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PROJECT DESCRIPTION 
The project proposes to convert a vacant retail space of approximately 1,200 square feet to a new non-
profit community facility d.b.a. “The Seed Fund for the Studio for Urban Projects.”  The project also 
includes the new construction of a single-family residence at the rear of the same lot.  The community 
facility will be operated by The Seed Fund for the Studio for Urban Projects.   
 
The Seed Fund for the Studio for Urban Projects, which founded in 2006, is an artist collaborative that 
perceives art as a means of advancing civic engagement and furthering public dialogue.  The Seed Fund 
will have a person or persons working in the building along with members of The Studio for Urban 
Projects. The Studio engages in interdisciplinary and research-based projects, which aim to provoke 
change by re-framing perceptions of the city and physically transforming elements of the built 
environment. The Studio for Urban Projects also works collaboratively with individuals and institutions 
in the presentation of projects, public programs, and publications. Engaging the broad themes of ecology 
and urbanism, The Studio’s projects have taken the form of audio tours, interactive websites, exhibitions, 
and architectural environments.  

 
SITE DESCRIPTION AND PRESENT USE 
2495 Harrison Street was originally constructed in 1888 as a one-story-over-basement commercial 
building and operated as a saloon.  The subject property is located on a 26’ x 100’ rectangular lot at the 
northwest corner of Harrison and 21st Streets in the Mission District.  The property has been operating as 
a commercial space since it was constructed and has been vacant since 2008.   The property is 
individually-eligible for listing in the California Register of Historical Resources under Criterion 3 
(Architecture) as an early example of a modest commercial property designed in the Italianate 
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architectural style in the Mission District. The property’s period of significance is its estimated date of 
construction.   
 

SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The immediate area, north of the subject property, is uniform in character and consists largely of two- and 
three-story, single- and multi-family, residential properties. The predominant architectural styles in this 
area include Victorian-era (Italianate, Queen Anne and Stick) and Edwardian-era architectural styles. The 
immediate area, south of the subject property, is characterized by a contemporary, larger-scale infill 
residential development and an elementary school and parking lot.  The surrounding properties are 
zoned RH-2, RH-3, and UMU (Urban Mixed-Use). 
 

ENVIRONMENTAL REVIEW  
On February 28, 2011, the Project was determined to be exempt from the California Environmental 
Quality Act (“CEQA”) Guidelines per Sections 15303 and 15331 and California Public Resources Code 
Section 21083.3 as described in the determination contained in the Planning Department files for this 
Project. 
  

HEARING NOTIFICATION 
TYPE REQUIRED 

PERIOD 
REQUIRED 

NOTICE DATE 
ACTUAL 

NOTICE DATE 
ACTUAL 
PERIOD 

Classified News Ad 20 days September 2, 2011 September 2, 2011 20 days 

Posted Notice 20 days September 2, 2011 September 2, 2011 20 days 

Mailed Notice 10 days September 12, 2011 September 1, 2011 21 days 
 

PUBLIC COMMENT 
 The Department has not received any comments from members of the public.   
 

ISSUES AND OTHER CONSIDERATIONS 
 The Project will maintain the existing historical resource and utilize the existing vacant building 

for a community service use.   
 The project will not include any off-street parking spaces or curb cuts; therefore, improving the 

pedestrian experience.   
 The project will provide Eastern Neighborhood impact fees relative to new requirements. 
 The project also seeks rear yard and off-street parking Variance requests under Planning Code 

Sections 134 and 151 to allow the construction of a new single-family dwelling in the required 
rear yard and without the required off-street parking space.   

 

REQUIRED COMMISSION ACTION 
In order for the project to proceed, the Commission must grant a Conditional Use Authorization pursuant 
to Planning Code Sections 209.4 and 303 to allow the establishment of a community facility within the 
RH-3 (Residential, House, Three-Family) Zoning District and a 40-X Height and Bulk District. 
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BASIS FOR RECOMMENDATION 
 The project complies with the applicable requirements of the Planning Code. 
 The project is consistent with the objectives and policies of the General Plan. 
 The project will convert an underused site into a productive community service and residential 

development that includes significant site and building upgrades, such as landscaping, bike 
parking and private open space. 

 The project design is consistent with and respects the existing neighborhood character. 
 The Project will rehabilitate and restore the historically significant building, and construct a new 

building in the rear yard, in a manner that is conformance with the Secretary of the Interior’s 
Standards for Rehabilitation.  

 The project will fully utilize the Eastern Neighborhood controls and pay the appropriate impact 
fees.    

RECOMMENDATION: Approval with Conditions 
 
Attachments: 
Draft Conditional Use Authorization Motion 
Parcel Maps 
Sanborn Map 
Aerial Photographs 
Zoning Map 
Environmental Review Documents 
Project Sponsor Submittal: 

 Cover Letter 
 Site Photographs 
 Project Renderings 
 Reduced Plans 
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Subject to: (Select only if applicable) 

  Affordable Housing (Sec. 415) 

  Jobs Housing Linkage Program (Sec. 413) 

  Downtown Park Fee (Sec. 412) 

 

  First Source Hiring (Admin. Code) 

  Child Care Requirement (Sec. 414) 

  Other (EN Impact Fee – Sec. 423) 

 
 

Planning Commission Motion No. XXXXX 
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Date: September 15, 2011 
Case No.: 2011.0079CV 
Project Address: 2495 Harrison Street  
Zoning: RH-3 (Residential, House, Three-Family) Zoning District  
 40-X Height and Bulk District 
Block/Lots: 4084 / 018 
Project Sponsor: Richard Johnson 
 917 Bryant Street 
 San Francisco, CA  94103 
Staff Contact: Ben Fu – (415) 558-6613 
 ben.fu@sfgov.org 

 
ADOPTING FINDINGS RELATING TO CONDITIONAL USE AUTHORIZATION PURSUANT TO 
PLANNING CODE SECTIONS 209.4(A) AND 303 TO ALLOW THE ESTABLISHMENT OF A 
COMMUNITY FACILITY WITHIN THE RH-3 (RESIDENTIAL, HOUSE, THREE-FAMILY) ZONING 
DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.    
 

PREAMBLE 
On January 27, 2011, Richard Johnson filed an application with the Planning Department (hereinafter 
“Department”) for Conditional Use Authorization under Planning Code Sections 209.4(a) and 303 to 
allow the establishment of a community facility within the RH-3 (Residential, House, Three-Family) 
Zoning District and a 40-X Height and Bulk District.   
 
On February 28, 2011, the Project was determined to be exempt from the California Environmental 
Quality Act (“CEQA”) Guidelines per Sections 15303 and 15331 and California Public Resources Code 
Section 21083.3 as described in the determination contained in the Planning Department files for this 
Project; 
 
On September 22, 2011, the Commission conducted a duly noticed public hearing at a regularly 
scheduled meeting on Conditional Use Application No. 2011.0079CV.   
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CASE NO. 2011.0079CV 
2495 Harrison Street 

The Commission has heard and considered the testimony presented to it at the public hearing and has 
further considered written materials and oral testimony presented on behalf of the applicant, Department 
staff, and other interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use Authorization requested in 
Application No. 2011.0079CV, subject to the conditions contained in “EXHIBIT A” of this motion, based 
on the following findings: 
 
FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 
 

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

2. Site Description and Present Use.  2495 Harrison Street was originally constructed in 1888 as a 
one-story-over-basement commercial building and operated as a saloon.  The subject property is 
located on a 26’ x 100’ rectangular lot at the northwest corner of Harrison and 21st Streets in the 
Mission District.  The property has been operating as a commercial space since it was constructed 
and has been vacant since 2008.   The property is individually-eligible for listing in the California 
Register of Historical Resources under Criterion 3 (Architecture) as an early example of a modest 
commercial property designed in the Italianate architectural style in the Mission District. The 
property’s period of significance is its estimated date of construction.   

 
3. Surrounding Properties and Neighborhood.   The immediate area, north of the subject property, 

is uniform in character and consists largely of two- and three-story, single- and multi-family, 
residential properties. The predominant architectural styles in this area include Victorian-era 
(Italianate, Queen Anne and Stick) and Edwardian-era architectural styles. The immediate area, 
south of the subject property, is characterized by a contemporary, larger-scale infill residential 
development and an elementary school and parking lot.  The surrounding properties are zoned 
RH-2, RH-3, and UMU (Urban Mixed-Use). 

 
4. Project Description.  The project proposes to convert a vacant retail space of approximately 1,200 

square feet to a new non-profit community facility d.b.a. “The Seed Fund for the Studio for Urban 
Projects.”  The project also includes the new construction of a single-family residence at the rear 
of the same lot.  The community facility will be operated by The Seed Fund for the Studio for 
Urban Projects.   
 

The Seed Fund for the Studio for Urban Projects is an artist collaborative that perceives art as a 
means of advancing civic engagement and furthering public dialogue.  The Seed Fund will have a 
person or persons working in the building along with members of The Studio for Urban Projects. 
The Studio engages in interdisciplinary and research-based projects, which aim to provoke 
change by re-framing perceptions of the city and physically transforming elements of the built 
environment. The Studio for Urban Projects also works collaboratively with individuals and 
institutions in the presentation of projects, public programs, and publications. Engaging the 
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broad themes of ecology and urbanism, The Studio’s projects have taken the form of audio tours, 
interactive websites, exhibitions, and architectural environments.  
 

5. Public Comment.  The Department has not received any comments from members of the public.   
 
6. Planning Code Compliance: The Commission finds that the Project  is consistent with the 

relevant provisions of the Planning Code in the following manner: 
 

A. Zoning District. The project site is located within the RH-3 Zoning District.  In RH-3 districts, 
structures with three units are common in addition to one-family and two-family houses. The 
predominant form is large flats rather than apartments, with lots 25 feet wide, a fine or 
moderate scale and separate entrances for each unit. Building styles tend to be varied but 
complementary to one another.  Outdoor space is available at ground level and also on decks 
and balconies for individual units.  Nonresidential uses are more common in these areas. 
 

B. Use. Planning Code Section 209 identifies residential use and various nonresidential uses as 
principally permitted uses in the RH-3 Zoning District.  In general, the principally permitted 
uses are institutions, recreation and arts, and residential.  A conditional use is required for a 
community facility use. 

   
 The proposed community facility continues an existing non-conforming use since 1888 and 

follows the intent of the original construction of building.  The new residential use at the rear 
provides a space better suited for family housing with two-bedrooms and approximately 
1,400 square feet of area.   

 
C. Rear Yard.  Planning Code Section 134 requires a corner lot to match the rear yard of the one 

adjacent building.   
 
The required rear yard for the subject lot is approximately 30’-0”.  The proposed mid-court rear yard 
for this project would be approximately 26’-0”, or 23 feet unobstructed.  The proposed dwelling would 
be located on the rear lot line.  A Variance request for rear yard has been filed and will be determined by 
the Zoning Administrator. 
 

