficiency  
Coordinate with the Transit Effectiveness Project 
Consider Re-routing the 1BX-California Express 
Coordinate with Geary Corridor Bus Rapid Transit (BRT) Project  


4. Improve Parking Management 
Coordinate with SFpark Programs in Japantown  
Price On-street Parking Meter Rates to Meet Demand 
Determine Feasibility of a Parking Benefit District to Capture Increased Meter 
Revenue 
Provide Additional Parking Regulation 
Provide Additional Bicycle Parking   


5. Improve Parking Supply Management 
Encourage and Maximize Mixed-use Development to Incorporate Structured Parking 
with New  Commercial and Housing Development 
Set New Requirements for New Residential Development 
Provide CarShare and Secure Bicycle Parking in Off-Street Parking Areas  


6. Enhance Personal Safety and Wayfinding 
 
Summary of proposed changes: 
1. Existing Conditions 


a. Add more discussion about the ways Geary acts as a barrier: Pedestrian 
crossings and  left turns from E-bound lanes 


b. Assess public transit service differently for commuters and regional visitors 
to a cultural center: they have different transit needs.  


2. Improve Circulation for All Modes 
a. Do NOT remove 2 lanes from Webster between Geary and Bush 
b. Do NOT implement back-in angled parking on Post or Sutter 
c. Do NOT implement dedicated bus lanes on Post and Sutter 
d. Remove Geary Pedestrian bridges and implement grade level crossings at 


Geary 
i. In conjunction with BRT 


e. Address issues of traffic speeds and intensity on Geary: “SlowZone”  
f. Define engagement process with BRT and Geary Corridor improvement 


teams  
g. Evaluate center lane  loading zone on Post between Fillmore and Laguna  
h. Do NOT have dedicated Bus & Bike lanes or center left turn lanes on Sutter 


and Post 
3. Improve Transit Access and Efficiency  


a. Update BRT sections to reflect remaining options 
b. Define engagement process with TEP with SFMTA commitment to engage. 
c. Identify  transit improvements that would increase J-town visitor’s transit use   


(Visitors have different performance requirements than commuters) 
4. Improve Parking Management 


a. Review SFpark pilot program results and revise plans based on data 







SUMMARY OF PROPOSED CHANGES TO THE DRAFT BNP PLAN 


V.3 FINAL 8 of 8 29 August 2011    


5. Improve Parking Supply Management 
a. Delete recommendation for parking under Geary (rejected by BRT) 
b. Allow 1:1 parking for new developments 
c. Clearly differentiate between resident, visitor, and other local parking 


demand (e.g. CPMC utilization of garage) in developing strategies. 
d. Add strategy for electric car charging in Japantown. 


 
 
Chapter 8 – Japan Center 
Recommendations that should be retained 


1. City to actively participate in any new project on Japan Center. 
2. Integrate and enhance Peace Plaza as a central community gathering place. 
3. Integrate Japanese-influenced Design Aesthetic in the Center/Plaza redesign. 
4. Mitigate impact of any future Japan Center construction/renovation. 
5. Explore strategies for temporary relocation during construction/renovation. 


 
Summary of proposed changes: 


1. Maintain present height and density. 
2. Analyze renovation of malls without closing garage. 
3. Analyze structural integrity of garage under the malls. 
4. Seek Japan Center Garage Corporation capital improvement funds to conduct these 


studies. 
5.  Any plans for remodeling or major construction must include a business retention 


component that ensures existing businesses are not put out of business by construction 
activities.  This plan must consider impacts on businesses within the entire Japantown 
SUD (or Japantown NCD, when established) 


 
 
 








COMMUNITY MEETING NOTES 
JULY 31, 2011 
GROUP 1 OF 2:  COMMUNITY LAND TRUST SURVEY 
TOPIC LEADERS:  HIROSHI FUKUDA / BOB HAMAGUCHI 
 
 


 
The Result of Community Input  


 
 


Q. The Community Land Trust is a tool for ‘community ownership’ and control of 
properties that are important to Japantown’s culture and heritage. On a scale of 1-5 (5 
being most vital), how would you rate the following properties as to how vital they are in 
maintaining the cultural identity and history of Japantown? 
 
Total: 39 people filled and returned the ballots 
 Average Score  
A. The Japan Center malls 4.18 
  
B. Buchanan Mall     4.18 
  
C. P ost Street Properties 3.95 
  
D. Other historic buildings 4.21 
  
E. Other (Please list & rate) 3.80 
 
List of Others the Community Feels Important 


 NFL Building, Kinmon Gakuen, Pease Plaza and Pagoda, JCCCNC 


 Churches, YWCA, YMCA, JCCCNC 


 Heritage or important local businesses.  


 Pease Plaza, Major churches: SF Buddhist, Konko, Zen, JARF  


 Houses of worship 


 When-ever property comes up 


 Sutter Street buildings 


 Kinmon, Nichiren, Kokoro, Benkyodo, Soko Hardwear, Uoki, Historic and cultural 
buildings of significance, others on Post Street 


 Anything that have a tradiional/historical Japanese buseness or organization 


 Affordable family, multi-generational housing, cultural associations, crafts 







 Sutter Street properties 


 JCCCNC, Kokoro, Sokoji, Kimochi, CUPC 


 Yasukochi/Mira Market 


 JCCCNC, NLF, JACL 


 Buddist church, Konko, YMCA, Community services (JACL, etc.) 


 JCCCNC 


 Japanese American based community organizations institutions e.g. Kimochi, JCYC, JACL, 
JCCCNC, cultural arts programs, Cherry Blossom Festival, Nihonmachi Terrace 


 Nihonmachi Terrace 


 
Comments 


 The malls are very important economically and also culturally 


 Origami Fountain needs help. 


 CLT may be able to help preserve heritage or important local businesses by aiding transition 
to new owners or managers. 


 For any of these properties, the extend to which they are culturally authentic or serve the 
Japantown community makes a big difference in how important they are 


 CLT Committee needs a variety of members with specific skills vital to economic and 
culturally sensitive community skillful intellectuals in the area of urban development. Please, 
also people outside of the J-town leadership needed. 


 What can CLT do while the owner of property only can apply for the building permit? 


 Need to jibe with heritage important buildings on Post Street 


 Each property in these several ---- matters more or less 


 Small businesses should get special attention. Not all of J-town should be made up of small 
businesses 


 The properties are important – but not all need to be in CLT. Properties threatened by 
development or with owners not in the community should be priorities for CLT? 


 Need to make audience aware to understand about CLT in many areas. 


 I think the Japan Center is important for this community, but it has been getting most of 
visitors and customers. Does the Japan Center need a special help? 


 Cultural community should include residential community such as Nihonmachi Terrace, 
Kokoro, and Kimochi Home. 
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COMMUNITY MEETING NOTES 
JUNE 27, 2011 
GROUP 2 OF 2:   TRANSPORTATION 
TOPIC LEADERS:   GREG JOHNSON / PAUL WERMER 
_________________________________________________________ 


 


Wayfare Signage/Transit Signage/Access Points 
1. Transportation Access points for SFMTA MUNI 
 Geary Station  
  Webster 
  Fillmore 
 California Cable Car Stop on California and Van Ness 


Idea: Continue from Van Ness to Fillmore Street 
 Bus Shelters 
  (Strategic and aesthetic)1


 
 placement 


2. Public Transit 
Pedestrian stop/access to the Plaza in addition to the Fillmore stop.  Would be used more than bus access to J-
town. Positive economic impact.  Properly landscaped as welcome entry to J-town.  Will need structural changes 
to present Plaza structure 
 
3. Transportation Signage 
 Historical Informational  Pictographic    Diagrams 


Marketing Value 
 
4. Public Access to J-town can be improved by imagery that lets transit users know they have reached 
destination. 
Geary Blvd edge doesn’t look attractive 
Strengthen destination images 
 


Bicycle parking 
1. Bike Parking 


-if there is more secured bike parking this could provide bike traffic/visitors to Japantown who wouldn’t 
normally come. 


- ask bike clubs/blogs/hipsters/younger people who bike if this would bring them to J-town 
 
2. If want more peo  J-town 
 - Add more trashcans  - Better Muni stops  - Cleaner streets 
 - Get rid of $cash check bldg on SW corner of Fill/Geary  - nicer storefronts 


                                                           
1 Words in (italic) are best guesses for nearly indecipherable writing and/or creative spelling; 
Comments {in curly brackets} are comments or descriptions made during transcription of the notes. 







Geary Storefronts 
 
1. Reconnecting N/S Geary 
 Storefronts opening toward Geary 


Currently J-Town turns back on Geary 
 
2.  Increase storefront activity on Geary to make it more attractive 
 
3. Pedestrian crossing from Japan Center to Safeway, St. Francis 
 BRT 


Connection to economic development sectors of Western Addition should be considered first, then 
economic connection 
 


Geary Storefronts (cont.) 
4. (A sketch)  Pedestrian way Buchanan Mall 


 
 


Bridge Removal 
1. Take down bridge on Steiner and Webster 
2. Change the pedestrian bridge over Geary Blvd to be more easy to walk over for seniors 
3. If we want to remove the pedestrian bridge over Geary at Webster, then we need to make the median a more 
acceptable stopping point – preferably a destination in itself. Maybe put art on it? Benches? A water fountain? 
4.Tear down walkways to create safe ped crossings over Geary 
5. Access to Japantown 







 You improve access to J-town by make J-town more attractive. If people really want to come to J-town, 
they’ll find a way because J-town is accessible already 
 The bridge across Geary St could be renovated to look nicer, but as far as better access from the Other 
side of Geary it’s a difficult problem. 







Pedestrian Safety 
1. Transportation and Pedestrian Safety 
(lanna) Crosswalks  Countdown signals (FYI) Ped signs  signal timing 
Parking Garage signage for tourists   Geary crossings  Future BRT plaza Fillmore St 
 
2. Crosswalks for blind or visually impaired 
 
3.Crosswalks on Steiner and Webster 
 
4. Safety and encourage use of public transportation – Better lighting, especially at bus stops.  Also: Clean, more 
pleasant looking PT. stops2


 
.   


5. Pedestrian safety: Slow down traffic on Geary Blvd 
 Decrease the number of lanes 
 
6. Pedestrian Safety in J-town (specially Post & Sutter St.) 
 Put speed bump & sign in street 15 ~ 20 ft before speed bump to give warning to driver to slow down 
speed. (not for surprise to driver) 
 
7. TRAIN in middle (or otherwise) on Geary 
 More pedes. Lanes 
 
8. Explore use of major deck across Geary between Peace Plaza, (utilizing grade change) and a new mixed use 
(art center?) component joint venture with St. Francis Square. 
 
9. Pedestrian Safety: An easy way to cross Geary Blvd from the south side of the street needs to be developed. 
 
10.  Removing the Webster Median would make it harder for pedestrians to cross. 
 
11. Absolutely create wide sidewalk with plantings (attractive). bridge from J-town to YMCA (No Brainer 
Crossing)  80 year olds are jaywalking. 
 
12. Webster Street should not be reduced to 2 lanes. Instead center areas should be redesigned into gardens 
and have perhaps sculptures placed 
 Geary/Post Rock Garden  Post/Sutter Sculptures   Sutter/Bush Sculptures  
Among trees, garden, flora, fauna 
 


Parking Management (bus vs. car) 
1. It seems a great amount of focus is w/drivers – with rising gas prices, what period of time are we planning for 
2020? 2025/2030? 
Less focus on parking more on public transit bicycles draw tourists 
 
2. Make new housing developers pay for resident parking ratio of at least 1:1, or make them pay for some share 
of public transportation (they should be required to do a traffic study if they are going to add a significant # of 
units) 


                                                           
2  PT. spots= Public Transportation?????  







Parking Management (bus vs. car)(cont.) 
3. If no park on Webster, add angle parking on Webster because they said there is little traffic to justify 4 lanes. 
 
4. Make distinction between Residential, Commercial and “Other” (CPMC) parking in consider ratio 
 
5. Make sure to address rising parking demands esp. w/     housing/population in the neighborhood. 
w/o adequate parking, commercial stores will not be able to survive. 
 
6. More underground parking 
 
7. Parking – As A regional cultural center Japantown needs to have parking.  Most Jas don’t live in Japantown so 
people need to be able to drive in to participate in activities and do their shopping. 


Improve Public Transit – J-town 
1.  Muni Transport: Japantown is not currently well served by public transportation.  It is not obvious when 
taking Muni that Japantown is a key attraction/stop. 
I would like a Muni line to run from downtown area and in through Post St. It would be great if Muni could 
extend the current cable car line from ending on Van Ness to Japantown. 
 
2. Make the Geary and Fillmore Bus stops more aesthetic: Pretty seating; effective/efficient (correct Muni info); 
safer 
 
3. I think J-town is well served by public transportation (38-Geary, 22-Fillmore, 1-California (walking distance), 2-
Clement, 3-Jackson) I’m not sure how to increase the use of the buses. 
 
4. Public Transportation: Richmond to Jtown seems okay, but Sunset to Jtown is very slow (takes 1 transfer, 
about 1 hour travel time) > Muni 28 +38 
 
5. Cable Car: Extend California Line to Fillmore area (serves both Jazz and Jtown) 
 
6. Public Transport:  Japantown is well served by East-West public transit lines. North-South access is minimal 
(22 Fillmore).   For out of town visitors, however, access by public transit is difficult, usually requiring several 
transfers +taking considerable time.  Not adequate to replace access by cars. 
 
7. Consider innovative connections from Fillmore BRT like moving sidewalk to/through J-town 
 
8. I don’t like to take transit if I’m going home after dark – it takes a long time and I don’t always feel safe.  The 
service is good during the day, though. 
 
9. Public Transit: I’m not sure how J-town could be better served by public transit. There are currently 5 lines 
that come from each direction of the city. 
 