D. Residential Open Space. Planning Code Section 135 requires that usable open space be 
located on the same lot as the dwelling units it serves. At least 100 square feet of usable open 
space per dwelling unit of private open space, or 133 square feet per dwelling unit of 
common open space, is required.  The Project has a residential open space requirement of up 
to 100 square feet of usable open space if private, or 133 square feet of common open space.  

The Project includes an approximately 670 square feet of mid-court open space that exceeds the 
minimum open space requirement.   

 
E. Streetscape and Pedestrian Improvements.  Planning Code Section 138.1 requires 

improvement of the public right-of-way associated with development projects.  The owner or 
developer of a new building in this District must install street trees. Each street tree must be a 
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minimum of 24-inch box for every 20 feet of frontage of the property along each street or 
public alley with any remaining fraction of 10 feet or more of frontage requiring an 
additional tree. 

 
The Project is required to install one street tree along Harrison Street and five along 21st Street, for a 
total of six trees.  The project complies with this requirement by providing the required street trees.  

 
F. Exposure.  Planning Code Section 140 requires all dwelling units in all use districts to face on 

an open area such as public street, public alley at least 25 feet in width, side yard at least 25 
feet in width, or rear yard meeting the requirements of the Planning Code. 
 
The proposed dwelling unit has at least one room that meets the 120-square-foot minimum superficial 
floor area requirement of Housing Code Section 503 that face directly on to 21st Street. 
 

G. Parking.  Planning Section 151 requires one off-street parking space for each 2,000 square feet 
of occupied floor area, where the occupied floor area exceeds 7,500 square feet, and allows 
for one parking space for each dwelling unit within a RH-3 district.     

 
The proposed community facility for artists has a gross floor area of approximately 1,200 square feet; 
therefore, no parking spaces are required.  The project does not propose to provide any off-street 
parking spaces as none currently exists.  A Variance request for off-street parking has been filed to 
exempt the requirement for the dwelling unit and will be determined by the Zoning Administrator. 
 

H. Height Limit.  Planning Code Section 260 requires that the height of buildings not exceed the 
limits specified in the Zoning Map and defines rules for the measurement of height.  The 
Project Site is within a 40-foot Height District.   
 
The Project complies.  The height of roof is approximately 20 feet.     
 

I. Eastern Neighborhoods Public Benefit Fund.  The project shall comply with the provisions 
of Planning Code Section 423, including payment of the Eastern Neighborhoods Impact Fee, 
or execution of an In-Kind Agreement with the Planning Department prior to issuance of the 
first site or building permit.   

 
7. Conditional Use Authorization.  Planning Code Section 303 establishes criteria for the 

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

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

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

 
The Project is necessary and desirable because it adds a dwelling unit and supports artists through an 
artist collaborative program.  The proposed project maintains and utilizes the existing historical 
resource for a noncomplying use since its original construction in 1888.  The proposed non-profit 
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community facility use will serve the neighborhood and artists in the community.  Preservation of the 
existing building and use as a community facility will provide space for working artists and maintain 
unique cultural assets and artworks.  The proposed rehabilitation of the existing house and new 
construction in the rear yard has been determined to be in conformance with the Secretary of Interior’s 
Standards for Rehabilitation. 

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

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

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

arrangement of structures;  
 
The project maintains the existing one-story historical resource and reuses the building for 
another community serving use.   
 
The height and bulk of the existing building will remain the same and will not alter the existing 
appearance or character of the project vicinity.  The existing building will be rehabilitated for use 
as a community facility for artists in a manner that will preserve the historic features of the 
building, which is individually significant.  The proposed project has been determined to be in 
conformance with the Secretary of the Interior’s Standards for Rehabilitation (Standards) as the 
work is generally restorative, will not impact historic features or materials, and will be reversible.   
Proposed new construction consists of an approximately 1,400 square feet, 31-foot high, two-
story residential unit with an attic at the rear of the parcel with a façade fronting on 21st Street.  
The contemporary design of the new building appropriately differentiates it from the historic 
building while the proposed setback, fenestration pattern, and overall minimal style establish a 
compatible size and shape with the existing building and surrounding properties.   
 

ii. The accessibility and traffic patterns for persons and vehicles, the type and volume of 
such traffic, and the adequacy of proposed off-street parking and loading;  
 
The proposed conversion and establishment of a community facility has no off-street parking or 
loading requirements.  The project site is within walking distance of the Mission Street corridor 
which is well served by public transportation.  The project site has no existing garage openings or 
curb cuts.  The proposed project will not introduce any garage openings or curb cuts.  The 
proposed Community Facility use is designed to allow a monitored public access as to number of 
visitors and time of visits such that it should not generate significant amounts of vehicular trips 
from the immediate neighborhood or citywide.   
 

iii. The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, 
dust and odor;  
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Noxious or offensive emissions are not typically associated with a community facility.  The 
project proposes events such as workshops, talks, and film screenings; none of which expects to 
produce noxious or offensive emissions such as noise, glare, dust and odor, nor anticipated to 
create a nuisance. 
 

iv. Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 
parking and loading areas, service areas, lighting and signs;  
 
Six street trees are proposed as required by the Planning Code.  There are no garage entries 
proposed. 

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

and will not adversely affect the General Plan. 
 

The Project complies with all relevant requirements and standards of the Planning Code and is 
consistent with objectives and policies of the General Plan as detailed below. 

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

and Policies of the General Plan: 
 

HOUSING  
 

Objectives and Policies – 2009 Housing Element 
   

OBJECTIVE 11 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANCISCO’S NEIGHBORHOODS. 
 
Policy 11.1 
Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 
 
Policy 11.2 
Ensure implementation of accepted design standards in project approvals. 
 
Policy 11.3 
Ensure growth is accommodated without substantially and adversely impacting existing 
residential neighborhood character. 
 
Policy 11.4 
Continue to utilize zoning districts which conform to a generalized residential land use and 
density plan and the General Plan. 
 
Policy 11.6 
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Foster a sense of community through architectural design, using features that promote 
community interaction. 
 
Policy 11.8 
Consider a neighborhood’s character when integrating new uses, and minimize disruption 
caused by expansion of institutions into residential areas. 
 
The project maintains and preserves existing architectural and historical resource, which has been in its 
current location since 1888.  The project promotes neighborhood character and compatibility.  Introduction 
of a community serving space for artists will encourage community interaction. 
 
OBJECTIVE 12 
BALANCE HOUSING GROWTH WITH ADEQUATE INFRASTRUCTURE THAT SERVES THE 
CITY’S GROWING POPULATION. 
 
Policy 12.2 
Consider the proximity of quality of life elements, such as open space, child care, and 
neighborhood services, when developing new housing units. 

 
The Project provides adequate open space, all on-site. The open space is provided in the form of a private 
inner court.   

 

RECREATION AND OPEN SPACE ELEMENT 
Objectives and Policies 
 
OBJECTIVE 4: 
PROVIDE OPPORTUNITIES FOR RECREATION AND THE ENJOYMENT OF OPEN SPACE IN 
EVERY SAN FRANCISCO NEIGHBORHOOD.  
 
Policy 4.5: 
Require private usable outdoor open space in new residential development. 
 
Policy 4.6: 
Assure the provision of adequate public open space to serve new residential development. 
 
The Project will create private outdoor open space between the existing building and the new residential 
unit in the rear.  It will not cast shadows over any open spaces under the jurisdiction of the Recreation and 
Park Department.  

 

TRANSPORTATION ELEMENT 
Objectives and Policies 
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OBJECTIVE 24: 
IMPROVE THE AMBIENCE OF THE PEDESTRIAN ENVIRONMENT.  
 
Policy 24.2: 
Maintain and expand the planting of street trees and the infrastructure to support them.  
 
Policy 24.3: 
Install pedestrian-serving street furniture where appropriate.  
 
Policy 24.4: 
Preserve pedestrian-oriented building frontages.  
 
The Project will install street trees at approximately 20 foot intervals all along the three frontages on 21st 
and Harrison Streets.  Frontages are designed with active spaces oriented at the pedestrian level.   
 
OBJECTIVE 28: 
PROVIDE SECURE AND CONVENIENT PARKING FACILITIES FOR BICYCLES.  

 

Policy 28.1: 
Provide secure bicycle parking in new governmental, commercial, and residential developments.  

 
Policy 28.3: 
Provide parking facilities which are safe, secure, and convenient.  

 
The Project includes street improvements that would incorporate bicycle parking spaces.  
 
OBJECTIVE 34: 
RELATE THE AMOUNT OF PARKING IN RESIDENTIAL AREAS AND NEIGHBORHOOD 
COMMERCIAL DISTRICTS TO THE CAPACITY OF THE CITY’S STREET SYSTEM AND LAND 
USE PATTERNS.  

 

Policy 34.1: 
Regulate off-street parking in new housing so as to guarantee needed spaces without requiring 
excesses and to encourage low auto ownership in neighborhoods that are well served by transit 
and are convenient to neighborhood shopping.  

 
Policy 34.3: 
Permit minimal or reduced off-street parking supply for new buildings in residential and 
commercial areas adjacent to transit centers and along transit preferential streets.  

 
Policy 34.5: 
Minimize the construction of new curb cuts in areas where on-street parking is in short supply 
and locate them in a manner such that they retain or minimally diminish the number of existing 
on-street parking spaces.  
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The Project proposes no off-street parking spaces. 

 

URBAN DESIGN ELEMENT 
Objectives and Policies 
 
OBJECTIVE 1: 
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS 
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.  

 
Policy 1: 
Promote harmony in the visual relationships and transitions between new and older buildings.  
 
Policy 3: 
Recognize that buildings, when seen together, produce a total effect that characterizes the City 
and its districts.  

 
Policy 6: 
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or 
dominating appearance in new construction.  

 
The proposed new building will promote harmony in visually relating to, and serving as a transition 
between, older and newer buildings in the neighborhood.  The new building’s height, dimensions, design, 
and use of materials have been designed so as to be respectful to the existing historic building and 
surrounding neighborhood.  The new construction will respect the existing character of the site and the 
neighborhood. 
 
OBJECTIVE 2: 
CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY 
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.  

 
Policy 2.4:  
Preserve notable landmarks and areas of historic, architectural or aesthetic value, and promote 
the preservation of other buildings and features that provide continuity with past development. 
 
Policy 2.5:  
Use care in remodeling of older buildings, in order to enhance rather than weaken the original 
character of such buildings. 
 
Policy 2.6: 
Respect the character of older development nearby in the design of new buildings. 
 
OBJECTIVE 3: 
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MODERATION OF MAJOR NEW DEVELOPMENT TO COMPLEMENT THE CITY PATTERN, 
THE RESOURCES TO BE CONSERVED, AND THE NEIGHBORHOOD ENVIRONMENT. 

 
Policy 5: 
Relate the height of buildings to important attributes of the city pattern and to the height and 
character of existing development. 