10. Have Munibus stops designed to relate to J-town 
 
11. More attractive design of buses like Mk ST cars to Japantown to increase tourism. 
 
12. Public Transportation 
 J-town is well served by Public Transp. (muni) 
 Cable Car to Fillmore 
 Possible Stop at Peace Plaza (Muni) 







Traffic Patterns 
1. Close Post to thru vehicular traffic  
 Link Buchanan Mall N & S 
 Replace Street Parking by eliminating CPMC lease w  garage 
 Retain car access to garage and hotel 
 Pedestrianized E&W 
 (Ultimate) Buchanan bridge across Geary using development (asides) 
 
2. Amalgamate blocks between Post and Sutter as a REIT with doc’d public ownership. If granted: 


Interior reuse for pedestrians; open space; more efficient car parking;  
interior housing possibilities; eliminate BRT 


 
3. Post St Bike Lane: Post Street is not a good place for a bike lane – the bicycle coalition should stop trying to 
force this on J-town 


Reconnect N and S of Geary (Slow Zone) 
1. Geary: more successful separation of local and thru traffic 
 
2. GEN – Slow zone all throughout 
 
3. Geary Street 
 - Bridge doesn’t work well: too long, unattractive 
 - consider running transit with wide median, with pedestrian crossing at Peace Plaza/Buchanan 
 -Widened sidewalks 
(this proposal should be coordinated with opening of Peace Plaza and malls if possible to access from/to Geary) 
 
4. Bridging the N-S side of Geary: Extend Geary underpass from Steiner to Laguna.  Build grassy park above, 
where Geary is now.  This reduces the width to cross on Geary, reduces the divide created by Geary and creates  
new green space for Japantown. 
 
5. Would it be possible to have car traffic go below street level (like between Webster + Steiner) at Laguna all 
the way to Steiner?  The area above it could be used for open space. 
 
6. North Side Geary Blvd 
 Terraced gardens on e.g. center side of Geary 


Between East/West building build (????) castle moat structures with crisscross paths from street to 
Peace Plaza 


 
7. Geary Expressway: Take the express (way  away) 
 1: Slow Traffic Timed lights 2: Island transit stop – median 3: Open up Geary side façade to shops
 4: Widen pedestrian friendly sidewalks to YMCA  5: Eliminate overpass 
 
8. Geary should not be a freeway in this neighborhood.  It segregates WA.  Kimball Park not accessible to peds 
from Geary.  J-town not accessible from Geary. 
 
9. Redesign of existing grade level parking off of Webster & Laguna to underground levels of parking w/ grade 
level shops with a mirror pedestrian mall (like in Japan) 
 







CPMC impact on J-town transit 
1. Transit/parking demand 
 


Transportation and Circulation 
1. Reorient shops in JT to Geary st. 
 
2. Likes Narrowing Webster – too wide 
 
3.Keep Webster 4 lanes but add more flowers along divider 
 
4. Webster St.  Keep 2 lanes but widen sidewalks – narrow or eliminate island and inset aangled parking on both 
sides {sketch showing 2 lanes each way, no significant center divider, angled parking on both sides} 
  
5. Traffic on Webster:  I am in favor of reducing to two lanes of traffic on Webster.  The dash of nature included 
with a linear park. It would increase pedestrian interest. 
 
6. Webster Street: All of the plans for narrowing Webster would create new problems or exacerbate existing 
problems. Webster should not be narrowed unless a solution to problems   workable and appropriate   can be 
devised. 
 
7. Webster Street: Even though Webster is wide there’s a large median for pedestrians – I cross there all the 
time to go to the Kinokuniya building. 
 
8. Envision sense of slowness as approach JT-special zone 
 
9. Park on top of Geary – way to get passers-through pass quickly 
 
10. Safeway parking lot adds to Geary divide 
 
11. Get rid of both Steiner and Webster bridges 
 
12. Foot bridge (Geary) segregates neighborhood 
 
13. Geary is like a freeway – no way to make area accessible 
 Geary – Esp eastbound – problem 
 
14. Planners need to acknowledge and mitigate impacts of CPMC and of 1481 construction on JT 
15.  CPMC and 1481 will have major impact on J-town. What can we do about it? 
16. CPMC’s traffic mitigation study should include impacts on J-Town transit (assumes CPMC project developers 
are required to do this mitigation study) 
17. J-town will be less served by public transit when CPMC employees & patients use capacity 38, 2, 3 lines 


J-town needs transit mitigation from CPMC 
 
18. I don’t know if detailed study if traffic patterns on Post, Sutter & Webster is necessary unless there is funding 
for it and/or funding to fix the problems given the lack of money.  I’m a resident of J-town & don’t see a huge 
traffic problem & think funding can go towards other transportation issues. 
 
19. Don’t put a bike lane on Geary 
 







Transportation and Circulation (cont.) 
20. Parking – Need a left turn from Geary (going eastbound) to parking in Japantown or to the other side (North) 
of Geary. 
 
21. Safety – Slowing down traffic on Geary Blvd from Webster to Laguna 
 
22. J-town Public Transit: Propose an intermediate stop on Geary – Westbound between Laguna and Webster. 
 Improve ability to cross Geary if you are getting off the Geary (38) bus going Eastbound 
 
23. Add electrical charging stations in J-town 
 
24. Parking (competitive) meter pricing; public parking only; do not bar cars – Bad for business. Car share.  
Electric charging stations. 
 
25.  Facilitate use of Zipcar, etc in existing residential complexes – work with homeowner assns, like Geary, 
Laguna (H????) coop, St Francis Sq Coop 
 
26. Zip Car /City Car Share parking lots in J-Town 
 
27. High demand for parking w increase in population - public transportation – walkable neighborhood 
 
28. Developers provide parking for new residents 
 
29. Option to drop Geary to have better connection w surface through grass-top surface. 
 
30. If can pay for underground (Chinatown subway) can pay for surface over Geary (cover Geary w/useable 
space) 
 
31. Bridge over Geary from Peace Plaza (post-it) 
 
32. Geary Safety median + narrowing of Geary to make less of a barrier 
 
33. How much public input going into study?  {Presume reference to Geary BRT} 
 
34. Do we know what the plan looks like now? {Presume reference to Geary BRT} 
 
35.  Are they listening/responding to public input? {Presume reference to Geary BRT} 
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Executive Summary 


 


 


The public realm organizing committee created an informal survey 


and polled visitors in Japan Town from the period of June 2010 


through Oct 2010, a few hours each week. The purpose of the poll 


was to gather input and perceptions from visitors as to what 


brought them here, what would enhance their experience and 


what would bring them back. Additionally 3 yes or no questions 


were posed as it related to more garden areas, transportation 


convenience and interest in additional historic or cultural sites in 


immediate area, which were all dominated with a minimum of a 


90% yes rate.  A space for additional responses for every question 


was provided, and was well used by respondents. 


460 surveys were tallied showing knowledge of the unique 


neighborhoods of San Francisco, especially from the foreign 


visitors. San Francisco’s Japantown shows how its serves it 


immediate and expansive regional Japanese community while 


being a recognized destination stop for world travelers.  The 


Japantown neighborhood draws much interest and with the 


proper attention can serve as a great role model neighborhood 


for environmental stewardship with city support for public realm 


enhancements. 
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Following is a very general summary of responses to the 


questionnaire. 


 


 


KEY FINDINGS: 


 The Japanese Culture plays a significant importance to a 


wide regional spectrum of persons of Japanese heritage as 


well as persons with an interest in the Japanese culture, 


besides serving the immediate community. 


 The majority of respondents specified the disappointment of 


not being able to see the Japanese gardens in person, 


wanting it to also be children friendly 


 The majority of respondents specified the peaceful and 


relaxing atmosphere of this neighborhood when compared 


to other neighborhoods of San Francisco, often stating that 


they feel safe here. 


 The majority of respondents loved the uniqueness of the 


shops and food of the Japanese culture. 


 Many of the respondents specified in the need for better 


maps/directional signage, with better 


guides/directions/tours and not knowing where the other 


cultural and or historical sites were as it relates to 


Japantown. 


 Many of the respondents specified the desire to see more 


Japanese architecture 


 Many would like more open seating and tables 
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Survey Results and Analysis: 


Questionnaires tallied: 460______________________________ 


1. Name and contact information  


Results show:  


98.2% provided names and 31.7% provided contact information of  
email or home addresses.   
 


Guest/Visitor/Tourist from (fill in city, state, zip or country).  


99.32%  of the respondents provided how far they came to visit here.  
61.73% were from outside of California of which nearly half were from 
beyond continental USA 
 


The number of responses was categorized into the following: 


173 ‐ Green ‐ Live in San Francisco or in the community  


160 ‐ Purple – From California  


  74 ‐Red – From USA 


  50 ‐ Blue – From outside continental USA 


     3 ‐Orange ‐ No response 
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2. What brought you here? Open ended question responses were 


categorized as first time trip, to specific store being cited, to specifying 


a cultural significance that includes visual and spiritual experiences.   


 


Results show 72.3% came for community services or cultural 


significance, and 25.2% were curious first time seekers. 


 


The number of responses was categorized into the following: 


265 ‐ Purple:  Serving a community service or for cultural significance  


116 ‐ Red:  Vacation  


 68 ‐ Green: Cited an identifiable cultural relevant retail store  


 11 – Blue:  no reason provided 
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3. How frequently do you come here? 


Results show that 70.8 % are repetitive visitors.  35.4% were frequent 


visitors (monthly to daily) and an equal response 35.4% were 


occasional visitors (every 2‐3 months to annually or 1 every few years), 


27.8% were first time visitors.   


 


The number of responses was categorized into the following: 


128 ‐ Red: First time  


163 ‐ Purple: Occasional (this included every 2‐3 months to annually) 


163 ‐ Frequently (these were more frequent from monthly, weekly to daily 


repetitive visits) 


   6 ‐ Blue: No answer  
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4. Was Transportation Easy or Convenient: 
 


YES ‐ 90.2% ‐ 415 responses 


NO ‐ 7.17% – 33 responses 


12 left blank ‐ 2.60%   


 


What modes of transportation taken: 


The number of responses was categorized into the following: 


197 ‐Turquoise –responded but did not specify mode of transportation 


125 ‐ Blue – drove their car or car pooled 


 70 ‐ Green – walked from hotel, from friends home, or lives in area.  


 50 ‐ Red – Public Transit – Bus, BART, Taxi 


   7 ‐ Purple ‐ Bicycle  


 12 ‐ Orange – no responses 


 


 
 


 


 


 


 







 
 


9 
 


 


5. More garden settings, seating, other features: 


YES – 91.5% ‐ 421 responses 


NO – 3.04 % 14 responses  


25 left blank – 5.43% 


Included is survey where a question was changed from a public realm/street scape inquiry 


to a broad inquiry, with good results, and is extracted with a separate chart. All open ended 


responses are detailed at the end of this analysis. 


The number of responses was categorized into the following: 


 


Included above were 53 surveys taken during a street fair asked if you would like to see 


more Japanese features, and is broken down further as shown: 


   


40 YES, 3 NO, 9‐Blank, 1‐ INDIFFERENT 


31 – Blue – Had no specific comments 


17 – Purple – Specified cultural activities 


 7 – Red – Specified streetscape looks, gardens, gates, etc. 
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 1 – Green – stated indifferent 


Comments listed multiple items and are detailed out  


6.  Interest in other cultural and historic sites in Japantown: 


Comments reflect the need to know where these are and directions, more 


information on the history of Japanese Americans and the Japanese culture as this 


was the focus of why they came to visit. 


 


 


YES 90.2% ‐ 415 responses 


NO‐ 3.47% ‐ 16 responses 


29 were left blank or 6.3% 
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7. What will bring you back or why will you come back? 


 


83.9 % will return because of the Japanese Culture and the activities of the food, 


shops, and importantly the atmosphere provided. 