 
Policy 6: 
Relate the bulk of buildings to the prevailing scale of development to avoid an overwhelming or 
dominating appearance in new construction. 

 
The Project will be consistent with the character, height and bulk of existing buildings in the immediate 
surroundings.  The Project has been designed to be compatible with the character-defining features of the 
existing building and the new construction has been setback to make massing compatible with 
surroundings.  The existing building on the subject property has been identified as a historical resource and 
is being rehabilitated and adaptively used as part of the proposed Project.  The Project has been determined 
to be in conformance with the Secretary of Interior’s Standards for Rehabilitation. 
 
OBJECTIVE 4: 
IMPROVEMENT OF THE NEIGHBORHOOD ENVIRONMENT TO INCREASE PERSONAL 
SAFETY, COMFORT, PRIDE AND OPPORTUNITY.  

 
Policy 4.5: 
Design walkways and parking facilities to minimize danger to pedestrians. 

 
Policy 4.13: 
Improve pedestrian areas by providing human scale and interest. 

 
While the subject lot is a corner lot with two street frontages, it proposes no vehicular access points, 
limiting conflicts with pedestrians and bicyclists. Numerous street trees will be planted on each façade, 
ample open space and ground floor active uses directly accessible from the street. The pedestrian experience 
along the Project site will be improved.  
 
ARTS 
Objectives and Policies  
MANAGE ECONOMIC GROWTH AND CHANGE TO ENSURE ENHANCEMENT OF THE 
TOTAL CITY LIVING AND WORKING ENVIRONMENT. 
  
OBJECTIVE I-1: 
RECOGNIZE THE ARTS AS NECESSARY TO THE QUALITY OF LIFE FOR ALL SEGMENTS 
OF SAN FRANCISCO. 
 
Policy I-1.1: 
Promote inclusion of artistic considerations in local decision-making. 
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Policy I-1.4: 
Provide access to the creative process and cultural resources for all neighborhoods, cultural 
communities, and segments of the city and its populations. 
 
OBJECTIVE III-1  
ENHANCE THE CONTRIBUTION OF ARTISTS TO THE CREATIVE LIFE AND VITALITY OF 
SAN FRANCISCO. 
 
Policy III-1.3: 
Protect and assist in the creation of artists' live/work spaces. 
 
OBJECTIVE VI-1  
SUPPORT THE CONTINUED DEVELOPMENT AND PRESERVATION OF ARTISTS' AND 
ARTS ORGANIZATIONS' SPACES. 
 
Policy VI-1.1  
Review, revise and coordinate city permit policies and codes to better meet the needs of the arts. 
 
Policy VI-1.2: 
Support and expand programs directed at enabling arts organizations and artists to comply with 
City building and safety codes and to rehabilitate arts spaces. 
 
The Project proposes to preserve and rehabilitate a historical resource, for use as a community facility for 
arts.  The existing building is historically significant for its original construction date and period of 
significance.  Preservation of the existing building will provide space for working artists, encourage access 
and information to local art, and maintain a unique artistic work in San Francisco. 
 
MISSION AREA PLAN  
Objectives and Policies 
 
Land Use 
OBJECTIVE 1.2: 
IN AREAS OF THE MISSION WHERE HOUSING AND MIXED-USE IS ENCOURAGED, 
MAXIMIZE DEVELOPMENT POTENTIAL IN KEEPING WITH NEIGHBORHOOD 
CHARACTER. 
 
Policy 1.2.1. 
Ensure that in-fill housing development is compatible with its surroundings. 
 
Policy 1.2.2. 
For new construction, and as part of major expansion of existing buildings in neighborhood 
commercial districts, require ground floor commercial uses in new housing development. In 
other mixed-use districts encourage housing over commercial or PDR where appropriate. 
 
Policy 1.2.3: 
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In general, where residential development is permitted, control residential density through 
building height and bulk guidelines and bedroom mix requirements. 
 
The Project will be consistent with the character, height and bulk of existing buildings in the immediate 
surroundings.  The Project has been designed to be compatible with the character-defining features of the 
existing building and top floor of new construction has been setback to make massing compatible with 
surroundings.  The existing building on the subject property has been identified as a historical resource and 
is being rehabilitated and adaptively used as part of the proposed Project.  The Project has been determined 
to be in conformance with the Secretary of Interior’s Standards for Rehabilitation. 

 
Built Form 
OBJECTIVE 3.1: 
PROMOTE AN URBAN FORM THAT REINFORCES THE MISSION’S DISTINCTIVE PLACE IN 
THE CITY’S LARGER FORM AND STRENGTHENS ITS PHYSICAL FABRIC AND 
CHARACTER. 
 
Policy 3.1.3. 
Relate the prevailing heights of buildings to street and alley width throughout the Plan Area. 
 
Policy 3.1.8. 
New development should respect existing patterns of rear yard open space. Where an existing 
pattern of rear yard open space does not exist, new development on mixed-use-zoned parcels 
should have greater flexibility as to where open space can be located. 
 
Policy 3.1.8: 
Preserve notable landmarks and areas of historic, architectural or aesthetic value, and promote 
the preservation of other buildings and features that provide continuity with past development. 
 
The Project rehabilitates and adaptively uses the existing historic building, provides monitored public 
access, and provides new construction that is compatible with the character of the surrounding 
neighborhood.   
 
Historic Preservation 
OBJECTIVE 8.2: 
PROTECT, PRESERVE, AND REUSE HISTORIC RESOURCES WITHIN THE MISSION AREA 
PLAN. 
 
Policy 8.2.1: 
Protect individually significant historic and cultural resources and historic districts in the Mission 
area plan from demolition or adverse alteration. 
 
Policy 8.2.2: 
Apply the Secretary of the Interior’s Standards for the Treatment of Historic Properties in 
conjunction with the Mission area plan and objectives for all projects involving historic or 
cultural resources. 
 



Motion No. XXXXX 
September 22, 2011 

 13 

CASE NO. 2011.0079CV 
2495 Harrison Street 

The existing building on the subject property has been identified as a historical resource and is being 
rehabilitated and adaptively used as part of the proposed Project.  The Project has been determined to be in 
conformance with the Secretary of Interior’s Standards for Rehabilitation. 
 

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

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

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

There are no existing neighborhood-serving retail uses on the site. The residential project proposes no 
retail uses.  

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

preserve the cultural and economic diversity of our neighborhoods. 
 

No housing currently exists on the project site.  The project will provide one new dwelling unit, 
increasing the neighborhood housing stock. The design of the Project is compatible with the 
surrounding neighborhood. For these reasons, the proposed project would protect and preserve the 
cultural, economic and historic significance of the neighborhood.  

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

 
The Project will not displace any affordable housing because there is currently no housing on the site.  

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

neighborhood parking.  
 

The project site is within walking distance of the Mission Street corridor which is well served by public 
transportation.  The majority of staff and attendees are expected to use alternative methods of 
transportation other than private automobiles, and the small number of vehicle trips generated by this 
project would not impede MUNI transit service or overburden streets.    

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

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

 

The Project does not include any commercial office development. The proposal, which includes a 
dwelling unit, will increase the diversity of the City’s housing supply, a top priority in the City. 

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

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

 
G. That landmarks and historic buildings be preserved.  

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

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

development.  
 

The Project will not affect the City’s parks or open space or their access to sunlight and vistas. The 
Project will not cast shadows on any property under the jurisdiction of, or designated for acquisition 
by, the Recreation and Park Commission.  

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

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

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

the health, safety and welfare of the City. 
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DECISION 

That based upon the Record, the submissions by the Applicant, the staff of the Department and other 
interested parties, the oral testimony presented to this Commission at the public hearings, and all other 
written materials submitted by all parties, the Commission hereby APPROVES Conditional Use 
Authorization Application No. 2011.0079CV under Planning Code Sections 209.4 and 303 to allow the 
proposed establishment of a community facility within the RH-3 (Residential, House, Three-Family) 
Zoning District and a 40-X Height and Bulk District.  The project is subject to the following conditions 
attached hereto as “EXHIBIT A” in general conformance with plans on file, dated September 01, 2011, and 
stamped “EXHIBIT B”, which is incorporated herein by reference as though fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION:  Any aggrieved person may appeal this Conditional 
Use Authorization to the Board of Supervisors within thirty (30) days after the date of this Motion No. 
XXXXX.  The effective date of this Motion shall be the date of this Motion if not appealed (After the 
30-day period has expired) OR the date of the decision of the Board of Supervisors if appealed to the 
Board of Supervisors.  For further information, please contact the Board of Supervisors at (415) 554-
5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on September 22, 2011. 
 
 
Linda D. Avery 
Commission Secretary 
 
 
 
AYES:     
 
NAYS:   
 
ABSENT:  
 
ADOPTED: September 22, 2011 
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EXHIBIT A 
AUTHORIZATION 
This authorization is to allow a Conditional Use Authorization for the proposed establishment of a 
community facility within the RH-3 (Residential, House, Three-Family) Zoning District and a 40-X Height 
and Bulk District in general conformance with plans, dated September 1, 2011, and stamped “EXHIBIT B” 
included in the docket for Case No. 2011.0079CV and subject to conditions of approval reviewed and 
approved by the Commission on September 22, 2011, under Motion No XXXXX.  This authorization and 
the conditions contained herein run with the property and not with a particular Project Sponsor, business, 
or operator. 
 
RECORDATION OF CONDITIONS OF APPROVAL 
Prior to the issuance of the building permit or commencement of use for the Project the Zoning 
Administrator shall approve and order the recordation of a Notice in the Official Records of the Recorder 
of the City and County of San Francisco for the subject property.  This Notice shall state that the project is 
subject to the conditions of approval contained herein and reviewed and approved by the Planning 
Commission on September 22, 2011, under Motion No. XXXXX. 
 
PRINTING OF CONDITIONS OF APPROVAL ON PLANS 
The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXX shall 
be reproduced on the Index Sheet of construction plans submitted with the Site or Building permit 
application for the Project.  The Index Sheet of the construction plans shall reference to the Conditional 
Use Authorization and any subsequent amendments or modifications.    
 
SEVERABILITY 
The Project shall comply with all applicable City codes and requirements.  If any clause, sentence, section 
or any part of these conditions of approval is for any reason held to be invalid, such invalidity shall not 
affect or impair other remaining clauses, sentences, or sections of these conditions.  This decision conveys 
no right to construct, or to receive a building permit.  “Project Sponsor” shall include any subsequent 
responsible party. 
 
CHANGES AND MODIFICATIONS   
Changes to the approved plans may be approved administratively by the Zoning Administrator.  
Significant changes and modifications of conditions shall require Planning Commission approval of a 
new Conditional Use Authorization.  
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Conditions of Approval, Compliance, Monitoring, and Reporting 
PERFORMANCE 

1. Validity and Expiration.  The authorization and right vested by virtue of this action is valid for 
three years from the effective date of the Motion.  A building permit from the Department of 
Building Inspection to construct the project and/or commence the approved use must be issued as 
this Conditional Use Authorization is only an approval of the proposed project and conveys no 
independent right to construct the project or to commence the approved use.  The Planning 
Commission may, in a public hearing, consider the revocation of the approvals granted if a site or 
building permit has not been obtained within three (3) years of the date of the Motion approving 
the Project.  Once a site or building permit has been issued, construction must commence within 
the timeframe required by the Department of Building Inspection and be continued diligently to 
completion.  The Commission may also consider revoking the approvals if a permit for the 
Project has been issued but is allowed to expire and more than three (3) years have passed since 
the Motion was approved.  For information about compliance, contact Code Enforcement, Planning 
Department at 415-575-6863, www.sf-planning.org. 

 
2. Extension.  This authorization may be extended at the discretion of the Zoning Administrator 

only where failure to issue a permit by the Department of Building Inspection to perform said 
tenant improvements is caused by a delay by a local, State or Federal agency or by any appeal of 
the issuance of such permit(s).  For information about compliance, contact Code Enforcement, Planning 
Department at 415-575-6863, www.sf-planning.org 

 
DESIGN 

3. Final Materials.  The Project Sponsor shall continue to work with Planning Department on the 
building design.  Final materials, glazing, color, texture, landscaping, and detailing shall be 
subject to Department staff review and approval.  The architectural addenda shall be reviewed 
and approved by the Planning Department prior to issuance.  For information about compliance, 
contact the Case Planner, Planning Department at 415-558-6613, www.sf-planning.org 
 

4. Garbage, composting and recycling storage.  Space for the collection and storage of garbage, 
composting, and recycling shall be provided within enclosed areas on the property and clearly 
labeled and illustrated on the building permit plans.  Space for the collection and storage of 
recyclable and compostable materials that meets the size, location, accessibility and other 
standards specified by the San Francisco Recycling Program shall be provided at the ground level 
of the buildings.  For information about compliance, contact the Case Planner, Planning Department at 
415-558-6613, www.sf-planning.org 

 
EASTERN NEIGHBORHOODS INFRASTRUCTURE IMPACT FEE 

5. Impact Fees  
 The project shall comply with the provisions of Planning Code Section 423, including payment of 

the Eastern Neighborhoods Impact Fee, or execution of an In-Kind Agreement with the Planning 

http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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Department prior to issuance of the first site or building permit.  While recognizing that the 
Commission will review any use of the Eastern Neighborhoods Impact Fee in the future, the 
Commission urges the Project Sponsor to pursue the execution of an In-Kind Agreement 
pursuant to Planning Code Section 423.3(d) to authorize the project sponsor to provide in-kind 
improvements in the form of development of a public park in the Daggett Street Right of Way.   

 

MONITORING 
6.  Enforcement.  Violation of any of the Planning Department conditions of approval contained in 

this Motion or of any other provisions of Planning Code applicable to this Project shall be subject 
to the enforcement procedures and administrative penalties set forth under Planning Code 
Section 176 or Section 176.1.  The Planning Department may also refer the violation complaints to 
other city departments and agencies for appropriate enforcement action under their jurisdiction.  
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

 
7. Revocation due to Violation of Conditions.  Should implementation of this Project result in 

complaints from interested property owners, residents, or commercial lessees which are not 
resolved by the Project Sponsor and found to be in violation of the Planning Code and/or the 
specific conditions of approval for the Project as set forth in Exhibit A of this Motion, the Zoning 
Administrator shall refer such complaints to the Commission, after which it may hold a public 
hearing on the matter to consider revocation of this authorization. 
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 

  
OPERATION 

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

9. Community Liaison.  Prior to issuance of a building permit to construct the project and 
implement the approved use, the Project Sponsor shall appoint a community liaison officer to 
deal with the issues of concern to owners and occupants of nearby properties.  The Project 
Sponsor shall provide the Zoning Administrator with written notice of the name, business 
address, and telephone number of the community liaison.  Should the contact information 
change, the Zoning Administrator shall be made aware of such change.  The community liaison 
shall report to the Zoning Administrator what issues, if any, are of concern to the community and 
what issues have not been resolved by the Project Sponsor.   
For information about compliance, contact Code Enforcement, Planning Department at 415-575-6863, 
www.sf-planning.org 
 

G:\DOCUMENTS\Conditional Use\Harrison_2495_20110079CV\Draft Motion.doc 
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Date received: 

SAN FRANCISCO 
PLANNING DEPARTMENT 

Environmental Evaluation Application 

The California Environmental Quality Act (CEQA) requires public agencies to review the environmental impacts 
of proposed projects. In San Francisco, environmental review under CEQA is administered by the Major 
Environmental Analysis (MEA) division of the Planning Department. The environmental review process begins 
with the submittal of a completed Environmental Evaluation (EE) Application to the Planning Department. Only 
the current EE Application form will be accepted. No appointment is required but staff is available to meet with 
applicants upon request. 

The EE Application will not be processed unless it is completely filled out and the appropriate fees are paid in full. 
Checks should be made payable to the San Francisco Planning Department. See the current Schedule of Application 
Fees and contact the staff person listed below for verification of the appropriate fees. Fees are generally non-
refundable. Documents in italics are available online at sfgov.org/planning.  

The EE Application is comprised of four parts. Part 1 is a checklist to ensure that the EE Application is complete; 
Part 2 requests basic information about the site and the project; Part 3 is a series of questions to help determine if 
additional information is needed for the EE Application; and Part 4 is a project summary table. 

The complete EE Application should be submitted to the Planning Department staff as follows: For projects 
greater than 10,000 square feet in size and where Part 3 Questions #3, #8, #10, or #11 are answered in the 
affirmative, or for projects that require mitigation measures, please send the application materials to the attention 
of Ms. Fordham or Ms. Pereira. For all other projects, please send the application materials to the attention of Mr. 
Bollinger. 

Brett Bollinger 
1650 Mission Street, Suite 400 

San Francisco, CA 94103 
(415) 575-9024, brett.bollinger@sfgov.org  

Chelsea Fordham or Jeanie Poling 
1650 Mission Street, Suite 400 

San Francisco, CA 94103 
(415) 575-9071, chelsea.fordham @sfgov.org  

(415) 575-9072, jeanie.poling@sfgov.org  

Not 
PART 1� EE APPLICATION CHECKLIST 	 Provided 	Applicable 

Two copies of this application with all blanks filled in 

Two sets of project drawings (see "Additional Information" at the end of page 4,) 

Photos of the project site and its immediate vicinity, with viewpoints labeled 

Fee  
Supplemental Information Form for Historical Resource Evaluation and! or Historic 
Resource Evaluation Report, as indicated in Part 3 Questions 1 and 2 

U 

Geotechnical Report, as indicated in Part 3 Questions 3a and 3b LI 

Tree Disclosure Statement, as indicated in Part 3 Question 4  LI 

Phase I Environmental Site Assessment, as indicated in Part 3 Question 8 [1 

Additional studies (list) LI 

Applicant’s Affidavit. I certify the accuracy of the following declarations: 
a The undersigned is the owner or authorized agent of the owner(s) of this property 

b. The information presented is true and correct to the best of my k i  i�Z 	 V 

VV 

c. I understand that other 
aPPlicatiæ3 

 and information may be required
� 

 

Signed (owner or agent): 	Date: 	 d-L 

(For Staff Use Only) Case No. ?iIIV-0 7 	 Address:  

v8.9.2010 	 Block,1Lot: 4f/oi’C 



PART 2� PROJECT INFORMATION 

Property Owner 

Address 

Project Contact 

Company 

Address 

Richard Johnson & Alison Sant 

917 Bryant Street 

San Francico, CA 94103 

Brett Gladstone 

Gladstone & Associates 

Telephone No. 415.786.5869 

Fax. No.  

Email rick@richard 

Telephone No. 415.434.9500 

Fax No. 415.394.5188 

177 Post Street, penthouse 	 Email 

San Francisco, CA 94108 

Site Address(es): 	2495 Harrison Street, SF, CA 94110 

Nearest Cross Street(s) corner of 21 "  Street and Harrison Street 
13 11 

Block(s)! Lot(s) 	40/ 018 	 Zoning District(s) 	RH-3 

Site Square Footage 	2600 sq. ft. (26xlOO’) 	 Height/Bulk District 40-X 

Present or previous site use 	previous legal use of existing building was a bar! restaurant 
Community Plan Area (if 
any) 	 Mission Area Plan (Eastern Neighborhoods) 

[11 Addition 	Change of use 	Zoning change 	 N New construction 

� Alteration 	Demolition 	Lot split/ subdivision or lot line adjustment 

� 	
Variance (rear yard & 

Other (describe) 	parking) 	 Estimated Cost 	$800,000. 
Community Facility (in the existing building) 

Describe proposed use & Single Family Residence (in a new building) 

Narrative project description. Please summarize and describe the purpose of the project 
Please see attached description. 

SAN FRANCISCO 
PLANNING DEPARTMENT 	 -2- 
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PART 3� ADDITIONAL PROJECT INFORMATION Yes No 

1. Would the project involve a major alteration of a structure constructed 50 or more years ago Li 
or a structure in an historic district? 

If yes, submit a Supplemental Information Form for Historical Resource Evaluation. Instructions 
on how to fill out the form are outlined in the San Francisco Preservation Bulletin No. 16 (see 

pages 28-34 in Appendix B).  

2. Would the project involve demolition of a structure constructed 50 or more years ago or a LI 
structure located in an historic district? 

If yes, a Historic Resource Evaluation Report (HRER)*  will be required. The scope of the 
HRER will be determined in consultation with the Department’s Preservation Coordinator. 

3a. Would the project result in excavation or soil disturbance/ modification greater than 10 feet LI 
below grade? 

If yes, how many feet below grade would be excavated? 

What type of foundation would be used (if known)?  

3b. Is the project site located in an area of potential geotechnical hazard as identified in the San 
Francisco General Plan or on a steep slope or would the project be located on a site with an 
average slope of 20% or more? 

If yes to either Question 3a or 3b, please submit a Geotechnical R eport . * 

4. Would the project involve expansion of an existing building envelope, or new construction, N Li 
or grading, or new curb cuts, or demolition? 

If yes, please submit a Tree Disclosure Statement. 

5. Would the project result in ground disturbance of 5,000 gross square feet or more?  

6. Would the project result in any construction over 40 feet in height? [1 

If yes, apply for a Section 295 (Proposition K) Shadow Study. This application is available 
on the Planning Department’s website and should be submitted at the Planning 
Information Center, 1660 Mission Street, First Floor. 

7. Would the project result in a construction of a structure 80 feet or higher? Li 

If yes, an initial review by a wind expert, including a recommendation as to whether a 
wind analysis*  is needed, may be required, as determined by Department staff. 

8. Would the project involve work on a site with an existing or former gas station, auto repair, [] 
dry cleaners, or heavy manufacturing use, or a site with underground storage tanks? 