 


226 – Green:  Food and shops 


159 – Red:  Atmosphere, safety related responses 


  79 – Blue: Friends, family, will always come back 


  73 – Turquoise: Specific cultural activity 


  15 – Light Blue: Variety of answers 
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OPEN ENDED RESPONSES 


Where are you from 


Sweden 


Washington 


Berkeley 
SF‐SOMA 


Spain 


Sebastopol 


Germany 


Salinas, CA 


Los Angeles 
Live in the community 


Germany 


Oakland 


Oakland 


Live in the community 


Live in the community 


San Ramon 
Live in the community 


Live in the community 


Arizona 


Sacramento 


Live in the community 


Canada 


Live in the community 
Ontario, Canada 


Live in the community 


Spain 
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Live in the community 


Riverside, CA 
Live in the community 


San Jose, CA 


Palo Alto, CA 


Texas 


Live in the community 


Live in the community 
South Dakota 


New  Jersey 


Pennsylvania 


Live in the community 


Walnut Creek, CA 


Live in the community 


Live in the community 
East Bay, CA 


Live in the community 


Canada 


Quahog 


Berkeley 


Washington DC 


Live in the community 
Michigan 


Los Angeles 


New York 


New Mexico 


Los Angeles, CA 


New Mexico 


Live in the community 
Live in the community 


Ireland 


Live in the community 
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San Mateo 


Live in the community 
Arizona 


Los Angeles, CA 


Montana 


Live in the community 


Dallas, TX 


Live in the community 
Dallas, TX 


Moss Beach, CA 


Madrid, Spain 


Fairfield, CA 


Live in the community 


Davis, CA 


Mendocino, CA 
New York 


Live in the community 


Live in the community 


Toronto, Canada 


Live in the community 


Union City 


Live in the community 
Live in the community 


Sweden 


New York 


Daly City, CA 


East Bay, CA 


Live in the community 


Southern California 
Sunset District 


San Leandro, CA 


Live in the community 
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Turlock, CA 


Louisiana 
San Leandro, CA 


Oakland, CA 


London 


Live in the community 


San Jose, CA 


East Bay, CA 
New York City 


Pleasanton 


Live in the community 


Live in the community 


Spain 


Concord, CA 


Tenderloin ‐ SF 
Live in the community 


Live in the community 


Live in the community 


Washington 


Haight District ‐ SF 


Live in the community 


Washington 
Dublin, CA 


Live in the community 


Texas 


Live in the community 


Live in the community 


Live in the community 


San Fernando Valley, CA 
Live in the community 


SF State 


Hayward, CA 
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Santa Rosa, CA 


Canada 
Live in the community 


Harrisburg, PN 


Oakdale, CA 


Sweden 


Live in the community 


Oakland, CA 
Marin County 


Live in the community 


Sebastopol, CA 


Santa Rosa, CA 


Live in the community 


Live in the community 


Live in the community 
Live in the community 


Lafayette, CA 


Cupertino, CA 


Live in the community 


Live in the community 


Live in the community 


Columbia 
Live in the community 


Merced, CA 


Millbrae, CA 


San Mateo County, CA 


San Jose Bay Are, CA 


East Bay, CA 


Lower Haight ‐ SF 
Oakland, CA 


Merced, CA 


Winnebago, IL 
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Live in the community 


Merced, CA 
Watsonville, CA 


TX 


Live in the community 


Sacramento, CA 


Livermore, CA 


Live in the community 
East Bay, CA 


Live in the community 


Live in the community 


Live in the community 


Portland, OR 


Live in the community 


Little Rock, AR 
Live in the community 


France 


Los Angeles, CA 


San Jose, CA 


Sacramento, CA 


San Diego, CA 


Humbolt County, CA 
Ontario, Canada 


Live in the community 


Live in the community 


Canada 


Live in the community 


Manila, Philippines 


Salt Lake, Utah 
San Jose, CA 


Live in the community 


Las Vegas, NV 
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Live in the community 


Seattle, WA 
Modesto, CA 


Los Angeles, CA 


Oregon 


Live in the community 


Alameda, CA 


Richmond District 
Alameda, CA 


Live in the community 


Alameda, CA 


San Lorenzo, CA 


San Francisco, CA 


Irvine, CA 


Live in the community 
Los Angeles, CA 


Live in the community 


Oakland 


Haight district, SF 


Santa Clara 


South San Francisco, CA 


East Bay 
East Bay 


work here 


used to live in community


Originally from Israel, 
now in 43723, OH 
Live in the community 


Live in the community 


Live in the community 


Live in the community 


94103 
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Antioch 


Houston, TX 
Live in the community 


Westminster, CA 


Hercules, CA 


San Jose, CA 


Live in the community 


San Jose, CA 
Live in the community 


Nevada 


Live in the community 


Berkeley, CA 


North Carolina 


Live in the community 


New Mexico 
Live in the community 


British Columbia, Canada 


Live in the community 


Los Angeles, CA 


San Francisco, CA 


Walnut Creek, CA 


Oakland, CA 
San Francisco, CA 


94107 


94124 


94115 


94109 


92870 


94121 
94115 


94115 


94124 
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Oakland 94601 


Lafayette 94549 
94579 


Union City 94587 


94134 


Oakland 94601 


94118 


not from here 
Sacramento 95823 


Sacramento 95835 


94115 


94121 


Seattle, WA 98053 


Seattle, WA 98053 


Hawaii 
Live in the community 


Palo Alto, CA 


Palo Alto, CA 


Live in the community 


San Francisco 


94112 


94116 
94119 


Outer Mission 94112 


Victoria, BC, CAN 


Live in the community 


Sequoias 94115 


San Jose, 95132 


94115 
Millbrae 94010 


94118 


San Mateo 94403 
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94121 


94121 
94121 


Fremont, 94536 


Los Angeles, 90025 


94114 


94549 


Live in the community 
Hayes Valley, SF 


94109‐6830 


Live in the community 


Berkeley, CA 


Honolulu, HI 


Fairfax, CA 


Live in the community 
94115 


Florida 


94711 


94526 


Live in the community 


Oregon 


Live in the community 
Live in the community 


Hayward, CA 


Live in the community 


Poland 


Miami, FL 


Live in the community 


Mountain View, CA 
Hayward, CA 


Live in the community 


Los Angeles, CA 
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Canada 


Sacramento, CA 
Germany 


Sweden 


East Bay, CA 


Michigan 


Dublin, Ireland 


San Jose, CA 
New York City 


Colorado 


Live in the community 


Los Angeles, CA 


Daly City, CA 


Live in the community 


Sweden 
Nevada 


New York City 


Tokyo, Japan 


Live in the community 


New Hamshire 


Germany 


Stockton, CA 
Live in the community 


Live in the community 


Houston, TX 


Seattle, WA 


New Orleans, Louisiana 


San Francisco 


Montana 
Ashland, OR 


Livermore, CA 


San Leandro, CA 
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San Jose, CA 


Washington 
Live in the community 


Live in the community 


Redding, CA 


Live in the community 


Live in the community 


Turlock, CA 
Live in the community 


Santa Barbara, CA 


Live in the community 


Live in the community 


Live in the community 


Michigan 


Live in the community 
Los Gatos, CA 


Berkeley, CA 


Live in the community 


Oregon 


Oregon 


Live in the community 


Live in the community 
Miami, FL 


London, England 


Other SF Neighborhood 


Live in the community 


Phillipines 


Sweden 


Australia 
El Cerrito, CA 


Spain 


Sweden 
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Live in the community 


Wisconsin 
Denmark 


Live in the community 


Live in the community 


Canada 


Live in the community 


Live in the community 
Dallas, Texas 


Live in the community 


Live in the community 


Arizona 


Live in the community 


Live in the community 


Manila Philippines 
Washington 


SF & Alameda, CA 94502 


Los Angeles, CA 


Arizona 


Live in the community 


San Jose, CA 


Live in the community 
Sausalito, CA 


Live in the community 


Live in the community 


Live in the community 


Live in the community 


Spain 


New York 
Belgium 


Live in the community 


Moss Beach, CA 
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New Mexico 


Alameda, CA 
Salt Lake City, Utah 


Union City, CA 


Live in the community 


Oakland, CA 


Las Vegas, NV 


Gilroy, CA 
Live in the community 


San Jose, CA 


Live in the community 


Southern California 


Live in the community 


Santa Rosa, CA 


Mission District, SF 
Hayward, CA 


San Jose, CA 


Alaska 


Live in the community 


Mexico 


Live in the community 


SF resident 
Los Angeles, CA 


Oakland, CA 


Live in the community 


Sweden 


East Bay, CA 


Union City, CA 


Live in the community 
Hayward, CA 


Live in the community 


Live in the community 
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Pleasant Hill, CA 


Live in the community 
Live in the community 


Montana 


Los Angeles, CA 


Alaska 


Hayward, CA 


Chicago, Illinois 
Pleasanton, CA 


Los Angeles, CA 


Canada 


San Diego, CA 


Atlanta, GA 


Oakland, CA 


Lathrop, CA 
Live in the community 


Live in the community 


Berkeley, CA 


 


What brought you here today? 


Exploring SF w/family have come back to enjoy Japantown's 
atmosphere often during our first time trip to SF to eat 


eat dinner and shop 


Crepes, grocery  and Sanrio store  
day off work, relaxing in Japantown 


Sushi and shop 


Visiting family in SF and Japanese Market & goods 


Holiday to SF‐ want to see all parts 


friends 


Japanese Culture 


Talk Freak/Auto Freak for phone & car accessories ‐ affordable 
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Exploring SF for first time 


looking for unusual gift for Japanese co‐worker (dishes, etc. for 
housewarming party) 


visiting friend 


dinner with girlfriend & family 


I am a psychoanalyst at SFCP and I came to hear a famous speaker in 
her suite at Hotel Kabuki 


The famous bookstore 


I come here at least twice a week 


shop for specialty items in market 


girlfriend visiting aunt 
visiting brother in SF, came to Japantown for bookstore 


works at Ichiban 


Family vacation exploring SF 


Stationery Store 


To eat and shop 


shop for specialty items @ grocery store (wife is Japanese & cooks 
Japanese cuisine) 


explore Japantown and its history 


Whenever I feel like Japanese food I come here 


Friends 


Lunch at Takara 
Shop and eat 


The Cultural experience with family 


Sanrio store for daughter 


Works @ Ichiban 


buying gift for daughter at Sanrio store and for lunch 


Touring San Francisco 


Family & friends vacation 
Vacation 


food 


Anime stores that my friends told me about 
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Walks here regularly, loves to frequent coffee shop & restaurants 


loves all the different stores 
Anniversary trip w girlfriend. Came to Japantown to buy some jewelry 


looking for Kimono for an upcoming event that she is participating in 


Shopping ‐ favorite so far is fabric store because she likes to sew‐ saw 
some beautiful fabrics 
Friends live in the city 


Bookstore 


Always wanted to visit famous SF and want to experience all of its 
wonderful neighborhoods 


Kids 
Touring SF 


explore SF and eat sushi 


Family friend in hospital, visiting SF and dropped by 


Family vacation  


Vacation for the week 


Family vacation 


Best place for false eyelashes and mail accessories (Ichiban) I came 
here for hair appointment at salon 


car accessory store 


Exploring & buying gifts for family back home 


Andersen's bakery and video store 
favorite place for sushi in San Francisco 


 blank 


visiting aunt in SF came to eat sushi 


Loves Japanese culture, wanted to compare Jtown to Little Tokyo in 
LA ‐ says this one is much better, cleaner and safer.  
To eat sushi & enjoy beauty/tranquility of Japantown 


Bringing friend from France 


On vacation, hotel nearby 


works at salon 


vacation with children 
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visiting family 


Touring SF, near hotel, came to try sushi 
to eat, shop at antique store, very sad to see it has been closed and 
going to visit new location next, but sad that she can't shop there and 
then eat at one of Japantown's restaurant ‐ my routine 


Big anime fan, came for shopping ‐ anime related products 


Friends go to school in SF 


Stay at Kabuki Hotel and spa 


Visiting SF and finding good tourist attractions 


Bookstore 


family moved to Japantown after parents disapproval 
Exploring SF 


stores 


just wanted to visit 


shopping at the Sanrio Store 


hanging out with friends 


family vacation to SF 


Exploring SF with friends 
shopping for gift in unique Japantown stores 


weekend food 


Crepes 


explore Japantown, eat and shop 


Shopping and dinner 


Friends go to school in SF 
Food 


Family 


Vacation tour of SF 


Friends live out in SF 


Always comes to SF, never been to Japantown 


Use to live in SF, visiting friends 


Bookstore 
Cosplay, bookstore, restaurants 
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Manga products, bookstore 


exploring SF is Japanese so wanted to see Japantown 
bookstore, Sanrio store for daughter, also having lunch 


visit New People building, shop for beauty supplies at Ichiban kan 


lunch with mother and sister 


Traveling on vacation 


visit 


Shopping, Ichiban, Daiso and Pika Pika 
Take kids here 


to shop for anime good for daughter 


to eat dinner 


Traveling on vacation 


Manages Ma‐shi‐Ko folk art 


Sushi & shopping at Ichiban‐Kan 


Summer vacation with family 
Bazaar 


shopping, eating 


visiting family in SF 


buying dinner ware, chop sticks for dinner  party 


likes to shop at Daiso and Ichiban for beauty/household bargains 


Buy a gift at the bookstore 


visiting family, hotel is nearby here 
Lives up the street and visits whenever possible 


Friends wanted to shop 


photographing various SF places 


shopping with family 


half Japanese, interested in Japanese culture/shopping 


anime shops 


to eat 
medical 


to visit Japantown‐ exploring all of San Francisco 


ice cream for the kids 
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just visiting 


Shopping and dinner 
bookstore 


incense, books, manga, food, supermarket 


visiting, shopping ‐Swords, food, kimono, incense, anime, manga 


Lunch 


Purchasing books at Kinokuniya, because it is better than Borders 


Japanese Goods 
Lunch 


Monthly Jtown trip for manga & kitchen supplies 


Window shopping 


Works at Ma‐shi‐ko 


I enjoy lunch in Japantown and then read a book in these wonderful 
Japanese surroundings 


After Japanese language class 


Frommer’s guide 


Shopping and food 


shopping and food 


Food, sightseeing, crepes! 


food 
shopping, visiting shops 


shop for book and toys 


Mifune Restaurant 


hanging out with friends, plus I like the area 


Ichiban, Daiso and Crepes 


We asked for Chinatown and the bus driver brought us here, but I am 
not complaining 


Ginza Bazaar 


We are going to see Wicked and we wanted to go to Ichiban 


Hotel is near‐ interested in different neighborhoods of SF 


Traveling and visiting 
cultural experience 
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cultural experience 


loves to shop @ dollar stores for great bargains (in SF today for work 
always stops in Japantown to shop when in SF 


comes here for a peaceful place to read outside and study 


to experience the cultural difference between Chinatown and 
Japantown 


recently moved nearby, in SF for school so checking out the area 


comes for coffee every morning 


Loves the cultural experience Jtown provides 


visits a new, different part of the city 


shopping at Kinokuniya 
to experience Japanese culture, food, etc., Japan away from Japan 


dropping child off at daycare 


hotel near, came here on foot yesterday also 


to compare with LA Japantown 


friends ‐ lunch 


came for job opportunity, now exploring SF 


Originally I am from SF, but now live in San Diego. Came to 
photograph 


visiting SF to meet up with friends 


vacation, to eat and shop 


Ichiban‐kan 
Andersen's bakery and book store 


visiting family in SF came to a wedding 


Japanese lessons 


Lunch 


daughter running half marathon in SF 


visiting grandmother, who lives in Japantown neighborhood 


for my job 
vacation with friends 


comes for coffee in the morning 


Touring SF, promoting CD 
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To shop   