If yes, please submit a Phase I Environmental Site Assessment (ESA).*  A Phase II ESA (for 
example, soil testing) may be required, as determined by Department staff. 

9. Would the project require any variances, special authorizations, or changes to the Planning N [1 
Code or Zoning Maps? 

If yes, please describe. Please see attached description. Rear Yard Variance per section 
134(c) & Variance for no parking per section 151. Conditional use for a change of use to a 
Community Facility per section 209.4(a)  

10. Is the project related to a larger project, series of projects, or program? [] 

If yes, please describe. 

11. Is the project in Eastern Neighborhoods or Market & Octavia Community Plan Area? [] 

If yes, and the project would be over 55 feet tall or 10 feet taller than an adjacent building 
built before 1963, please submit an elevation or renderings showing the project with.the 
adjacent buildings.  

* Report or study to be prepared by a qualified consultant who is contracted directly by the project sponsor. 
SAN FRANCISCO 
PLANNING DEPARTMENT 	 -3- 



PART 4- PROJECT SUMMARY TABLE 

If you are not sure of the eventual size of the project, provide the maximum estimates. 

Gross Square 
Existing Uses 

Existing Uses to be 
Net New 

Construction and/or Project Totals 
Footage (GSF) Retained Addition  

1400 sq. ft. new 1400 sq. ft. new 
Residential 0 0 single family single family 

residence residence 

Retail 0 0 0 0 

Office 0 0 0 0 

Industrial 0 0 0 0 

Parking 0 0 0 0 

1000 sq. ft. change 
(remove 300 sq. ft. Other (specify use) 1300 sq. ft. use of existing 

. from existing 
1000 sq. ft. 

bar/ restaurant building to building) g 
community facility 

community facility 
TOTAL: 2400 sq. ft. 
(in two buildings: 

Total GSF 1300 sq. ft. 1000 sq. ft. 1400 sq. ft. 1000 sq. ft. existing 
bldg; 1400 sq. ft. 

new blde.) 

Dwelling units 0 0 1 1 dwelling unit 

Hotel rooms 0 0 0 0 

Parking spaces 0 0 0 0 

Loading spaces 0 0 0 0 

Number of 
1 1 1 2buildings 

buildings 

Height of existing bldg: 
existing bldg: 

approx. 20-feet (no 
new bldg: approx. 

2 buildings: existing 
bldg 20-feet tall; new 

building(s) approx. 20-feet 
changes) 

31-feet  bldg 31-feet tall 
2 buildings: existing 

Number of stories 
existing bldg: 1- existing bldg: 1- new bldg: 3-stories bldg 1-story tall; 

story story (no change) tall new bldg 3-stories 
tall 

Please describe any additional project features that are not included in this table: 
please see attached description of the project 
Additional Information: Project drawings in 11x17 format should include existing and proposed site plans, floor 
plans, elevations, and sections, as well as all applicable dimensions and calculations for existing and proposed 
floor area and height. The plans should clearly show existing and proposed off-street parking and loading spaces; 
driveways and trash loading areas; vehicular and pedestrian access to the site, including access to off-street 
parking and parking configuration; and bus stops and curbside loading zones within 150 feet of the site. A 
transportation study may be required, depending on existing traffic conditions in the project area and the 
potential traffic generation of the proposed project, as determined by the Department’s transportation planners. 
Neighborhood notification may also be required as part of the environmental review processes. 

SAN FRANCISCO 
PLANNING DEPARTMENT 	 -4- 
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Historic Resource Evaluation Response 
MEA Planner: 	Brett Bollinger 

Project Address: 	2495 Harrison Street 
Block/Lot: 	4084/018 

Case No.: 	2011.0079E 
Date of Review: 	May 12, 2011 

Planning Dept. Reviewer: Richard Sucre 
(415) 575-9108 I richard.sucre@sfgov.org  

1650 Mission St. 
Suite 400 
San Francisco, 
CA 94103-2479 

Reception: 
415.558.6378 

Fax: 
415.558.6409 

Planning 
Information: 
415.558.6377 

PROPOSED PROJECT 	LI Demolition 	Z Alteration 
	 New Construction 

PROJECT DESCRIPTION 

The proposed project includes new construction of a single-family residence on the same lot as an 
existing one-story commercial building, and the conversion of the existing building from a commercial 

property to a community facility. The rear additions and exterior signage on the one-story commercial 

building will be removed, and a new deck (measuring 200 square feet) will be constructed. The project 

includes interior renovations to the one-story commercial building consisting of: ADA upgrades, seismic 
reinforcement, and programmatic alterations. The project also includes replacement of the existing 

glazing on the wood-sash windows of the one-story commercial building. The new single-family 

residence will be contemporary in design, and will be three-stories tall and 1,400 square feet. The 

proposed project is depicted in architectural drawings prepared by the Studio For Urban Projects, LLC 

and Richard Johnson Design, dated January 27, 2011. 

PRE-EXISTING HISTORIC RATING I SURVEY 

The subject property is not currently listed in any local, state or national historical register. It was 

surveyed as part of the Planning Department’s South Mission Historic Resource Survey, which is a 

qualified historic resource survey, as defined by the California Environmental Quality Act (CEQA). The 

survey assigned a California Historic Resource Status Code (CHRSC) of "3CS," which defines the 

property as "Appears eligible for CR as an individual property through survey evaluation." The building 

is considered a "Category A.2" (Adopted local registers, and properties that have been determined to 

appear eligible, or which may become eligible for the California Register) property for the purposes of the 
Planning Department’s California Environmental Quality Act (CEQA) review procedures due to its 

inclusion in a qualified historic resource survey and CHRSC. 

HISTORIC DISTRICT I NEIGHBORHOOD CONTEXT 

The subject property is located on a 26’ x 100’ rectangular lot at the northwest corner of Harrison and 21 

Streets in the Mission District. The property is located within RH-3 (Residential House, Three-Family) 

Zoning District and a 40-X Height and Bulk District. The immediate area, north of the subject property, is 

uniform in character and consists largely of two- and three-story, single- and multi-family, residential 

properties. The predominant architectural styles in this area include Victorian-era (Italianate, Queen 
Anne and Stick) and Edwardian-era architectural styles. The immediate area, south of the subject 

www.sfplanning.org  
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property, is characterized by a contemporary, larger-scale infill residential development and an 

elementary school and parking lot. 

1. California Register Criteria of Significance: Note, a building may be an historical resource if it 

meets any of the California Register criteria listed below. If more information is needed to make .such 

a determination please specify what information is needed. (This determination for California Register 

Eligibility is made based on existing data and research provided to the Planning Department by the above 
named preparer / consultant and other parties. Key pages of report and a photograph of the subject building are 

attached.) 

Event: or 	 0 Yes X No 	Unable to determine 

Persons: or 	 El Yes X.No LI Unable to determine 

Architecture: or 	 Yes 	n No LI Unable to determine 

Information Potential: 	Further investigation recommended. 

District or Context: 	[1111 Yes, may contribute to a potential district or significant context 

If Yes; Period of Significance: Not Applicable. 

Notes: 	2495 Harrison Street is individually-eligible for listing in the California Register of 

Historical Resources under Criterion 3 (Architecture) as an early example of a modest commercial 

property designed in the Italianate architectural style in the Mission District. The property’s period 

of significance is 1888 -- the property’s estimated date of construction. The subsequent summary is 
based upon the findings of the Planning Department’s South. Mission Historic Resource Survey and 

the Supplemental Information Form prepared by M. Taylor Historical Consulting (August 2010). 

Criterion 1: It is associated with events that have made a significant contribution to the broad 
patterns of local or regional history, or the cultural heritage of California or the United States; 

According to information provided in the Supplemental Information Form for Historic Resource 
Evaluation (dated August 2010, prepared by M. Taylor Historical Consulting) and the Planning 
Department’s South Mission Historic Resource Survey, 2495 Harrison Street was originally 
constructed in 1888 as a one-story-over-basement commercial building by saloon owner, James 
Donaldson. No architect or builder was uncovered/listed for the subject property. 

The earliest documented appearance of the subject building is in the 1890 Sanborn Fire Insurance 
Map, which shows the property as a combination store/dwelling. This use is reinforced by the San 
Francisco City Directories, which record the original owner, James Donaldson, as living and working 
at 2495 Harrison Street (also addressed as 2445 Harrison Street). By 1891, the saloon proprietor is 
recorded as Mr. Laust Peter Lausten, who owned and resided at the property until 1910. Between 
1910 and 1973, the building was owned by descendents of Peter Lausten and his wife, Caroline. 
During this time frame, the building continued to operate as a saloon/bar (annotated as a store), as 
recorded in the 1915 and 1950 Sanborn Fire Insurance Maps. A variety of businesses operated in this 
location, including the Mechanics Restaurant (1946), Twenty-Four Ninety Five Cavern tavern (1951 to 
1957), New Blarney’s Tavern (1957 to 1966), Hobson’s Choice (1967 to 1972), Steve’s Place (1973 to 
1986), and Hobson’s Choice (1986 to 1991). In recent years, the building was occupied by a music 
booking and management agency (1993 to 1996) and a sole occupant (1997 to 2000) before changing 
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hands to a variety of different owners, whom likely used the building as either a residence or as an 
office.’ None of the occupants of the subject property appear to have historical significance. The 
building operated as a neighborhood serving saloon/bar for most of its lifetime. 

Based upon this history, the subject property does not appear to be eligible for listing in the 
California Register under Criterion 1 (Events). 

Criterion 2: It is associated with the lives of persons important in our local, regional or national 
past; 

Records available at the San Francisco Public Library and Assessor’s office were consulted, and no 
persons of known historical significance appear to have been associated with the subject building; 
therefore the subject property at 2495 Harrison Street is not eligible for listing in California Register 

under Criterion 2 (Persons). 

Criterion 3: It embodies the distinctive characteristics of a type, period, region, or method of 
construction, or represents the work of a master, or possesses high artistic values; 

Constructed in 1888, the subject property is a one-story, wood frame commercial building with a 
butterfly roof designed in a simple Italianate architectural style. The building features horizontal 
wood siding, wood-sash and aluminum-sash windows, and a corner entry. The building has a 
prominent cornice with a pent roof, brackets and wood panels. The building has a series of rear shed 

additions on the east façade. 

As a simple Italianate commercial building, 2495 Harrison Street is architecturally significant as 
embodying the distinctive characteristics of a type and period. The subject property embodies the 
characteristics of an early, working-class, vernacular commercial building, as evidenced by the simple 
architectural ornamentation (ex: prominent cornice and brackets), and corner location and entry. As a 
property constructed in 1888, the property is one of the earliest intact commercial properties in the 
Mission District, and embodies the characteristics of commercial properties from this era. 

Therefore, the subject property is eligible for listing in the California Register under Criterion 3 

(Events). 

Criterion 4: It yields, or may be likely to yield, information important in prehistory or history; 

Based upon a review of information in our records, the subject property at 2495 Harrison Street is not 

significant under Criterion D (Information Potential), which is typically associated with 

archaeological resources. Furthermore, the subject property is not likely significant under Criterion 

D, since this significance criteria typically applies to rare construction types when involving the built 

environment. The subject property is not an example of a rare construction type. 

1 The recent use of the building is unclear, although the official record denotes the building as a "bar." See M. Taylor Historical 
Consulting, "Supplemental Information Form for Historical Resource Evaluation: 2495 Harrison Street" (August 2010) Page 7. 
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2. Integrity is the ability of a property to convey its significance. To be a resource for the purposes of 

CEQA, a property must not only be shown to be significant under the California Register criteria, but 

it also must have integrity. To retain historic integrity a property will always possess several, and 

usually most, of the aspects. The subject property has retained or lacks integrity from the period of 

significance noted above: 

Setting: 	Z Retains Lacks 

Feeling: 	Retains Lacks 

Materials: 	0 Retains Lacks 

Location: 	Z Retains Lacks 

Association: 	Z Retains Lacks 

Design: 	Z Retains Lacks 

Workmanship: Z Retains Lacks 

Notes: 	The subject properly retains all aspects of integrity. Alterations to the property have 

included: construction of cement flooring and basement alterations (1922); installation of neon 

signage (1946, 1957); and replacement of two wood-sash windows on the 21s’ Street façade with 

aluminum-sash windows (no date). 2  Overall, the property has had relatively few alterations and 

maintains a high degree of historic integrity. 

3. Determination of whether the property is an "historical resource" for purposes of CEQA. 

No Resource Present (Go to 6 below.) 	 Historical Resource Present (Continue to 4.) 

4. If the property appears to be an historical resource, whether the proposed project would 

materially impair the resource (i.e. alter in an adverse manner those physical characteristics which 

justify the property’s inclusion in any registry to which it belongs). 

The project will not cause a substantial adverse change in the significance of the resource such 

that the significance of the resource would be materially impaired. (Continue to 5 if the project is an 

alteration.) 

The project is a significant impact as proposed. (Continue to 5 if the project is an alteration.) 

Notes: 	Staff has reviewed the project proposal and finds that the project would not cause a 

substantial adverse change in the resource such that the significance of the building would be 

materially impaired. The Department finds that the project is consistent with all aspects of the 

Secretary of the Interior Standards for Rehabilitation (Standards). The following is an analysis of the 

proposed project per the applicable Standards. 

Standard 1. 
A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the 
defining characteristics of the building and its site and environment. 

2 M. Taylor Historical Consulting, Page 8. 
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The proposed project will change the property’s use from commercial to a community facility. This 

new use will require minimal changes to the building’s exterior character-defining features. On the 
exterior, the major alterations to the subject property include: reglazing the existing windows, 

replacing the existing door, removing of the rear additions, and constructing a new deck. 

Standard 2. 
The historic character of a property will be retained and preserved. The removal of distinctive materials or 
alteration offeatures, spaces, and spatial relationships that characterize a property will be avoided. 

The proposed project will retain and preserve the historic character of 2495 Harrison Street, as 

defined by its character-defining features (see below, for a full list of character-defining features). On 

the exterior, the simple vernacular Italianate detailing of the historic commercial building will be 

preserved and rehabilitated, and rear additions will be removed from the east facade. These additions 

do appear in the early Sanborn Fire Insurance Maps, but do not appear to contribute to the 
significance of the property. Additional information on these rear additions was not uncovered; 

however, their removal will not alter features, spaces and spatial relationships that characterize the 

subject property. 

Standard 9. 
New additions, exterior alterations, or related new construction will not destroy historic materials, features, and 
spatial relationships that characterize the property. The new work will be differentiated from the old and will be 
compatible with the historic materials, features, size, scale and proportion, and massing to protect the integrity 

of the property and its environment. 

The proposed project includes the construction of a new three-story, single-family residence that will 

be designed in a contemporary architectural style. The construction of the new residence necessitates 
the removal of the rear addition of the existing one-story commercial building, in order to provide for 

additional space in the rear yard. The new residence will be completely separated, and will be clearly 
differentiated from the existing commercial building, as evidenced by the material palette and 

detailing. The new residence achieves a measure of compatibility with the existing building and 

setting through its massing and orientation, which align to the adjacent properties along 21s’ Street. 

Overall, the project maintains the integrity of the 2495 Harrison Street, and does not adversely impact 
the historic features, materials and spatial relationships that characterize the property. 

Standard 10. 
New additions and adjacent or related new construction will be undertaken in such a manner that, if removed 
in the future, the essentialform and integrity of the historic property and its environment would be unimpaired. 

The proposed project includes the construction of a new deck on the existing one-story building, and 

the new construction of a three-story residence on the same parcel. If this addition and new residence 

were to be removed in the future, the essential form and integrity of the subject property would 

remain unimpaired, and the property as a whole would retain its historic integrity. 
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5. Character-defining features of the building to be retained or respected in order to avoid a 
significant adverse effect by the project, presently or cumulatively, as modifications to the project 

to reduce or avoid impacts. Please recommend conditions of approval that may be desirable to 

mitigate the project’s adverse effects. 

	

Notes: 	The exterior character-defining features of the subject property include: 
� One-story massing 
� Butterfly roof 
� Horizontal wood siding 
� Prominent cornice with pent roof, brackets, and wood panels 

� Corner entry 
� Wood-sash windows with flat wood trim and sills 

The proposed project will retain all of the character-defining features of 2495 Harrison Street. 

6. Whether the proposed project may have an adverse effect on off-site historical resources, such as 

adjacent historic properties. 

	

Yes 	No 	fl Unable to determine 

	

Notes: 	The immediate context is mixed in character with buildings on the immediate block 

constructed from the early 1900s to 1920s, and other nearby buildings constructed in the 2000s. The 
majority of buildings on this block of Harrison Street do display a high level of visual continuity with 

other similar era/style properties. The adjacent neighborhood is filled with a high concentration of 

Victorian-era residences, as evidenced by the properties located directly north of subject property. 

Based upon the findings of the recently adopted South Mission Historic Resource Survey, the subject 
property is not located within any designated or potential historic district. Therefore, there do not 

appear to be any off-site historical resources in the immediate vicinity that could be affected by the 

proposed project. 

SENIOR PRESERVATION PLANNER REVIEW 

I-  

	

Signature: 	197 4 	 Date:  
Tina Tam, Senior Preservation Planner 

cc: 	Linda Avery, Recording Secretary, Historic Preservation Commission 

Yirnaliza Byrd I Historic Resource Impact Review File 

Beth Skrondal I Historic Resource Survey Team 

SC: G:\  Documents \2011.0079E 2495 Harrison St \ HRER 2495 Harrison St_201 1-05-12.doc 
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State of California - The Resources Agency 	 Primary # 

DEPARTMENT OF PARKS AND RECREATION 	 HRI #  

PRIMARY RECORD 	
Trinomial  

CHR Status Code: 

Other Listings 
Review Code ____________________ Reviewer________________ Date 

Page 1  of 1 	 Resource Name or #: (Assigned by recorder) 2495 HARRISON ST 

P1. Other Identifier: 

*P2 Location: 	Not for Publication W Unrestricted 

*a County: San Francisco 

*b USGS Quad: San Francisco North, CA 	Date: 1995 

c. Address: 2495 HARRISON ST 	 City: San Francisco 	 ZIP 94110 

d. UTM Zone: 	Easting: 	 Northing: 

e. Other Locational Data: Assessors Parcel Number 4084 018 

*133 a . Description:  (Describe resource and major elements. Include design, materials, condition, alterations, size, setting, and boundaries) 

2495 Harrison Street is located on a 26’ x 100’ rectangular lot on the northeast corner of 21st and Harrison Streets. Built ca. 
1885, 2495 Harrison Street is a 1-story, wood frame commercial building originally designed in the Flat Front ltalinate style. 
The rectangular-plan building, clad in channel drop wood siding, is capped by a flat roof. The foundation is not visible. The 
primary façade faces west and includes 2 structural bays. Entrances include a flush wood door with paneled door surround and 
sidelights, located at the corner and set at an angle. Typical fenestration consists of boarded-up and fixed plate-glass windows 
with paneled surrounds. Architectural and site features include a rear addition to the east with a shed roof, a parking lot, a 
paneled frieze, a bracketed cornice, and a pent roof parapet at the roofline. 

The building appears to be in good condition. 

*133b Resource Attributes: (List attributes and codes) 	HP6. 1-3 Story Commercial Building 

*4 Resources Present: W Building E Structure El Object El Site LII District LII Element of District 	El Other 

P5b. Description of Photo: 

View of primary and secondary 
facades. 4/5/2008 

*P6 Date Constructed/Age: 

Historic []Prehistoric LI Both 

Ca. 1885 Sanborn Maps/Est. 

p7 Owner and Address 
HANNI KRISTA 

2495 HARRISON ST 

SAN FRANCISCO 	CA 

*p8. Recorded By: 

Page & Turnbull, Inc. (GH/CD) 
724 Pine Street 
San Francisco, CA 94108 

*9 Date Recorded: 4/8/2008 

*j Survey Type: 

I. Report Citation: (Cite survey report and other sources, or enter "None") 	 Reconnaissance 

Eastern Neighborhoods Mission Survey 

*Attachments: W NONE LIII Location Map LlSketch Map LllContinuation Sheet LII Building, Structure, and Object Record 

LI Archaeological Record LI District Record LI Linear Feature Record LI Milling Station Record LI Rock Art Record 

LI Artifact Record LI Photograph Record LI Other (list): 
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Planning Commission President Olague and Commissioners 
Planning Commission 
Care of Ben Fu 
City and County of San Francisco 
1650 Mission Street, Suite 400 
San Francisco, CA 94103 
 
Re: 2495 Harrison Street 
Planning Commission Hearing on September 22, 2011; Case No. 2011.0079CV 
 
September 14, 2011 
 
Dear President Olague and Commissioners: 
 
Enclosed is our proposal for 2945 Harrison Street. We have included plans for the existing and proposed building (site plan, 
floor plans, elevations, sections, perspectives, and renderings), panoramic photographs of the surrounding site, and 
materials on both the Seed Fund and the Studio for Urban Projects our co-tenants. Letters of support will follow. As 
background to the project, I would like to provide you with information about the Seed Fund and its co-tenant the Studio for 
Urban Projects. 
 
BACKGROUND. 
 
The Seed Fund is a San Francisco foundation, originally funded by the Summit Foundation, which supports exemplary 
projects in the arenas of art, architecture and ecology that enliven the public realm and advance the quality of civic life. In 
addition to our grants, the Seed Fund creates opportunities for bringing people together in forums that foster exchange, cross 
pollination, and greater public discourse. Our past grantees have included the Garden for the Environment, Friends of the 
Urban Forest, Nature in the City, PlantSF, San Francisco Bicycle Coalition, the People’s Grocery, Van Alen Institute, and The 
Project for Public Spaces among many others. Please see the enclosed full grantee list as a reference. 
 