Friends go to UCSF, Visiting 
Tour of SF while on vacation 


Food/sushi 


shopping with friends 


random biking trip to explore alternative safe bike routes 


Anime 


came in out of the cold, looking around the shops 
Food, shops, etc. 


n/a 


work 


guest 


lives near 


first time in SF< wanted to explore all districts/neighborhoods 


to visit anime shops, never been to Japantown although lives in SF, 
wanted to check stores out 


Half Japanese & never been to Japantown 


Ichiban 


n/a 


Leisure, food, shopping 
n/a 


Bored 


work in community 


shopping, lunch, community 


visit 


Meeting relatives who are staying in the Kabuki Hotel 


Exploring with friend 
eat 


Eat Japanese Food 


leisure, eat, the center of many Japanese & Korean Culture 


All the shopping and food 


Touring SF 
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Ichiban‐kan & the Bookstore 


Haven't been here in a long time 
visiting Jtown has not been here in 4 years 


to shop 


shopping, bookstore, supermarket, food 


have not been in over 10 years, wanted to visit 


shopping with girlfriend 


Touring SF 
The café and Hardware store 


Sanrio store‐ birthday gift for sister & Daiso 


Family vacation to SF, came to Jtown for dinner 


shopping Japan Video & bookstore 


Loves the different cultural neighborhoods of SF, and wanted to see 
them all 


Pika Pika with friend 


great restaurants & sushi, crepes for dessert 


shopping and dinner 


visiting friends & wanted to see all of SF 


grocery market and Ichiban Kan 


looking for unique Japanese gifts & food 
dinner with friends 


Bookstore 


Work at booth 


festival and sticker pictures 


Watch sco‐journets performance, enjoy the festival 


Street fair 


Nihonmachi Festival 
Nihonmachi Street Fair 


Food 


join in festivities, food, music 


Street fair 


help out at booth 
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don’t know 


festival   
lunch 


street fair 


Nihonmachi Festival 


To enjoy the fun environment 


street fair 


to see what Japantown consists of/shop/clothing 
culture and clothing 


street fair 


Walked past 


Street fair 


Nihonmachi Celebration , movie 441/Toyo Camera 


Nihonmachi & Movies at New People 


Staying at Kabuki Hotel, saw the festival 
NSF 


for the Asian festival 


for the Asian festival 


visit for fun 


for the festival 


Shopping 


Shopping 
Volunteer 


street festival 


for the festival 


Nihonmachi Festival 


Street Fair, on the way to WA library 


Festival 


to participate volunteer  
street fair 


Check out rap group 


street fair 
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Nihonmachi Street Fair 


Food and live music 
Nihonmachi Street Fair 


help with community 


support the community 


to see my granddaughter (hula group) 


Nihonmachi St Fair 


Street Fair 
Journalist ‐ Pop Culture Web 


Volunteer at Kimochi and the NB Weekly 


look around 


Salon for Asian Hairstyles 


Hotel Kabuki 


The food and shops 


Make it Korea town 
Lunch 


visit, sightseeing 


visit, sightseeing 


Visit 


bookstore/toy store 


Husband is Japanese so thought to visit Japantown 


likes to go on walks through here and sometimes visits to eat 
video store 


visiting friends , came to eat 


The restaurants and shops 


Holiday, tour of SF 


Family – brother 


Bookstore 


to eat and shop 
Obon festival w family 


Music Store/bookstore 


Eat 
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holiday in SF, to eat sushi 


Family 
holiday in SF   


shopping and food 


Obon festival to eat at Japan Center 


vacation, wanted to see all parts of SF on trip 


explore SF 


family trip 
explore SF and Japantown 


relax, likes to come here to read (reading newspaper) 


visiting SF lives near LA's Japantown, wanted to compare 


girlfriend wanted to shop for stuff 


to bring girlfriend to Japanese restaurant for lunch (she is visiting from 
Oregon) 


taking tour of SF 


family lives in SF, but have never been to Japantown, have been to 
Chinatown before 


very interested in Japanese culture, architecture, also to eat 
visiting SF with family, had to visit Japantown since they are from 
Japan 


always comes to get coffee early in the morning, but also comes to eat 
with family when they are in town 


visiting tourist sites in SF 


Our book on 1000 places to see in SF 


Friends wanted to have lunch together and then see a movie 


Family staying at nearby hotel, came to buy some toiletries for them 


Bringing a foreign visitor 
accident, likes Japantown is favorite part of SF 


visiting family in SF, lives near Japantown, wanted to explore the area 
& eat here 


family vacation 
lunch at Suzu 
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eat sushi 


explore Japantown 
Family 


wife wanted to go to Obon festival 


Sanrio Store 


explore Japantown  and shop 


hang out with friends 


Anime shopping and to eat 
Touring SF 


The festival 


Grocery shopping 


family and wanted to shop 


friend wanted to see all of SF & attractions 


Friend goes to school in SF 


Sister dancing in Obon festival 
Family and Obon festival 


Obon Festival 


Vacation with family 


Obon festival 


Visiting family    


Photographing Obon festival for my dad 


Girlfriend wanted to shop 
Vacation    


Touring on vacation 


to visit Japantown 


Shopping 


Family 


half Japanese so interested in visiting an area w Japanese influence 


Shopping 
visiting, hanging out 


Lunch   


To visit Japantown shops, interested in Japanese culture 
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out on holiday 


Just walking and taking pictures 
Vacation 


location is close to their hotel 


comes every morning on walk 


tourist related, shopping for Japanese manga 


tourist and shopping 


Appointment 
Haircut for his wife 


Holiday 


with co‐worker on break, works nearby 


works nearby, so came to kill some time 


visiting cousin 


came to find a present for upcoming birthday 


anniversary celebration at Hana Japan 
Vacation 


shopping, eating, Ginza Bazaar 


mom brought here 


Food 


exploring SF 


Daiso, Lunch & Market 


Cosplay 
To eat sushi and experience Japantown 


Street fair 


Street fair 


Street fair 


Ichiban, shopping for inexpensive household goods 


Bookstore 


Food 
Japanese food 


always visits for the dollar store 


here w/family, shopping 
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touring SF, love the city 


Japantown shopping vacation 
Grocery shopping, Kinokuniya, restaurant 


Daughter 


wife Is Japanese, wanted to visit Japantown for food & souvenirs 


anime    


married to Japanese and & wants to share the culture w/her children 


Visiting 
field trip 


Browsing 


trip holiday 


food, shopping, showing friend around 


Japantown and cool Japan stuff 


Is Japanese, so visiting Japantown just to check it out 


loves Japanese culture and big anime fan, also interested in Japanese 
history 


Japanese restaurants 


trip with friends 


works here 


visit w/friends and eat 
restaurants for dinner, anime stores 


family vacation 


Ichiban shopping for inexpensive kitchenware 


exploring San Francisco 


Hair appointment 


Food 


Friend lives in SF 
food/shopping 


Katachi, JPN toy 


vacation with family 


Japanese class 


visiting  
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hair appointment @ salon 


Friends 
visiting with friends 


Bookstore 


shopping with Baby, and we stars shine brite 


food and shopping 


Japanese language lessons 


visiting family and dinner 
friends 


family vacation 


Anime shopping 


The VIZ theatre 


Surveys 


vacation  


vacation with family 
family lives close by 


Whenever I visit SF came to Japantown 


love Jtown, bringing my daughter 


The crepe shop 


Soko Hardware and the bakery 


Bookstore 


friends lives in area 


 


Would you like to see more Japanese Gardens and seating or 


what would you like to see more of: 


a good place to bring children to 


what you think of when you think of Japan 


good for kids 
YES! And a tea shop looking out on them 


garden setting is what is missing 
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Preserve open areas. Remove those awful Ruth Asawa sculptures that 
block the area in front of Tanpopo, place them out of the way 
somewhere. 


a great idea to add more cherry trees and a koi pond 
The Peace Plaza could be used more wisely 


would definitely add to Japantown experience 


Sounds like a relaxing area 


It would add to the experience 


Would love to see a garden in person 


Haven’t seen an authentic garden in person 


With a koi fish pond and a Japanese style bridge too 
Have been to one before and was able to keep mind and thoughts 
peaceful 


see previous comment 


Japantown is noisy and having such a garden, people would need to 
be quiet 


IF kid friendly 


Loves the lush green Japanese style gardens 


exactly what Japantown needs 


love the serenity such gardens provide 
Have not seen such a garden in person 


add to the beauty of Japantown 


excellent proposal 


Yes, a peaceful place it really would be nice 


If green yes, with bridge sand style NO 


good place to rest & enjoy beauty of outdoors and nature 


great place to study/read/relax 
definitely would be nice 


where Peace Plaza is now 


And if possible a small fountain or Koi/goldfish pond would be very 
nice 
would love to see a Japanese garden in person 
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open space ‐ cleanliness 


perfect to meet needs expressed  
loves the idea although space may be an issue 


It would be very peaceful I imagine 


excellent idea would provide a new photo opportunity 


Haven’t seen any Japanese gardens in person 


It would make Japantown prettier 


already beautiful but more greenery 
would help brighten the area 


space, other ones like golden gate park are nearby 


Please I love Japanese gardens 


I have traditional Japanese landscape 


YES!! 


very much, yes 


Plants of Japanese Culture, bonsai trees 
Micro gardens 


would be very nice to see 


Authentic Japanese gardens would be very fulfilling 


yes, peace plaza is a wasted ugly space 


love gardens 


gardens would be sweet 


I am interested in seeing more Japanese garden settings 
I like the areas that are already here 


not what he envisioned, would like to see it modernized 


would love to see on if space permits 


would be an excellent addition 


requires too much space 


Flowers would enhance experience 


would help out with the atmosphere 
Yes, would be a great place to relax and photograph 


for kids to play in 


Would be a nice place to relax and get inspired 
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Garden 


Would like to see that 
It would be a nice place to relax and think 


see previous comment 


The banners change for the seasons. I think more decoration would 
emphasize the importance of seasons with a Japanese touch 
visited Japan's gardens & would love to see them  


has visited Japan and would love to see the beauty brought here 


Would love to see the fish again 


more greenery 


would be interested to see one 


It needs anything to help 


would love to see in person 
love the pools with fish, but want a more authentic feel 


always wanted to see one in person 


would love to see a garden here 


always wondered if they would  


see previous comment – why he came to Japantown 


pottery and landscaping 


Indifferent 
Karaoke and park 


tea ceremony, samurai fight 


Women in Kimono 


singing performance 


 its ok now, but more Asian the better 


dance, music 


Festivals 
Festivals 


like to see both new & old representations of Japan & the culture 


Gardens 


 films ‐ more Asian American films, www.valorwithhornor.com 


 more j fashion 
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Tori gates, Tokyo‐esque buildings 


more traditional monuments 
Tori gates 


Japanese movie festivals 


cultural arts, i.e. cooking, art, music 


ask people from Japan to help establish businesses ‐ need more stores 
here 


indifferent 


More displays of Japanese tradition 


if placed in the middle of Peace Plaza, where they can be fully 
appreciated and enjoyed 
see previous comment 


if kid friendly 


wondering where this would be put 


see prior comment – more beauty 


would be a great place to relax I imagine 


would bring him to Japantown much more  a free place to relax 


expecting to see this, disappointed not to 
was expecting to see some sort of gardens 


always wondered why there was no such setting constructed 


this is what was expecting to see 


would love to see a garden 


It does seem to be lacking traditional landscaping 


Does not feel space would allow such a setting 
Loves Japanese style gardens 


This would enhance the experience. Line streets with cherry blossom 
trees 


would love to see a Japanese garden 


Definitely 


would like to see Koi fish too 


haven’t seen one  in person 
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Love the idea 


It would be an excellent place to take pictures 
would love to see a Japanese style garden 


would love to see Japanese gardens 


they don't expect to see a garden in a big city like SF 


very much so, to add to Japanese feel and culture 


sounds like an excellent idea 


I would like area open for sitting and drinking tea 
1 ‐ culture shops, things a western US citizen would not see ‐ not 
touristy things 


Have not seen one, would like to 


have always wanted to see one and relax in the setting 


Perfect for children 
Absolutely 


not necessarily 


would love to see more beauty added to community 


It is beautiful and allows visitors to rest their feet 


Seating 


Please 


love the peaceful setting & Koi fish would offer 
It enhances the charm of Japantown 


don’t care 


love the idea, has not seen one 


love the buildings, feels it would add to the atmosphere 


  


love the architecture and feel, the garden would add to it 


love to relax in plaza, would be great there 
would be a great place to relax 


 


What would enhance your experience? 


More Japanese architecture and gardens 
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more cultural/family activities and festivals 


more inexpensive places to eat‐ something on the go 
more anime stores, stores for young people to just hang out 


Japanese gardens 


satisfied as is 


advanced technology stores 


paper towels in bathrooms, frozen yogurt shop 


more historical info, may a tour of area 
more stores aimed at men, seems like many stores are female 
oriented only 


some shops too expensive, more store/places for children 


more stores like Daiso, Ichiban, inexpensive but good quality 
merchandise 


more traditional Japanese architecture 


anime 


I care about the environment, eating sustainable, organic and local 
food. I would like to see an emphasis on clean technology and more 
earth friendly foods. How about a Japanese movie fest, i.e. ‐Kurosawa 


I would like to see more authentic Japanese style buildings & gardens 


The area in front of Hana café worked much better as an open area 
with seating. Get rid of that awful claustrophobic concrete fish pond 


larger grocery stores ‐ maybe a farmer's market of sort on some days 
would be nice 


More cherry blossoms, I thought I would see more of them 


More bookstores/media stores w/unique goods 


A larger café for casual meeting spot 


satisfied with Japantown 


Less expensive stores, but still willing to shop here because stores are 
unique 


more places to sit inside the mall 


satisfied 


wishes the historical plaques were more visible ‐ more cultural 
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information vs. just shops 


Likes the specialty stores but wishes they were not as overpriced 
Less expensive stores 


More festivals, more gardens 


Likes as is‐ nicer & more organized that Japantown in San Jose 


More places that are more leisurely 


Likes Japantown as is 


more variety in restaurants and different places to eat on lunch breaks
less expensive shops 


Was not sure what to expect, but likes what he sees 


The bridge is nice but does not feel authentic 


More child friendly stores, hard to bring kids to stores w/so much 
fragile/small things 
wish I could find cheaper places, but will come anyway 


There are not that many anime stores only one 


More Japanese "culture" history 


A Koi fish pond and/or Zen garden 


Happy the way it is 


More Japanese clothing stores 


enjoying experience ‐ expectations met 
was not sure what to expect but love the culture 


Would love to see a Japanese Festival sometime 


More beauty, less buildings, but overall likes the atmosphere & vibe 
here 
More places for kids to run around and have fun 


Less expensive, unique jewelry stores, as likes to collect jewelry from 
her travels 


more places for kids to play (has small children) 


have not seen individuals that are dressed in traditional Japanese 
garments like Kimonos 


More activities/places that are more children friendly would be nice 


met expectations the Japantown in LA is not like this one here 
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would like more Manga/Anime 


More inexpensive shops like Ichiban 
More automotive stores and anime stores 


really like the unique things you can find here, has found better gifts 
here than anywhere in SF so far 


Would love to see video store updated ‐ great selection but feels old 
for more restaurants to serve sake 


more Japanese artwork displays would be nice 


traditional Japanese style eateries would love to experience that 


Gardens, not expecting but would love to see 


More Japanese architecture and gardens 


Enjoyed the wishes on the trees 


children enjoy anime shops, would like to see more 
since I live nearby would like to see a larger grocery store 


expectations were met, not sure what to expect 


More Japanese architecture   


Happy with experience so far 


wasn't expecting to see antique shop to be gone, would love to see it 
re‐open or another one be put in 


more anime stores  


less expensive shopping 


Outside exhibits and activities besides just the mall 


Expected to see a dirty place like Chinatown, but was nothing like that 
at all. 


Less expensive stores  


finally the fountain was taken 


more gardens 


Music stores 


More festivals, more gardens 
More traditional Japanese clothing stores 


more places to just hang out besides Peace Plaza, perhaps a youth 
center 
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more historical cultural education information 


more inexpensive restaurants 
happy as is, loves the unique things you can find in Japantown that 
you can't find in other places 


perhaps a larger grocery store, like Uwajimaya in Seattle 


frozen yogurt shop 
satisfied so far‐ unique shops& variety of restaurants to choose from 


Japanese Shops: Food, Art, Kitchenware 


More anime stores 


more traditional Japanese clothing 


I came for food, would like less expensive stores and restaurants 


expecting to see more Japanese style settings 


more anime themed stores and clothing 
more traditional dressed people, saw very different type of style 


It has changed since last time here, wants to see more Japanese art 


love the bookstore, but store tends to be pricey 


more anime related stores 


more stores with anime goods 


more museums or cultural activities for tourists 


more historical cultural info ‐ daughter and wife are Japanese ‐ would 
like to teach daughter more about Japanese heritage 


more stores like Daiso & Ichiban, less knock‐off stores 


like Japantown as it is 


more traditional Japanese artwork, decorations 
more restaurants 


More kid oriented activities, places for them to go 


more clothing stores, Japanese kimonos, etc. 


more outside seating/areas to meet 


more historical info, maybe a museum 


more traditional style items 


shops, some were vacant, it would be nice to see stores or something 
open 
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more shops aimed towards children/young people 


variety of shops 
more places for men to shop, i.e. more car/electronic stores 


likes Japantown as it is 


more stores like the ones mentioned 


more places to sit and relax without having to buy/eat something, and 
places for kids 


Thought there would be more Japanese Antiques/collectibles 


more artwork, feels that there is not enough 


more clothing stores that are different from what they have now 


came to photograph more traditional Japanese structures 


less expensive shops for my family 


would love to see more Japanese gardens 
public space 


American food ‐ looking for something other than Japanese food 
because not familiar w/it 


enjoying everything 


we would love to feed the fish, also be able to do kids activity 
Festivals, music, dancing 


more clothing stores, community events 


more restaurants that are nicer 


Karaoke, cherry trees, cosplay, Japanese clothing, library 


cheap Japanese language children’s books, used bookstore, geisha 


museum, book store, records 
Japantown is very peace but also needs more life. Change scenery, or 
more natural look 


 a handout with directory of mall, map, history of Japantown/San 
Francisco 


Japanese & Korean cultural experiences & Japanese Restaurants 
owned by Japanese 


Clothing stores 
more Japanese style structures 
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Authentic Japanese restaurant service w/women in Kimono serving 
traditional Japanese styles sitting on floors 
more cafes for casual meeting place 


exotic dancer, free stuff 


paper towels in bathrooms I cannot emphasize this enough 


more places that are cheaper 
more shops, cheaper food 


more shops, cheaper food 


small community events 


a ramen stand 


More parades, more clothing stores and events 


More Japanese  plants, but I like the place just the way it is 


Wants more cultural crafts, Senior citizens craft ‐ like Kimochi. Glad 
it’s open on Saturday now ‐ to sell the craft 


It was a great visit, my 2nd time here and I wouldn't change anything 


More information on places to go and see 


Enjoyed it, not expecting anything 


more modern Japan 
more inexpensive shops 


more outdoor gardens 


Expecting to see a more fast paced modern area 


expected it to be more modern, maybe more electronic stores 


loves Jtown could not ask for more in the past 10 years a lot has been 
accomplished 


an actual koi fish pond with a garden setting 


happy with experience, impressed w Japantown 


more authentic Japanese style art and buildings 


more historical information, more maps 


the fountains, nice to have the water running 
enjoy it as is, likes Japanese culture and like seeing it in SF 


feel that it’s not authentic, overpriced, does not like the atmosphere 


more anime stores 
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expected to see Japanese Style gardens 


wish they still had the fountain 
expecting to see more food not restaurants but stores 


needs more kid friendly places 


more inexpensive stores w unique goods like Ichiban‐kan 


cheaper prices in stores, sales 


less expensive shopping 


more variety in restaurants 
more activities, martial arts demos, etc. 


Japanese gardens ‐ a place to visit w grandmother outside the home 


Japanese culture for young people 


More Japanese architecture to photograph 


Although dollar store is cheap, most shops are expensive 


A good music store, not necessarily only Japanese music but all kinds 


More open shops 
Would like to see more architecture like that of Japan 


Although much cleaner than Chinatown, was expecting to be cleaner 


More Japanese gardens 


likes the way it is 


Was expecting to see more Japanese cultural related places such as a 
tea ceremony shop not hidden in the corner. 


More anime shops 


slightly less expensive stores, like specialty goods but some overpriced


good as is 


pretty satisfied w/experience so far, feels Japantown is most 
peaceful/relaxed place in SF 


thought there would be more stores specializing in anime 


is pleased w/Japantown so far, happy to see culture being celebrated 


More cultural opportunity. Not only food and Manga 


My experiences here are always great 


more green landscapes & gardens 
More cultural attractions 
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Japanese themed stores, Japanese animation store, Cosplay, J‐Pop 


more shops 
don't know 


mix of historical & modern trends in Japan 


more shops with Japanese cartoon, maybe clothing shops since there 
already a lot of food 
More affordable traditional food & culture 


less expensive stores 


J‐town seems like an old school mall with tacky decorations, thought 
there would be more of authentic experience 


needs remodeling and more authentic food 
Would like to see it be more busy, much better than LA's J‐town, don’t 
want to see it end up like it 


loved everything and had so much fun 


Jtown needs major renovations or a new look 
love the food, but really the best Japanese food is not here 


a lot different, miss the fountain 


less expensive stores 


traditional dressed people 


less expensive stores and more authentic items not made in China 


more places to get mochi ice cream w/out having to sit down 


Nothing 
more electronic/technology stores ‐ more modern architecture 


more traditional Japanese architecture & designs 


more anime themed stores 


nothing like Japantown as is, maybe more festivals, activities 


authentic Japanese tea garden 


gardens, more beauty and less concrete 


More good bakeries with Japanese pastries 
another grocery store with more variety 


more anime stores 


more variety of stores and restaurants 
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it was great 


no expectations 
like it as is 


Night life experience 


more of a nightlife for the younger generation to bring them to 
Japantown 
updated indoor mall 


more native Japanese plants/statures/cultural aspects 


More Japanese people and karaoke 


Stuff 


festivals for fun, more shops 


more plants, better scenery 


expand the place, more karaoke 
show, first time 


more Japanese store/food 


Culture 


not sure 


More restaurants 


Always fun 


Actually less closed businesses 
more of these festivals throughout the year 


more street life 


nothing, Japantown rocks 


More unique shops 


visit for fun 


fashion 


more stores, activities 
more stores    


more events and workshops 


 more vendors activities 


it is great the way it is 


higher quality arts and crafts 
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Love Jtown. bowling alley back 


Revitalize Japan Center‐ better flow, feeling, more light and space. 
(now feels like Osaka subway) 


more places for 20‐something to eat, hangout, shop, more places for 
JA nonprofits 


more towers/tori gates 


it was very fulfilling 


concerts and street fairs 


just part of the neighborhood 


more affordable movie (not Kabuki), more Korean restaurants, don't 
hear about things frequently ‐ need better outreach ‐ news online 


Lectures in the Japanese Bunka 


establish more stores, to set up "helping" to build business around 
here 


More handout areas like arcade PC Bang, comic rental, Japanese 
fashion, street food vendors, karaoke, advertise events and to raise 
more awareness of Japantown 


I had no expectation other than positive things about Hotel Kabuki 


more cultural events and shows, etc. 


better shops 


Japanese music and Japanese dress 


Japanese music     
more greenery, trees 


more shops for men, feels like many of the shops here target women 
only 


historical information about Japantown and Japanese culture 


things like Zen garden are nice touches but bad placement, not many 
people take time to notice 


Nothing 


more modern restaurants, like the Asian Fusion Bistro 


more community activities 
more green gardens, cherry blossom trees, etc.‐ less concrete 
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more bookstores like the one already here 


more places for kids to play 
happy with Japantown as is 


more media/music shops 


likes as is, more lively than LA Japantown, say little Tokyo is dead 


more historical information 


frozen yogurt shops 


satisfied with experience as is 
more covered / inside seating 


more festivals/celebrations of Japanese culture 


art stores/home décor/love Asian influenced décor 


tour of Japantown/ information center 


more places for kids/teens to hang out 


Koi fish pond, garden settings, more beauty, less retail 


more comfortable places to sit and read 
more Japanese gardens and architecture 


Less expensive stores!  Ha‐ha and more stuff for guys 


loves Japantown as it is, although feels it is a bit expensive 


being able to take a small tour of Japantown, tour bus simply dropped 
them off‐ would like more information about the area 
overall very pleased, exceeded expectations 


wanted to see more Japanese style architecture/ buildings 


Japan is very modern, was expecting to see more modern feel & 
gardens 
more community involvement and events 


Haven’t seen everything but would like to see more authentic style 
Japanese art /architecture 


More Japanese people 


would think it would be a good place to photograph but not many 
thing to portrait 


Does not frequent very often because of the prices but would like to 
see more Japanese media and entertainment 
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I enjoyed the Tanabata wishes 


likes the restaurants and atmosphere, feels expectations were met 
more historical information, maybe a small Japanese museum for 
example 


More elegant, traditional architecture 


more shops, more green gardens, more cherry blossoms in April, 
more Obon type festivals 


More traditional Japanese restaurants (sit on floor, etc.) 


more variety in restaurants 


More Japanese temples 


Expectations were met 
flowers and gardens 


less expensive stores‐ more shops like Daiso 


more shoe and clothing stores 


More anime specialty shops 


not sure what to expect, like what is here 


Was expecting a Zen gardens of sorts 


less expensive tourist traps 
thought there would be more cherry blossoms trees 


although I figured my way around, wish there was a better map for 
people who haven't been here before 


always wanted to see a Japanese festival 
disappointed to see that the fountain is gone 


more cherry blossoms 


more festivals and activities families can enjoy 


more Japanese style art, sculptures 


Less touristy 


authentic architecture 


more Japanese style areas for pictures 
Less expensive shops 


more discount stores and things on sale 


would like to see Koi fish in a garden pond setting 
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More Japanese architecture 


More shops that are less expensive 
No expectations, seen everything 


enjoying their experience so far, feel their expectations have been 
met 


more sailor moon appearances and free stuff 
more places to play like games 


this place is perfect 


More Japanese history information other than just shops 


More Japanese style building and places 


Japanese gardens with Koi fish 


Haven't explored all of Japantown, just walked in 


likes to come here for the peaceful atmosphere, to meditate 
More bookstores 


More Japanese culture and authentic food 


some more children stuff 


gardens more culture specific 


very interested in anime, mostly come here for anime products, and 
would like to see more stores that specialize in this 


could be improved but not sure exactly how 


more cool little shops 


wish I could find things that were cheaper 


Japanese grocery store with fresh food/produce/fish, etc. 


art displays 
more craft, cultural activities 


Happy with Jtown the way it is 


More Japanese stores, more  history, more Japanese culture (without 
Western Influence) more Japanese families and people working in J‐
Town 


More Japanese architecture, more cosplay/anime shops 


More cultural activities and tour 


more fairs and cultural activities 
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wish I knew more about events going on 


would like to see a remodel of J‐town, more modern with traditional 
styles 


more inexpensive stores like Ichiban‐Kan & Daiso 


more music / entertainment stores 


More convenient stores that aren’t as expensive 
Although Ichiban is cheap, other stores are not 