The Seed Fund currently shares a storefront space in the San Francisco Mission district with the Studio for Urban Projects. 
The Studio is an art and design collective whose work is engaged in the broad themes of ecology and urbanism. The Studio 
for Urban Projects currently has a show installed at SPUR entitled, Reclaim Market Street! Engaged in the re-design of 
Market Street in 2015. In addition, to using the storefront space to work on art and design projects, the Studio hosts 
workshops, talks, film screenings and meals that foster civic dialog.  
 
Events at the Studio for Urban Projects have profiled many of the exciting civic projects that have happened and continue to 
happen in San Francisco over the past several years. These include the Victory Garden at the Civic Center, Market Street 
bike trial, Pavement to Parks program and others. Individuals in city government including Andres Power, Paula Jones and 
David Winslow have been paired with artists, designers, and activists on panels discussing these inspiring projects. Please 
see enclosed event documentation as a reference. Panelists volunteer their time and are compensated with a meal at the 
storefront following their presentations. Event expenses are also subsidized through donations from the general public. 
 
Although separate organizations with unique functions, The Seed Fund and the Studio for Urban Projects share synergistic 
interests and several members, including my collaborator and husband Richard Johnson and myself. By maintaining a 
shared space at 2945 Harrison Street, we hope that these two organizations may maintain a beneficial relationship with one 
another. Each organization aims to support and promote sustainable urbanism in San Francisco with strategies appropriate 
to its founding mission.  
 
PROJECT. 
 
Our current operations at 17th Street are a template for how we would like to operate the new space on Harrison Street, 
which is approximately the same size and on a street with a similar residential/commercial mix. On average we host between 
one and four events a month attended by twelve to thirty people. Four part-time employees/interns work at the storefront in 
collaboration with Rick and I. We also work with additional people around specific projects. Generally, less than four people 
work at the storefront on a daily basis. All employees, interns and event guests are strongly encouraged to take public 
transport or ride their bikes as our current space and future home are well served by public transit and on streets with bicycle 
lanes.  
 
Our current neighbors are supportive of our operations and come to our events. In addition, our neighbors in the Inner-
Mission have expressed their support of our move and excitement to see us become a vital part of the neighborhood. Letters 
from both will follow this packet.  



 
We sincerely hope that both the Seed Fund and the Studio for Urban Projects will become vibrant participants in the Inner-
Mission neighborhood helping to both support and convene the groups that are making it a culturally rich and diverse 
neighborhood with inspiring models of urban sustainability. It is a neighborhood that is ripe with models that are relevant to 
the transformation of San Francisco and beyond. 
 
 
 
Alison Sant-Johnson 
President, Seed Fund 



 

 
Seed Fund Grantees to date: 
 
 
Alemany Farm    
Amy Balkin: Public Smog project 
Amy Franceschini: Victory Garden/ Free Soil: Farming 2050 
Brooke Budner & Caitlyn Galloway 
CA Academy of Sciences: green roof 
Center for Agroecology, UC Santa Cruz  
Center for Creative Land Recycling 
Chris Carlsson: Found SF/ Ecology Emerges documentation 
City Slicker Farms   
Civic Center Victory Garden   
CLUI: Petroscape Project    
Darrin Nordahl: Public Produce  
Edible City Documentary 
Eric Sanderson: the Mannahatta Project 
Erik Knutsen & Kelly Coyne: The Urban Homestead  
Free Farm Stand   
Friends of Potrero Nursery School 
Friends of the Highline  
Friends of the Urban Forest   
Fritz Haeg: Edible Estates  
Garden for the Environment 
Garden for the Environment: greenhouse project 
Graze the Roof    
Growing Power    
Greenbelt Alliance    
Grey Brechin: California Living New Deal 
Greywater Action    
Guerrero Park    
Hayes Valley Farm    
Headlands Center for the Arts: residency  
Iain Boal: The Long Theft  

Laura Lawson: Greening Cities 
Linden Living Alley    
Little City Gardens     
Nature in the City   
Neighborhood Parks Council  
Nouvelle Vie, Haiti  
Novella Carpenter    
Occidental Arts and Ecology Center  
Peoples Grocery    
Pie Ranch 
Plant*SF: Naples Pavement to Parks  
PS1: Work Architecture PF1  
Public Architecture: South of Market Project 
Rebecca Solnit: research  
Richard Walker: The Country in the City 
Sam Green: Fog Film 
SF Bicycle Coalition:Great Streets Program/Connecting the City  
SF Botanical Garden 
SF Green Schoolyard Alliance  
SF Waldorf High School   
SF Waldorf School Garden Program  
SFAI : Urban Studies residency   
Slide Ranch 
Southern Exposure: Vapor Exhibition  
SPUR: Urban Agriculture research position 
Ted Purves & Susanne Cockrell: The Meadow Network  
Urban Tilth     
Van Alen Institute: David Benjamin & Soo-in Yang  
Van Alen Institute: Eric Sanderson Manhattan 2409  
Veggielution



 









































































































































RENDERING FROM 21st ST. (SEE SITE PLAN, A-102 FOR ACCURATE TREE PLACEMENT)

NIGHT RENDERING FROM 21st ST.

NEW BUILDING AND LANDSCAPING ALONG 21st

EXISTING BUILDING AT CORNER OF HARRISON ST. AND 21st ST. NEW BUILDING

RENDERINGS OF PROPOSED CHANGES TO 2495 HARRISON ST.



S
H

E
E
T
  

T
IT

L
E
:

PROJECT NO:

MODEL FILE:

DRAWN BY:

DATE

A-001

D
E
S
IG

N
E
R
:

C
O

N
S
U

L
T
A

N
T
S
:

G
L
A

D
S
T
O

N
E
 &

 A
S
S
O

C
IA

T
E
S

1
7

7
 P

O
S
T
 S

T
R
E
E
T

S
A

N
 F

R
A

N
C
IS

C
O

, 
C
A

 9
4

1
0

8

4
1

5
-4

3
4

-9
5

0
0

DESCRIPTION

NOTE: SET

PRINTED AT

50% ORIGINAL

SIZE

SCALE:

P
R
O

JE
C
T
:

1/27/11 VAR. + C.U. INTAKE

9/01/11 REV. VAR. + C.U.

2011.0079CV

H
A

R
R
IS

O
N

 S
T
R
E
E
T
 P

R
O

JE
C
T

2
4

9
5

 H
A

R
R
IS

O
N

 S
T
.

S
A

N
 F

R
A

N
C
IS

C
O

, 
C
A

 9
4

1
1

0
B
L
O

C
K
#

 4
0

8
4

  
  
 L

O
T
#

 1
8

C
O

V
E
R
 S

H
E
E
T

S
T
U

D
IO

 F
O

R
 U

R
B
A

N
 P

R
O

JE
C
T
S
, 
L
L
C

R
IC

H
A

R
D

 J
O

H
N

S
O

N
 D

E
S
IG

N

9
1

7
 B

R
Y
A

N
T
 S

T
R
E
E
T

S
A

N
 F

R
A

N
C
IS

C
O

, 
C
A

 9
4

1
0

3

4
1

5
-7

8
6

-5
8

6
8

N

SHEET INDEX

ID
A-001

A-002

A-003

A-004

A-101

A-102

A-103

A-104

A-105

A-106

A-107

A-201

A-202

A-203

A-204

A-205

A-301

A-302

A-303

A-304

A-401

Name
COVER SHEET

SITE PHOTOS- EXISTING BUILDING

SITE PHOTOS-CORNER STUDY

SITE PHOTOS- FACADE STUDY

PROPOSED PLOT PLAN

PROPOSED SITE PLAN

PLANS - EXISTING & PROPOSED

PROPOSED GROUND FLOOR AND REAR YARD

PROPOSED SECOND FLOOR

PROPOSED THIRD FLOOR

 PROPOSED ROOF PLAN

PROPOSED SOUTH ELEVATION - EXISTING AND NEW BUILDING

EXISTING ELEVATIONS

PROPOSED ELEVATIONS - EXISTING BUILDING

 PROPOSED ELEVATIONS - NEW BUILDING

PROPOSED SOUTH ELEVATION - NEW BUILDING AND ADJACENT BUILDING

PROPOSED LONG SECTION - EXISTING AND NEW BUILDING

 EXISTING SECTIONS

PROPOSED SECTIONS - EXISTING BUILDING

PROPOSED SECTIONS - NEW BUILDING

3D VIEW - EXISTING AND NEW BUILDING

Published

1

2

3

4 A-1

EXTERIOR ELEVATION NUMBER

SHEET WHERE DRAWN

SHEET WHERE DRAWN

ELEVATION HEIGHT

1

A-1

26'-10 1/2"

2
6

'-
0

"

30'-0"

4
'-
0

"

2
6

'-
0

"

100'-0"

ADJ. BUILDING

PL PL

P L
P L

5
'-
0

"

(N) DECK

(N) WOOD FENCE

(N) WOOD FENCE (N) PLANTER

ADJ. BUILDING
ADJ. REAR YARD

2495 HARRISON ST.
SAN FRANCISCO,
CA 94110

(E) BUILDING ON PROP.