Satisfied 


thought I would see Japanese landscapes/settings 


doesn’t know 


bigger Nigiya 


More benches 


disappointed that Japantown wasn't bigger (compared to Chinatown) 
anime stores 


More places for kids 


music stores 


more chairs 


more parades, more authentic, more clothing stores 


Foods 


all good 
more cool Japanese items and price tags that say 15$ or less 


doesn't feel that Japantown needs improvement, so far is satisfied 


more free food and good attitudes 


more historical information/exhibits and more specialty anime stores 


loves to come to frequent the restaurants here, more specialty food 
stores in particular 


more comedians, lockers, cosplayers 


more seating 


video game stores and media stores 


more anime themed stores 


gardens, more Japanese art and cultural activities 
more cheap shops with unique things 
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more places for children, kid stores 


a beauty supply store w Japanese goods ‐ more variety than Ichiban 
gardens, outdoor feeling in shopping mall 


would like to see more koi fish, traditional Japanese architecture 


more festivals/group activities 


More cultural information/ historical education 


More cultural events 


More seating areas and chairs 
more clothing /shoe stores, more upscale shops like downtown 


more anime goods, videos 


a good music store 


Gardens 


cleanliness on street and mall area 


I would love a Japanese video game store (they are all over in Japan) a 
GOOD bread bakery (like Japan) 


more cultural activities 


less expensive shopping 


satisfied with experience 


would like to see stores that were less expensive 


more manga store 
a map of the area and its settings 


Maybe more historical information about the Japanese culture & their 
influence on San Francisco 


A koi fish pond 
more stores for young people 


More cherry blossoms and koi fish 


Nothing seems to really change, shops & restaurants are the same 
every time 


love the area, but wish getting here was easier 
less hassle while parking, more festivals 


too much stuff that doesn't meet expectations, too expensive, not 
authentic 
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seeing like there is a lot of construction to make it better, but doesn't 
seem any better, not enough variety of stores 
More traditional architecture 
 


Would you like to see more cultural/historical sites in 


Japantown? 


great family experience 


important to cultural interest 


Do not know how to visit other cultural historical 
sites 


Great to teach kids about their heritage 


yes and no 


tea gardens 
very 


Any ideas?? 


Sure, but I'm not aware of these 
cultural/historical sites 


Nagasaki Memorial 
what is there 


of course 


sure 


would be interested in learning more about both 
if it were easily accessible 


samurai heritage 


Student, not working not much time 


have not visited any 


have not visited other  


have not visited other cultural sites 


have not visited other cultural sites here 
will find out today 


expected this also 
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very much so 


Maybe, it would depend on cost and type of 
/frequency of exhibits 


not aware 


not aware 


would love to share this with children 
very interested in seeing more of this 


 


What will bring you back?  


It is the cleanliness and safety of Japantown 


nice restaurants and its safe atmosphere 


crepes, unique shops 


Relaxing atmosphere of Japantown vs. other parts of the city 


unique stores w/one of a kind gifts, great sushi 


Japanese culture & goods that can't be found elsewhere 


Safety & beauty of Japantown ‐ unique stores 
friends and shops 


more information about Japanese history in America ‐ but great 
restaurants here 


great stores and food 


food and shops 
Great quality unique products that are affordable 


Food    


great authentic restaurants 


Movies, Kabuki spa, SFCP. Samovar Tea Café has excellent teas, snacks 
and Japanese style food. If that were her, I'd come a lot more. I like it 
when it stays Japanese not so Korean, there are too many shops 
selling plasticky things 
Vacation 


bookstore when visiting brother again 


Work and I come to shop and relax when I am nearby 
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Restaurants 


unique stores 
atmosphere compared to other parts of SF 


grocery store and restaurants 


next vacation 


Food of course 


Food is amazing 


The restaurants and unique shops that you cannot find anywhere else 
in the bay area 


Unique shopping experience 


 The food 


Stores and food 


work and shopping 
comes here frequently to eat, often orders out 


any opportunity he gets 


The entire experience has been pleasant 


food (great restaurants) one of the favorite parts of San Francisco so 
far 
I come back regardless but always will come back for special events 
and festivals 


More anime stuff 


Really likes the idea of Japanese gardens to enhance experience 
Will come anyways but would like to see an environment true to the 
culture 


shops and restaurants 


Shops    


interesting selection of stores 
Overall the experience has been nice and would love to come again if 
in the area 


The overall cultural experience 


atmosphere 
More activities and places oriented towards children 
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experience and atmosphere 


Restaurants 
Whenever I am on vacation 


Family 


The shops are excellent would definitely come back if I had more 
money 
more anime and manga shops 


salon, Ichiban, food 


Auto store 


Long Live Japantown, unique experience 


video store and bookstore 


Restaurants 


shopping 
food 


More gardens/beauty. Very much likes the atmosphere though 
already. Wanted us to know that our Japantown is a wonderful, 
peaceful haven in this busy city. 


More gardens/architecture reflecting traditional Japan 


Will come anyway but would like to see more Japanese style bldgs. 
instead of the one in the plaza 
children 


work and necessities 


Children and whenever in the area 


more authentic Japanese areas that would add to the atmosphere 


The food, it is good, on their way now 


Restaurants, another antique store, to whom it may concern bring the 
wonderful antique store back 


anime stores and restaurants 


The food is amazing, I want to move here 


family 


unlike Chinatown I can understand store ownership here and feel 
although smaller needs nothing more 
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visits the bookstore frequently 


festivals 
experience of Japantown 


Stores and food 


Pictures and stationary 


restaurants here, Japantown atmosphere 


Please provide tour of Japantown historical sites. Japantown is clean 
& nice atmosphere, more peaceful 


Food, experience 


Unique shops and food 


giving Japantown a deeper Japanese look not so western 


crepes, restaurants 


variety and uniqueness 
Anime  


any special events and festivals 


Food 


Food was amazing 


anime and manga 


The food was great and stores have things I cannot find anywhere 
else. 


Anytime I can come visit 


The bookstore and shopping 


restaurants and shops 


Manga, anime 
great atmosphere here and good food 


beautiful area of the city, safe and clean and great shops /food 


shops 


inexpensive specialty shops and great restaurants 


atmosphere 


more shopping and eating 


I love the stores 
my kids 
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shopping 


food, more gardens 
food/shops 


A map of the area and all its shops sores, restaurants and attractions 


Cultural experience 


food more unique 


when visiting family again, come here to eat 


shopping 
shopping 


more open space to sit and play 


n/a a frequent visitor 


The shopping is nice, but it is the food that brings me back 


Being in SF, so I would visit Jtown 


My wife will 


food/shops/atmosphere  
The community and stores 


good experience 


it is beautiful here & would live to come back, just more American 
food but says area is very pretty 


Japantown favorite place in SF so far, wish Japantown was larger, 
foods, shops, people have been very friendly even w/language barrier 


food, fun items, Japanese culture in a way Westerners can understand


food, Museum, cultural tours would be nice 


I will continue to visit for as long as it is here, keep Japantown in SF 
loves the area, really good restaurants, more authentic 


cosplay, books, stationery, incense, kimonos, food, supermarket 


incense, swords, anime, boos, manga, kimono, Sophie’s crepes, 
cosplay, the Hanami 


the sex 
Scenery, s hops, more gardens this is the closest I get to going to 
Japan.  Originally from Hawaii, and now lives here for 3 years now 


Is there one entrance gate, welcome sign at every entrance? This 
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shows where Japantown begins/ends.  For courtesy/hospitality, have 
2 hosts, welcoming visitors at entrance corner, dressed in Japanese 
kimonos/clothing 


Food 
Bookstore 


he will bring himself back, make things cheaper 


Japantown as a whole, the entire atmosphere and experience. Wants 
to be contacted as too numerous to mention here 
More café style restaurants, please have a competition to redesign 
Peace Plaza 


Concerts, free stuff 


Bring back paper towels in the bathroom, the hand dryers are nasty!!! 


The friendly atmosphere 
food, events 


food, good, stationery, books 


book store, dishes, clothes 


Food, book store. I actually like the mall, I wish there was more 
contemporary Japanese stuff.  
Changes to the area, more of an agricultural setting, as well as 
shopping centers with low prices. Shopping centers that open longer 
is also something I feel would help improve Japantown 


Ichiban 


The wish trees are a great touch! Maybe some brighter colors? 


Ikebana demonstration, cheaper food and craft 


Ichiban 


The restaurants and shops, so far very pleased with experience. 
Would like more info on events/things to do ‐ Information booth 


vacation 


BART going all the way to Sacramento 


the shopping, a frequent patron on Japantown 


peaceful atmosphere on weekdays 
The atmosphere is amazing 
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Frequent visitor, the atmosphere and culture brings me back 


Although frequents this place, loves the entire setting Jtown offers 
The fish, Ate wonderful sushi 


n/a frequents 


food & shops Japanese atmosphere 


Frequent visitor, wants to introduce artwork (contemporary Japanese 
art) in the windows.  Mailing list ‐ put on mailing list for future events 
notification 


nothing needed, will come back 


Won’t come back, no Japanese speaking people 


Friends and  restaurants here 
Hopefully a job. Like Japantown very much so far 


Japanese gardens 


Friends and only place I know where I can get authentic Japanese food 
to  
good restaurants 


Ichiban‐kan. I shop there frequently for specialty gifts, beauty & 
household goods. Likes Japantown mall as it is, fears more 
construction will harm small businesses 


food and shops, better prices 


unique shops/items that cannot be found just anywhere, many gifts, 
etc. 
lessons, shops 


cultural events 


The food 


when visiting again, also loves to eat at Mifune 


Whenever visiting SF 


comes frequently because of convenience 


Japanese Culture 
Food and shopping  


Love the atmosphere and whenever my friend lets me I will visit 


Food 







 
 


70 
 


Zen like gardens/koi fish ponds 


same shops, likes it as is 
Food & Festivals. Nihon‐machi & Cherry Blossom festivals.  Should 
host wagashi workshops & have an Obon festival which helps people 
understand more of the culture not only as something fun but the 
importance 


Anime 


Will come back anyways for goods, likes visiting Japantown.  No other 
suggestions, enjoys Japantown 


comes here regularly, happy to see people interested in improving 
Japantown 
The food & shops here, also the relaxed feel, nice contrast to rest of 
busy SF 


anime shops, if she finds them to be worthwhile 


plans to return for shopping and experience 
Ichiban‐kan 


any attractive event 


The architecture of the Japantown complex, a lot of natural light 
shines through ceiling glass, easy parking. Please upgrade bathrooms 


would like to visit cultural historical sites 
More events that observe Japanese culture, tradition and language 


used to live here, hopes to return 


Suggested to review how Japan caters to Americans in Japan 


I like environment, cheaper prices 


I live here and I like taking Japanese language. Good food and like 
Ichiban and Daiso 


Because I have interest in the Japanese culture 


Everything. Love the whole experience, bookstore and hardware 


Not sure, stores were disappointing 


all my favorite stores 


The awesome food and shops 
Ichiban‐kan, Pika Pika, crepes 
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Bookstore 


Always will come back 
The small gift shops like Sanrio, will bring my sister back 


My girlfriend will bring me back 


When in the area 


Hardware store and the peacefulness 


Stores and food 


Great sushi 
shops and foods 


safety and beauty of Japantown 


great unique shops 


have chosen to eat & stay here more than any other area during our 
stay in SF 
loves that SF is so culturally diverse and that you can get great 
Japanese goods right here in the city 


great cultural  atmosphere 


Japanese goods that can't be bought anywhere else in the city 


great culture with awesome finds at shops 
great food/sushi and atmosphere 


bookstore & restaurants 


book Fairs 


Food and sticker pictures 


Been coming here since I was a child 


shops and walk 
great atmosphere, gives me a very welcoming feeling 


because of the community, restaurants, shops 


Foods, good restaurants 


I live here     


For the food 


pika pika, pocky 


to hang out 
pika pika, festivals 
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will come back 


to sight see 
Festivals 


yes will come back 


nice fair, yearly visit possible 


Shops 


cultural experience/food 


Food 
more parking 


enjoyable ‐ excellent products 


History of Jtown in SF, restaurants 


its clean and well kept 


more street food, yaki nigiri, tako yaki 


will come back of course 


for food and fun 
for fun  


shopping for some Japanese foods 


to see what’s on sale and what’s new, I hope there will be more 
festivals 


to walk around 
shop and eat, more public events 


atmosphere and events 


different from any other place visited 
food and  shopping 


Resurface Post St, add to charm, like New People but don’t' like the 
architecture of the building, here in Jtown or Condo on corner, too 
massive and blocky, not human scale 


will always come back 


to shop and visit friends, volunteer 


street fairs 


Love this place, worked here in high school.  Replica pagoda with 
history, etc. 
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shopping, events 


Will come back to Japantown 
food and culture 


Always will come back 


Great cultural experience 


Yes, will come back to Jtown 


I come regularly 


Yes, because lots to do here 
Yes, will come back 


This is a wonderful place 


I live near here 


Japanese Pop culture is actually quite big among the Asian and local 
teenage population. Consider targeting this group 
More of the same 


bank, stores & restaurants 


I like Japan Culture 


Culture 


Please add gardens. Walks, restaurants, more nice touches like Zen 
garden for example 


Like the unique shopping experience of Japantown 


friends and restaurants  


The food and experience 


Sushi 


Family 
Stores 


Atmosphere 


family and restaurants 


Shops 


to eat here 


Restaurants 


visit family again and to shop 
peaceful atmosphere compared to other parts of busy SF 
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restaurants 


more festivals and to shop/eat in Japantown 
atmosphere of Japantown vs. other parts of SF 


another vacation 


Family 


If gardens/ponds were added 


cleanliness, safety of this neighborhood ‐ feels safer here compared to 
other parts of SF 


always comes back to read here 


likes stores and restaurants here 


Probably my girlfriend 


Plans to return regularly for the food 


likes Japantown so far, different from rest of SF, has found some neat 
/unique things in the stores here 


Japantown very clean and compared to Chinatown is much better. 
Would love to come back 


Food and atmosphere 


The feeling of being home although in a foreign land 


Always will come back 


Overall experience has been nice so far, however less expensive shops 
would be nice and food is excellent. Needs better maps as it is hard to 
navigate to find what you are looking for 


Japanese gardens would bring us back 


Normally I don’t come here but it worked out that way with friend, 
but love the atmosphere and culture 


Less expensive stores and the bookstore 


I will come anyway, shopping, cafes 


Will come back, as this is the favorite part of SF 


food, shopping history of area 
The overall experience has always been nice and welcoming. Would 
love to visit more often in time allowed 


Food 
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experience, shopping great for souvenir’s 


My family will drag me back 
The food is great 


Sanrio Store and shopping 


Peacefulness of Japantown 


Will come back anyway 


Anime stores and sushi 


when times allows 
When I am in the Area 


More relaxing areas 


A relaxing  Zen garden 


I come here often but would love to see a Japanese garden 


Friend, whenever in the area 


always here 


More events and activities, shops are the same after awhile 
I always come to Japantown 


whenever time provides 


always comes 


More Japanese gardens and family activities 


When visiting SF 


My girlfriend 


The shopping whenever in SF 
Japanese garden with Koi fish 


More authentic style buildings 


more festivals and activities 


The restaurants and shops 


shopping, food, Godzilla 


sales or festivals, anything new, speaking on behalf of 5 people from 
my group 


The shopping and restaurants, likes Japantown’s peaceful atmosphere


More Japanese gardens 


Eating, toy stores and movies 
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Shopping 


Not sure 
This is her neighborhood and fells lucky to live close by. Loves this 
area and nothing needs improving , this is a spiritual peaceful place 


Will come whenever they are back in town 


The shopping. Japanese shopping is very exotic. It is interesting to 
experience other cultures inside of the U.S. because Denmark does 
not have a diverse cultural area 
Comes regularly. Sometimes feels unsafe at night, would like 
safety/security improved, especially outside parking 


A frequent visitor 


more anime shops, likes Japantown and comes here frequently, 
although not Japanese 


would like to see more collectables/DVD stores this would bring me 
back more often 
family and vacation 


I always come back but more competitive pricing would be nice 


Restaurants 


continued Japan feeling or an atmosphere; fairs and festivals or things 
like the Ikebana demonstrations 
Cultural stuff, cultural store 


Sanrio Store and sushi 


Food, shops culture. Removing J‐town bowl was a horrible idea. As a 
child who frequently bowled since 1984, JTB was my introduction to 
Japantown and all the stores. Sadly little has changed since 1984. I'd 
like to introduce my daughter to other things aside from the usual 
touristy items. There has to be a way to draw more Japanese families 
to this area (to live) aside from a "once a month" jaunt to the grocery 
store.  Safety is a major concern and must be addressed. Also, if there 
is a way to grow Japantown it's not just Webster‐Laguna.  I believe 
that bringing a new generation of Japanese families to Japantown is 
important; while I am not Japanese, the bowling alley provided after 
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school activities for me to learn & appreciate the area.  Japantown 
really needs this to continue to grow; otherwise it will slowly wither 
away where the stores are not even Japanese owned or run.  Thank 
you. 
atmosphere and environment 


Japanese culture, Japantown very clean and safe 


shopping and food 


bookstore and karaoke 
Have more things about Japan, OK?? 


the food, convenience of grocery store 


always visits 


Unique shops and gifts 


when time permits 


? 


Restaurants 
food, although disappointed by Japantown's size, did like it much 
better than Chinatown ‐ feels safes & cleaner 


I don't know 


the food and experience 


when I have time 
If it is here 


parades and changes 


food   


cheap things, make everything cheaper 


plans to visit again w/friends family ‐ enjoying restaurants so far 


The people of Japantown 


more anime stores 
Tries to be environmentally conscious and eat healthy ‐ why she love 
to come have sushi here, wouldn't go anywhere else in the city for 
sushi/Japanese cuisine 


My friends and cosplay events, more Japanese culture 


More Japanese cultural arts 
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stores and food 


atmosphere feels safer here vs. other parts of SF ‐ food and shops 
shopping and best sushi around 


cleanliness and safety of area‐ like that there are security guards here 


hair salon and shops 


Food 


whenever I can visit friends again 


comes back for unique shopping and good food 
don’t know, other toys 


Japantown is peaceful and beautiful and has great food too 


great shops ‐ I shop here every week 


When I get more money. More music stores 


Salon, Daiso, Sanrio stores 


the food 


friends 
stores    


The shops and restaurants, more pop culture for young people 


The Japanese supermarket, food, Ichiban‐kan. More good shops, less 
cheap knock‐off stores. Too many fake merchandise stores 


Lessons/shopping and food 
family and shopping 


food 


Whenever in the area 


Anime video store 


I enjoy this area, would return for shops, restaurants and atmosphere.  
I would like to see a Japan center Visitors website for info on future 
events 


The atmosphere and cultural experience 


food/shops/cultural experience 
More gardens 


When I’m in SF 


the shops have things you cannot find anywhere else 
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The crepe shop and the cleanliness of it 


Soko hardware, bakery, ceramic store 
bookstore 


the restaurants/food 


 


 


 


    


 


 


 


NAME AND CONTACT INFORMATION 


Julia Olssen  junebug7251@hotmail.com 


Laurie Woods    


Sarah Breshaw  BrokenGlass_Beauty@gmail.com 


Mark Read    


Elena Hermosa  EHermosa3@yahoo.com 


Lisa    


Daniel     


Amy Pang    


Jennifer Smith    


Jacob Carusso    


Maria Sapelli    


Karin Mansetti    


     


Michel Le    


     


Taylor Hahn   mecca7979@yahoo.com 


Gavin Flint    


Mike Ocinco    


Jim Baker    


Sandeep Kumar    


Kelly Ochoa  223Kochoa@yahoo.com 


KC Jones & family    


Kelly Brooks    
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Darlene Phillips    


Mark Simms    


Simon & Karin    


Jonah Radvich    


Lydia Wong  2wont34@ucr.edu 


WilliamTsurujii    


Julie Wong    


Nathan Lopez    


Donald, child and daughter    


Kimberly    


Suzanne Ross    


Jacob S    


Sammie Rhodes    


Martina Calluci    


Becca Welser  Bwelser@yahoo.com 


Clark Peters and friends  Nuzumaki@yahoo.com 


Curtis Johnson  cjohnson@yahoo.com 


Willam W    


David Yamaguchi    


Kim Ng    


Megan Penderghast    


Peter Griffin    


Lauren Tsuji    


Paul Bahner    


Allison Alba    


Trisha Zubredski    


Kyle Wilson    


Maggie Klipsh    


Nate Asby    


Jonathan Lawler    


Chris Ashby    


Cindy Hitoshi    


Nick Magobet    


Macie Black    


David Townsend    


Diana and Rick    


Tawny     


Sarah Lapinski    


Sabrina Hewlitt    


Tyler Oaks    


Jasmine W    
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Jaime Presely  winger2285@hotmail.com 


Serena Lopez    


Eric Presley    


Katrina Beardsley    


Sandra & Miguel Sanchez    


Laurie Dickenson    


Sasha Williams    


Rachel F    


Jenny    


Jessica Upton & family    


Jason Kaiser    


Jonathan Denton  Kabanzai@hotmail.com 


Samantha Smith    


Richard Magpantay  richado.chan21@gmail.com 


Amerae Bergado  AJ_Bergado@yahoo.com 


Karin    


James Drisen    


Camilla Alves    


Tonya Philippe    


Sandra  Kalinski    


Ramiro Albarracin  ramiroalba@yahoo.com 


Elena    


Alexandria Childs    


Lucky    


Sam Witters    


Ronald Luther   rluther103@yahoo.com 


Randall Springs     


Jimmy Roland    


Greg H    


Julia Roberts    


Megan R    


Jaime       


John Inglewood    


Shawn Yamamoto    


Christy Nguyen    


Luke    


Kimberly Hitoshi    


Suzy    


Serena Chavez    


Johanna  FISHnFool56@aolcom 


Gladys Lingulo  garigula2@gmail.com 
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Neal Castro    


Kim Neyoka    


Lauren & Mike Soner    


Devin Jones    


Patrick Kennedy   PATRICKMKENNEDY@HOTMAIL.COM


Aguilar  saraboo415@gmail.com 


     


Englin  englin_kooy@yahoo.com 


Tina Alcantara  tmalcantara@comcast.net 


Joseph    


Esperanza Ramirez    


Katrina Parsons    


Sherry Simpson    


Melissa    


Tim Strayer  SFStrayer@yahoo.com 


Taylor Francis  tfrancis@sfsu.edu 


Matt Black  direfutus@sbcglobal.net 


Clyde Owens    


Jordon Wong    


Chris Griffith  izunadrop510@yahoo.com 


Nate Allbee  nateallbee@gmail.com 


Karen    


Camilla & Calob Willam‐Olssen    


Christie Collins    


Tony    


Gina Cosplageriori    


Robert Fujii  Robertfujii@sbcglobal.net 


Athena Davidson  ixaradragonstar@yahoo.com 


Mandy Linder  HekaMater@aol.com 


Chris Nolan   792 Lyon Street, San Francisco 


Iris Malang  imalang@me.com 


Roger  rfmoua@hahoo.com 


H Tamas    


Larry Houser  larhouser@yahoo.com 


Jason Lee  Lee.Jayson.Jayson@jamila.com 


     


Angelino Leonietti  dangelino94110@aol.com 


Michael Garrigues  video@foglifter.com 


Johnatan Batista  johnatan_batista@reocketmail.com 


Johny D    


Joey R    







 
 


83 
 


Iris    


Kai Proschan    


Helen    


Chris Houser  ohcobblers@yahoo.com 


Daniel Pennypacker  danielpennypacker@gmail.com 


Alexander Pate  alexander_Pate@yahoo.com 


Allison Tobin  allison_tobin@hotmail.com 


Danielle Freeman  danielle.risenangel@gmail.com 


T. Lim    


Emily Wilson  emily.c.wilson@hotmail.com 


Laurie Gould    


Jerry  jdharipin@yahoo.com 


Dane Morton  danelmorton@yahoo.com 


Suzanne Freeman    


Stacey Osbourne    


Rachel Avila  Baybee285@gmail.com 


Emma Lim    


Jeff Reese   jreesetheking@sbcglobal.net 


Bonnie K    


Chris Nelson  CaNorris@yahoo.com 


Jim Minor    


John    


Karina Mendonca    


Josh  jaytree@hotmail.com 


Lamotte    


Amy P    


Body O'Neal    


Clarice Chui    


Ray White  rwhite@sdsu.edu 


Jaime Manzano    


Ken Klein    


Amanda    


Lily Lederhose    


Tanya    


Michael Sellick    


Jennifer Um    


David    


Ming Lee    


Nakamura    


Tim J    


Johhny    
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Adam Dyshort    


Judith Jones     


Joyce    


Sarah Fifer    


Jose A    


Joey    jcheng583@gmail.com 


Ella Wong  ellawong9999@yahoo.com 


Diego Gallegos  hamguy4456@yahoo.co,m 


John spudich    


Nico Guiton  nico.norihito@gmail.com 


Allen Coello    


   veronica_4_162@hotmail.com 


Peter Tseng  tsengturtles@sbcglobal.net 


Robert Townsend    


Kaycee Wong    


Samantha Omaid    


Kim Kurushi  sundownprncs@yahoo.com 


Daniel    


Hideko Yanagi  salcies@yahoo.com 


     


Diane    


Toure Grantham  grantham.toure@yahoo.com 


Maria Watanabe  contact.sailormoon@yahoo.com 


Emilie Killpack  laughingatyourpain@hotmail.com 


Dorin Shuker  SHUKER1@BEZEQINI.NET 


Beatriz St.John  bebe@ski.org 


Mr Iwata  xwrdbuff@aol.com 


Michael Menezes  baseballprhreaks@yahoo.com 


Amy Huang    


Toshiaki Kou  mangocheesecakepie@yahoo.com 


Melody    


David    


Bridget    


Eugene    


Kristin    


Raymond    


Paul Kramer    


Ann Harumi    


Jason M    


Kris Fletcher    


Robert F    
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Jamie Curtis    


Jimmy Johnson    


Mike Hirashi    


Maria Saavedro    


Gerald Butler    


Grace Keller     


KC Munds    


Jason DePretis    


Lauren Darilos    


Mary Wilhite    


Jeff Reynolds    


Sam Ross    


Paul Kangas    


Marilyn K Nguyen    


Kamau Abayomi  pitchblackgold@gmail.com 


Barbara Daily    


Choi Viboonphanich  ott0dto@gmail.com 


Michelle Chan  mcsachiko@gmail.com 


Ash Patel    


Mayarita Ilumin  mpilumin@yahoo.com 


Dennis Lin  denni9slin87@gmail.com 


Card He  card.he@hotmail.com 


Liwen Peng  mochixluv@yahoo.com 


anna Fong  anna.fong@gmail.com 


Francine Ma,  foyoung@hotmail.com 


Choloe Huang  smileyling@hotmail.com 


Cathy He  cathysmathy@yahoo.com 


Haisinh T  Nguyen    


Chuck Wong    


Sunshine Ly  sunshinely@juno.com 


Chou Ly  myzzcoupons@yahoo.com 


Dave Sheaffer  davesheaff@hotmail.com 


Shawn Holt    


Andy Leung  andygxgx@gmail.com 


Susan Mihata  smihata@comast.net 


Kevin Mihata    


Randal Mita  mitar001@hawaii.rr.com 


     