PROPOSED
(N) RESIDENCE

SIDEWALK

21ST STREET

H
A

R
R

IS
O

N
 S

T
R

E
E

T

REAR
YARD

PLANTED
AREA

SCALE: 1/8"   =    1'-0"1
PLOT PLAN- COVER SHEET

BLOCK:

LOT:

ADDRESS

ZONING

HEIGHT LIMIT

TYPE OF CONSTRUCTION

HARRISON STREET PROJECT
CONDITIONAL USE AND VARIANCE SUBMITTAL

2495 HARRISON STREET
SAN FRANCISCO CA 94110

AREA CALCULATIONS

EXISTING BUILDING

GROUND FLOOR- BEFORE DEMO

GROUND FLOOR- DECK ADDITION

1400 sq. ft

200 sq. ft

(E) GROSS S.F.= 1200 sq. ft

LOCATION MAP
BUILDING DATA & PLANNING CALCULATIONS

ZONING

4084

018

2495 HARRISON STREET

SAN FRANCISCO, CA 94110

RH-3

WOOD FRAME

LIST OF DRAWINGS

APPLICABLE CODES & BUILDING STANDARDS

SAN FRANCISCO 2007 ELECTRICAL CODE

SAN FRANCISCO 2007 ENERGY CODE

SAN FRANCISCO 2007 HOUSING CODE

SAN FRANCISCO 2007 MECHANICAL CODE

SAN FRANCISCO 2007 PLUMBING CODE

ABBREVIATIONS

SYMBOLS

ADA: AMERICANS WITH
DISABILITIES ACT OF 1992
ADD: ADDENDUM; ADDITION
ADDL: ADDITIONAL
ADH: ADHESIVE
ADJ: ADJUST, ADJUSTABLE,
ADJACENT
AF: ABOVE THE FLOOR
AFF: ABOVE FINISHED
FLOOR
AGG: AGGREGATE
AL: ALUMINUM
ALM: ALARM
ALUM: ALUMINUM
ALS: ACRYLIC LATEX
SEALANT
AMP: AMPERE, AMPACITY
APPROX: APPROXIMATE
APX: APPROXIMATE
ARCH: ARCHITECT,
ARCHITECTURAL
ASC: ABOVE SUSPENDED
CEILING
ASPH: ASPHALT
AVG: AVERAGE
BDRM: BEDROOM
BETW: BETWEEN
BF:  BOARD FOOT
BLDG: BUILDING
BLKG: BLOCKING
BLT-IN: BUILT-IN
BSMT: BASEMENT
C/C: CENTER TO CENTER
CAB: CABINET
CEM: CEMENT
CFL: COUNTER FLASHING
CIRC: CIRCUMFERENCE
CL:  CENTERLINE
CLG: CEILING
CLKG: CAULKING
CLO: CLOSET
CLR OPG: CLEAR OPENING
CLS: CLOSURE
C.O.: CASED OPENING
COL: COLUMN
CON: CONSTRUCTION
CONC: CONCRETE
CONT: CONTINUOUS,
CONTINUE, CONTROL
CONTR: CONTRACTOR
CTR: COUNTER
CU. FT.: CUBIC FEET
CU. YD.: CUBIC YARD
D: DRAIN
DBL: DOUBLE
DEG: DEGREE
DEM: DEMOLISH
DEMO: DEMOLITION
DEPT: DEPARTMENT
DET: DETAIL

MAT: MATERIAL
MAX: MAXIMUM
MECH: MECHANICAL
MED: MEDIUM
MEMB: MEMBRANE
MET: METAL
MFR:  MANUFACTURER
MIN: MINIMUM
MISC: MISCELLANEOUS
NOM: NOMINAL
NTS: NOT TO SCALE
OC:  ON CENTER
PC: PRECAST CONCRETE
PERIM: PERIMETER
PERP: PERPENDICULAR
PL: PROPERTY LINE
PLWD: PLYWOOD
PNL: PANEL
PNT: PAINT
PVT: PRIVATE
PWR: POWER
QTY: QUANTITY
R: RADIUS
REF: REFRIGERATOR
REFL: REFLECTED
REG: REGULAR
REINF: REINFORCEMENT OR
REINFORCE
REM: REMOVE, REMOVABLE
REQ: REQUIRE, REQUIRED
RETG: RETAINING
RF: ROOF
RM: ROOM
RMV: REMOVE
RO:  ROUGH OPENING
SF:  SQUARE FOOT
SHTH: SHEATHING
SKL: SKYLIGHT
SPECS: SPECIFICATIONS
SS:  STAINLESS STEEL
SSD: SUB-SOIL DRAIN
SUR: SURFACE
SYM: SYMMETRICAL
TRD: TREAD
TSL: TOP OF SLAB
TW: TOP OF WALL
TYP: TYPICAL
UON: UNLESS OTHERWISE
NOTED
VB:  VAPOR BARRIER
VERT: VERTICAL
VIF: VERIFY IN THE FIELD
W/O: WITHOUT
WD: WOOD
WH: WATER HEATER
WIN: WINDOW
WP: WATERPROOF
YD:  YARD

DIA: DIAMETER
DIM: DIMENSION
DISP: DISPOSAL
DN:  DOWN
DR: DINING ROOM
DTL: DETAIL
DWG: DRAWING E:  EAST
ELEC: ELECTRICAL
ENG: ENGINEER
ENTR: ENTRANCE
EQ:  EQUAL
EQP: EQUIPMENT
EST: ESTIMATE
F TO F: FACE TO FACE
FA:  FIRE ALARM
FAR: FLOOR AREA RATIO
FDN: FOUNDATION
FF: FINISHED FLOOR
FIN: FINISH
FIXT: FIXTURE
FLASH: FLASHING
FLG: FLOORING
FLR: FLOOR
FLUOR: FLUORESCENT
FP:  FIREPROOF
FR:  FRAME
FT:  FEET
FTG: FOOTING, FITTING
FUR: FURRED
FURN: FURNITURE
G:  GAS
GALV: GALVANIZED
GB:  GYPSUM BOARD
GC:  GENERAL
CONTRACTOR
GFCI: GROUND FAULT
CIRCUIT INTERRUPTED
GFI: GROUND FAULT
INTERRUPTED
GR:  GRADE
GVL: GRAVEL
GYP: GYPSUM
GYP BD: GYPSUM BOARD
HGT: HEIGHT
HOR: HORIZONTAL
HTR: HEATER
HVAC: HEATING,
VENTILATING & AIR
CONDITIONING
IN:  INCH
INFO: INFORMATION
J:   JOIST
J-BOX: JUNCTION BOX
KIT: KITCHEN
KO:  KNOCKOUT
L: LENGTH
LIN: LINEAR
LR:  LIVING ROOM
LT:  LIGHT
LTG: LIGHTING

NEW BUILDING

GROUND FLOOR

SECOND FLOOR

650 sq. ft

550 sq. ft

(E) GROSS S.F.= 1400 sq. ft

THIRD FLOOR 200 sq. ft
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(N) WOOD FENCE (N) PLANTER

ADJ. BUILDING

ADJ. REAR YARD

2495 HARRISON ST.
SAN FRANCISCO,
CA 94110

(E) BUILDING ON PROP.

PROPOSED
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SCALE: 1/8"   =    1'-0"1
PLOT PLAN- PROPOSED
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(N) CLOSET

(N) BATHROOM REMODEL
TO HAVE FULLY ADA COMP.

DOORS, FIXTURES AND
SPACES.

5' DIAMETER WHEEL-
CHAIR TURNING AREA

NEW ADA COMP.
SLIDING DOOR

(N) DOOR

BAY WINDOW ABOVE

(E) STREET SIGN

(E) UTILITY POLE

(E) GUY CABLE

(N) WOOD FENCE

(N) WOOD FENCE

NEW WOOD DECK

NEW WOOD STAIRS

(N) WOOD GATE

(N) BICYCLE RACKS
(N) BICYCLE RACKS

TREE BOX TYP.

(N) TREE (N) TREE (N) TREE (N) TREE (N) TREE

(E) TREE

(N) BIKE RACKS

OFFICE

(N) KITCHEN

GALLERY/PUBLIC AREA

(E)
GARDEN
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175 SF

BATH W.H. CLO.

LIVING
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DINING
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ENTRY
65 SF

PLANTER

BAY WINDOW
ABOVE

PROPERTY LINE

ADJACENT REAR YARD

PROPOSED (N)
RESIDENCE
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TYP. PLPL

ADJACENT
FRONT YARD
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A-303
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A-303
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A-303
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2
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A-304
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A-304

25'-4 3/4"
7'-11 3/4"
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A-301
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1
A-303

3
A-301

3
A-301

SIDEWALK

REAR YARD
750 SF

1
A-303

1
A-303

3
A-304

3
A-304

SCALE: 1/4"   =    1'-0"2
SITE PLAN

2495 HARRISON ST.
SAN FRANCISCO, CA 94110
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43'-9" 11'-11 1/4" 13'-7" 30'-8 3/4"

100'-0"

TO BASEMENT

(E) WOOD FENCE TO
BE DEMOLISHED AND REBUILT

(E) WOOD FENCE
TO BE REMOVED

(E) STAIR AND LANDING
TO BE REMOVED

(E) DOOR TO BE REMOVED
REPLACE W/ADA COMP DOOR

(E) DOOR SYSTEM TO BE
REPLACED W/ADA COMP
ENTRY DOOR

(E) UNPERMITTED ADDITION
TO BE REMOVED

(E) DOOR TO BE REMOVED
REPLACE W/ADA COMP DOOR

(E) POST TO BE REPLACED

SLOPED
ENTRY TO BE
REPOURED
FOR ADA
COMP

(E) BEAM TO BE REPLACED

EXISTING GLAZING AND FRAMES
TO BE REMOVED. REPLACED
WITH DOUBLE GLAZED WINDOWS.

EXISTING GLAZING AND FRAMES
TO BE REMOVED. REPLACED
WITH DOUBLE GLAZED WINDOWS.

EXISTING GLAZING AND FRAMES
TO BE REMOVED. REPLACED
WITH DOUBLE GLAZED WINDOWS.

(E) BATHROOMS TO BE
REMODELED FOR ADA
COMP.  (E) SWINGS TO BE
REMOVED, (E) TOILET AND
(E) SINKS TO BE REMOVED
PLUMBING TO BE
REROUTED.

ORIGINAL BUILDING

UNPERMITTED
ADDITION TO BE

REMOVED

UNPERMITTED
ADDITION

GRASS REAR YARD

PROPERTY LINE

PROPERTY LINE

CONCRETE PATIO
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CONCRETE SLAB
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(N) BATHROOM REMODEL
TO HAVE FULLY ADA COMP.

DOORS, FIXTURES AND
SPACES.

5' DIAMETER WHEEL-
CHAIR TURNING AREA

NEW ADA COMP.
SLIDING DOOR

(N) DOOR

BAY WINDOW ABOVE

(N) WOOD FENCE

(N) WOOD FENCE

NEW WOOD DECK

NEW WOOD STAIRS

(N) WOOD GATE

(N) BIKE RACKS

OFFICE

(N) KITCHEN

GALLERY/PUBLIC AREA

(E)
GARDEN

KITCHEN
175 SF

BATH W.H. CLO.

LIVING
163 SF

DINING
91 SF

CLO.

ENTRY
65 SF

PLANTER

BAY WINDOW
ABOVE

PROPERTY LINE

ADJACENT REAR YARD

PROPOSED (N)
RESIDENCE

ADJACENT
FRONT YARD
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A-303
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A-303
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1
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SCALE: 1/4"   =    1'-0"1
COMMUNITY FACILITY GROUND FLOOR PLAN - EXISTING/DEMO

SCALE: 1/4"   =    1'-0"2
GROUND FLOOR PLAN - PROPOSED

NOTE: ONLY NON-PERMITTED
ADDITIONS TO BE DEMOLISHED

NOTE: ALL EXISTING GLAZING AND
FRAMES TO BE REMOVED, REPLACED

NOTE: EXISTING WOOD FENCES TO
BE DEMOLISHED & REBUILT

NOTE: ALL NEW DOORS TO BE ADA
COMPLIANT

NOTE: ALL NEW WINDOWS TO BE
DOUBLE-GLAZED

DEMO LEGEND

(E) FLOOR TO BE REMOVED

(E) WALL TO BE REMOVED

(E) ROOF TO BE REMOVED
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