Olivia Koyama    


Kirstin Koyama    


Johnny    
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Alice  jettia@gmail.com 


Crystal Chen  yummylollipapx3@hotmail.com 


Lena Liu  rawrrx3@yahoo.com 


Ken A Wong  ken@cal.berkeley.edu 


Rigel Apolinar  ladyjuniesf@yahoo.com 


Todd Nakazana  todd.nakazawa@gmail.com 


Eva Wong  evawong@pacbell.net 


Richard Williams    


Burt Takeuchi  ronincraftworks@yahoo.com 


Lois Ohwa  gnlohwa 


Lisa Chew    


Sherman Tillman  kickass@sbcglobal.net 


     


Jason Osajima  josajima@gmail.com 


Bryant Yung   Yung_Bryant@yahoo.com 


Jeff Leong    


Nathan Lau  ct.nlau@yahoo.com 


Jason Howard  jasonhoward@earthlink.net 


Kaz Naganuma  kazt@tmobile.net 


Bob Hamaguchi  rehamaguchi@yahoo.com 


Scott & Elles    


     


Nathan H Segal    


Kay Villa    


Andrew  andrew.wiryanto@hotmail.com 


Sansei    


Ken Capuio    


     


Shinduk Chang  1810‐A Ellis St, SF 94115 


Luz M Irwin  miryam53@yahoo.com 


Dave Irwin    


     


Brandon    


Rebecca Osaki    


Phil    


Sam Rider    


Bob Smythe    


Jessica Smithe  jsgirl823@yahoo.com 


Chris DePretis    


Arturo Alzamo na  unasalsa@yahoo.com 


Phillip    
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Jason Oshinaka    


Ming      


Mark Sylva    


Pat Wong and Son    


Kimberly Sand    


Sarah Lee    


Kimball    


Sylvia    


Michael E Rose    


Diana    


Laurie    


Jaime Bineham    


Joseph Asai    


Charles Ng    


Sharon Tsuya    


Jason Norris    


Frank B    


Karl Heinz    


Camilla Olsen    


Peter Sampson    


Sean Wheeler    


Johnathan Lee    


Ben Kwan  bkwan227!@gmail.com 


James Petterson and Mrs 
Patterson    


John Hamilton    


Alex Fernando  afernando@aol.com 


William    


Peggy Cleary  pegasusuilts@att.net 


Martin      


William Lon  wcLong@comcast.com 


Johnny Westing  hayzeuschriste@yahoo.com 


Riye Tobase  rtobase2@yahoo.com 


John Elsing    


Sonya While    


Mark G    


Joe Bosso    


Michelle Broshoa  hellokittylvn1@yahoo.com 


Evelyn Salinski    


Jean Migura    


William & Mike    


Melissa F    
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Andre Fullert    


Jimmy T    


Jacob N    


Russ Goerling    


Jeremy Quinn  j‐quinn@yahoo.com 


Jennifer Miyaki    


Yoji Kobayashi    


Masaki Yamada    


George Ross    


Jenny     


Michael Mortecante  mortecante@gmail.com 


Alexis Moore    


Tyler G    


Megan F    


Jason Dernlo    


Courtney Chen    


James Patterson    


Lucious Alzamora  lalucious@hotmail.com 


Leah & Kenji (brother and sisiter)    


Emma Pickering    


Jasmine Guo  jazzyguo@yahoo.com 


Wou Chong Um    


Olivia Neron    


Jonah    


Larry    


Rodolfo    


Staas    


Hanna    


Peter Sattler    


Jorgen    


Fumiko Nunome    


Paul Villamejor  rikaipau@sbcglobal.net 


   markmiyamoto@shaw.ca 


Warren    


Douglas    


Josh  wijaya195@gmail.com 


Elliot Smith  thesmithy@yahoo.com 


Lewis and Joanna Reed    


Yvette Esquibel  yvette_esquibel@yahoo.com 


James Lim  basquiatlim@yahoo.com 


Martin      
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Daniel  danielchoinm@hotmail.com 


Mary Whilhite    


Oscar Lee  ac3950@comcast.net 


Mike West    


Norris    


Jamie    


     


Jerry    


Kevin    


Matt Colene    


     


Ming Lee    


Trisha    


Francisca Ruiz    


Sasha Grey    


Croskscent Dick    


Miki Schoenfeld    


tracy Beardsley  stevexs29@sbcglobal.net 


Jason Schumaker    


Joseph Eusebid  forte323@gmail.com 


Rebecca Lee    


Marvin Maniling  mmaniling_192@hotmail.com 


Nicholas Oliver  napux1987@yahoo.com 


Chicas‐Campos Jactan  joctan_2006@google.com 


   ronghua1@yahoo.com 


Joe Trela  alert74@gmail.com 


     


Andrew  treehuggerec@gmail.com 


Stephen Tosches    


Michael Gentry    


Bonnie Mitchelson    


Derek Maguusen  derekmaguuson@yahoo.com 


     


Jeff Reese    


William Lee    


Cassie and family    


Michael Barrantes    


Elena Ruiz    


Kimberly    


Michael Westhoff    


Craig    
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Sue    


Joseph Tam  josephtam159@yahoo.com 


Viktor Eriksonn    


Lisa Slauson    


Adam Albano  adam.albano@yahoo.com 


Karina Sweetnum    


Leslie    


Rebecca Leung    


Laurie George    


     


Tony    


Marina Hernandez    


Lynda Reynolds    


Jay    


Mike Welsh    


Camille    


Sean Tillotson  donnerkatze11@aol.com 


Francesca Disbrow  fdisbrow713@yahoo.com 


Solomon    


Sherry     


Jose Bettancourt    


Danny    


Keith Papovich    


Janice    


Sarah C    


Kay R    


Francis L    
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MEMORANDUM 


TO: SAN FRANCISCO PLANNING COMMISSION 


FROM: PAUL A. LORD, JR., SENIOR PLANNER 


THROUGH:  JOHN RAHAIM, DIRECTOR OF PLANNING  


SUBJECT: INFORMATION PRESENTATION ON THE RECOMMENDED CHANGES TO AND 
REVISIONING OF THE JAPANTOWN BNP (2009) 


DATE: OCTOBER 20, 2011 (FOR INFORMATIONAL PRESENTATION AND HEARING ON 
OCTOBER 27, 2011) 


 
INTRODUCTION 
 
Since  the  August  2009  Japantown  BNP  presentation  to  the  Planning  Commission, 


significant  and  important  progress  has  been made  in  the  review  and  development  of 


proposed amendments  to  the original DRAFT  Japantown BNP  (2009). The  community 


representatives participating  in  this  review process  are  committed  to a  comprehensive 


review and generating public  support  for  their  recommended  revisions  to  the original 


neighborhood  plan.  This  review  is  furthermore  predicated  on  a  representative,  open 


community  comment  on  any  proposed  revision.  The  complexity  of  DRAFT  BNP 


recommendations,  however,  warrants  significant  and  time  consuming  efforts  by 


volunteer community representatives and Planning Department staff, as well as ongoing 


funding support. At this time, the community, through formal votes and authorizations 


from the Japantown Organizing Committee, is prepared to share their initial review and 


recommendations with the Planning Commission and the general public.  
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GENERAL  UPDATES 


 Planning Department  commits  to  staff  support  for  the DRAFT BNP  review 


and update process (August 2010). 


 “Add Back” funding from the Board of Supervisors was secured for FY 2010‐


2011  and FY  2011‐2012  to  support  the  community  review  and proposed  re‐


visioning  of  the  original  Plan  as  a more  specific  community  revitalization 


strategy. 


 Additional  funding  for  enhanced  community  outreach  and  education was 


secured from the Friends of City Planning. 


 The  Ford  Foundation  provided  direct  funding  and  consulting  services  to 


support specific community land trust research questions. 


 Student  interns  have  been  engaged  to  carry  out  specific  research  and 


merchant survey projects. 


 A City Family Working Group has been convened by  the Mayor’s Office of 


Neighborhood  Services  to  periodically meet with  representatives  from  the 


Japantown Organizing Committee  and  their  consultants  to  review  analysis 


and recommendations. 


 The  Japantown BNP Organizing Committee was been constituted  to  include 


working committee co‐chairs, membership from the original BNP Organizing 


Committee and members of  the general public. This new  formulation of  the 


Organizing Committee is now functioning as a voting body to publicly review 


and  deliberate  the  review  process  recommendations.  The  Organizing 


Committee is currently meeting monthly. 


 An extensive public outreach process has been conducted from June through 


September  of  this  year  (2011)  under  the  direction  of  the  Japantown 


Organizing  Committee  to  augment  and  validate  working  suggestions  for 


modifying the original draft plan (2009). 


 Four  working  review  Committees  are  meeting  publicly  up  to  twice  each 


month  to  formulate  recommendations  for  Organizing  Committee 


consideration. These four review Committees are organized to discuss specific 


chapters of the original draft plan (2009). 
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The Committees 


 Cultural Heritage 
    Paul Osaki and Ken Kaji, Co‐Chairs 


 Community and Economic Development / Japan Center 
    Bob Hamaguchi and Hiroshi Fukuda, Co‐Chairs 


 Land Use / Built Form 
    Karen Kai and Glynis Nakahara, Co‐Chairs 


 Transportation / Public Realm 
    Diane Onizuka and Greg Johnson, Co‐Chairs 


 
JAPANTOWN PLANNING OVERVIEW - POLICY FRAMEWORK FOR CHANGE 
 


Critical Elements in a Dynamic Neighborhood Planning Strategy 


The  Japantown  Organizing  Committee  is  operating  within  the  context  of  hopeful, 


positive  parameters  for  physical  and  social  change.    In  order  to  achieve  the  optimal 


flexibility  and  adaption  to  planned  (and  unseen)  dynamics  of  constraints  and 


opportunities they continue to utilize the following guide‐posts: 


 


‐ The creation of a Social Heritage District (SHD) that will protect the past, present 


and future social legacies in the community. These legacies are tangible and 


intangible, existing and former places, uses and institutions that need to be 


identified, memorialized and protected for community vitality and posterity. 


‐ Under the SHD, a database identifying the legacies to be protected can be up‐


dated for purposes of analysis and maintaining an inventory of social heritage 


resources. Important landmark structures can be a part of this inventory. 


‐ Design Standards, once prepared, and in conjunction with potential legislation 


for a new Japantown Neighborhood Commercial District (NCD) will help guide 


future public realm improvements and private development in the neighborhood. 


The Design Standards and newly developed NCD zoning requirements can be 


established for properties within the SHD. 


‐ Policies for SHD compliance and compatibility, regarding development 


standards, once established can be administered and enforced by the appropriate 


City agencies. 


‐ Continued exploration of enhancing local ownership and control of strategic 


properties identified as historic, existing and future contributors to the SHD. 
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SUMMARY OUTLINE OF ACTIVITIES OVER THE PAST TWELVE MONTHS 
 


 Process and Accomplishments 


o Funding 


 $30K ‐ Ford Foundation – Burlington 


 $50K – SF Board of Supervisors’ Add Back Funding – Seifel 


 $6K – Friends of City Planning – Community Outreach and 


Participation 


 $25K ‐ SF Board of Supervisors’ Add Back Funding – FY11‐12 


o Organizing Committee and Sub‐Committees (Public) 


 Open to the Public 


 Votes on Recommendations 


 Regular monthly Committee meetings 


o Community Meetings (formally noticed with mailings to property owners, 


use of neighborhood newspapers and public posters throughout 


Japantown) involved more than 200 members of the greater Japantown 


community. 


 6/1, 6/27, 7/31 (Facilitated Information Gathering) 


 9/10 (Sharing Recommendations with the Community) 


o Community Land Trust Studies (attached) 


 Burlington – Governance 


 Seifel – Economic Opportunities 


 Develop and Confirm Organizing Committee Recommendations and Next Steps 


o Summary or Matrix Formation of changes needed in the 2009 BNP 


o Ongoing Work Efforts 


 Social Heritage District 


 Japantown Design Standards – Public Realm and Private 


Development 


 Community Land Trust and other tools for enhancing local 


ownership 


 Redo of NC‐2 and NC‐3 into a Japantown NCD 


 Rooftop Sustainability Opportunities 


 FY11‐12 Add Back Funding ‐ Seifel 


 CLT Legal 


 Social Heritage District Proposal 


 Coordination with SFMTA Funding for Structural Analysis 


of Existing Japan Center Garage 
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ATTACHMENTS 
 


o Japantown Planning Project Timeline 2010‐2012 


o BNP Change Recommendations 


o Burlington Associates – Commercial Stewardship in Japantown, Assessing the 


Feasibility in Japantown, (2011) 


o Seifel Consulting– Economic Analysis of Acquisition of the Japan Center by a 


Community Land Trust, (2011) 


o Visitor Surveys (2010‐2011) 
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Japantown Planning 2010-2012


Consultant Contracting Work


Planning Commission Hearings


City Attorney Review of Draft Code


Organizing Committee Review of Draft 
Code


Environmental Evaluation
Committees Reviews of BNP


Planning Commission Update


Consultant Feasibilt iy Report


Consultant Land Trust Report
Organizing Committee Ratifies 
Amendments


Planning Staff Drafts Amendments


Committee Reviews of Draft Code


Organizing Committee Reviews 
Amendments


Planning Commission Presentation


Planning Staff Draft Planning Code 
Amendments


Planning Staff Assigned


Community Meeting #1


Community Meeting #2


Community Meeting #3
Community Meeting #4


9/1/2009 2/28/2010 8/27/2010 2/23/2011 8/22/2011 2/18/2012 8/16/2012







