
ORDINANCE NO,-.---''-'-'''-=::...-=-.:::::-----1050862FILE NO~._--'-"-"-='--__

1 Rincon Hill Area Plan Amendments.]

prdinance amending the San Francisco General Plan by amending the Rincon Hill Area

!Plan, the Urban Design Element, the Recreation and Open Space Element, the,

Downtown Plan, the South of Market Area Plan, and the Land Use Index to conform

hem with proposed Rincon Hill Downtown Residential District; adopting environmental

indings that the proposed amendments are consistent with the General Plan and the

ight priority policies of Planning Code Section 101.1.
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Note: Additions are single-underline italics Times New Roman;
deletions are strilfCthreugh italies Times IVe,1' Renum.
Board amendment additions are double underlined.
Board amendment deletions are strikethrough normal.

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

13 Section 1. Findings. The Board of Supervisors of the City and County of San

14 rancisco hereby finds and determines that:

15 (a) The Planning Department has determined that the actions contemplated in this

16 rdinance are in compliance with the California Environmental Quality Act (California Public

17 esources Code sections 21000 et seq.). Said determination is on file with the Clerk of the

050862oard of Supervisors in File No. _~.J.L2J.1.O.lLL and is incorporated herein18

19 Yreference.

20 (b) San Francisco Charter Section 4.105 provides that the Planning Commission

21 hall periodically recommend to the Board of Supervisors for approval or rejection proposed

22 mendments to the General Plan. Section 4.105 further provides that the Planning

23 epartment shall periodically prepare special area, neighborhood and other plans designed to

24 arry out the General Plan.
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General Plan may be initiated by a resolution of intention by the Planning Commission which

refers to, and incorporates by reference, the proposed General Plan amendment. Section

340 further provides that Planning Commission shall adopt the proposed General Plan

amendment after a public hearing if it finds from the facts presented that the public necessity,

convenience and general welfare require the proposed amendment or any part thereof. If

iadopted by the Commission in whole or in part, the proposed amendment shall be presented,

to the Board of Supervisors, which may approve or reject the amendment by a majority vote.
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(c)

(d)

San Francisco Planning Code Section 340 provides that an amendment to the

On March 24, 2005, the Planning Commission initiated amendments to the

10 Rincon Hill Area Plan, an Area Plan of the San Francisco General Plan, at a duly noticed

11 public hearing.

12 (e)
,

On May 5. 2005, the Planning Commission approved the proposed amendments

13 to the Rincon Hill Area Plan after a duly noticed public hearing at which the Commission found

14 that the public necessity, convenience and general welfare required the proposed

15 amendments..

16 (f) The text amendments to the Rincon Hill Area Plan approved by the Planning

17 Commission are contained in this Ordinance. The accompanying Maps are attached to this

18 Ordinance and incorporated herein by reference. Copies of said maps are on file with the

19 Clerk of the Board of Supervisors in File No. -"0.:.5.:.08:..;6:..:2'----- _

20 (g) This Board ofSupervisors finds, pursuant to Planning Code Section 340. that

21 the amendments to the Rincon Hill Area Plan set forth in this Ordinance will serve the public

22 necessity, convenience and general welfare for the reasons set forth in Planning Commission

23 .Resolution No. 17009 and incorporates those reasons herein by reference. A copy of
I

24 Planning Commission Resolution No. 17009 is on file with the Clerk of the Board of

050862Supervisors in File No. _25
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(h) The Board of Supervisors finds that the amendments to the Rincon Hill Area

Plan set forth in this Ordinance are in conformity with the General Plan, as it is amended

herein, and with the eight priority policies of Planning Code Section 101.1 for the reasons set

forth in Planning Commission Resolution No. 17009. The Board hereby adopts the findings

set forth in Planning Commission Resolution No. 17009 and incorporates those findings

herein by reference.

Section 2. The Rincon Hill Area Plan, an Area Plan of the San Francisco General

Plan, is hereby amended, to read as follows:

INTRODUCTION

This is a Plan for the emergence of a new mixed-use neighborhood on Rincon Hill, a

twelve-block area close to downtown. Rincon Hill is south ofthe Financial District and Transbay
I
District. and north ofthe South Beach neighborhood. It is bounded generally by Folsom Street. the

Embarcadero. Bryant Street. Beale Street. the Bay Bridge approach and Essex Street.

The area is defined by the hill itself, which crests near First and Harrison Streets; the Bay

IBridl!e near the southern edge ofthe district between jiarrison and Brvant Streets' and the waterfront

which curves around the base ofthe hill. This area is highly visible because it isji'f1med by forms a

gatewav to the Citv as seen from the Bay Bridge and the l'f1mps leading te the Embareadel'e Freeway

is prominentlv located adiacent to Downtown and the waterfront. The district currentlv houses manv

oarkine lots older industrial lots as well as a few recentlv built residential buildings.

The Rincon Hill Plan aims to transform Rincon Hill into a mixed-use downtown neighborhood

with a sismificant housing nresence while orovidinsr the full range ofservices and amenities that

uooort urban livine. This DIan will set the stage for Rincon Hill to become home to as manv as 10 000

new residents.

The need for new housing in San Francisco is great. Rincon Hill is a high priority

housing site for the following reasons:
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Icould accommodate a large number of housing units in mid-rise and high-rise development cettM be

.accemmedated here. Few locations in the city represent such a major opportunity.

1. It is B l-arge Brea Gndene in which seme high rise buildings and man)' pedium buiMings

IweuM be appJ'epriBtc. A The area contains a number of/arge vacant or underutilized parcels that,

1

2

3

4

5 2. The land is presently underused. Thus, introduction of major new housing

6 development will not cause many disruptive dislocations or harm the physical quality of an

7 existing neighborhood. Accerdingly, eJ3j3esitien te ,~ew develEj3ment is signifieantly less here than

8 Ielse;\)~ere in the city.

9 3. Rincon Hill is a five minute walk from the financial district. It has easy access to

10 public transit, and ;\.i/l has benefited from the Rincon Point-South Beach redevelopment project

11 on the southeastern waterfront, particularly the construction of the Waterfront Promenade

12 along the Embarcadero, and will benefit trom the Transbay redevelopment project to the no;th of

13 IFolsom Street.

With the removal o[the Embarcadero Freeway and the proposal for a new Transbay

,, r .r ,t. D. ~.. .7.' .7. L
"J' 'r

. -, .

Highrise and midrise lmil-d-ings en Rincen Hill can enjey' seme efthe best ,'istlls in the

4.

4.

]'

14

15

16

17

18 Terminal there is an onnortunitv to Dian comDrehensiveiv for the Transbav district and Rincon Hill

19 of'ether as one neir?hborhoodcentered on Folsom Street.

20 Before such new development can occur. however. several distinctly negative features

21 of fhe-Rincon Hill &He must be addressed. The Rincon Hill Area Plan sets forth a process by

22 which presently underused industrial land now devoid of fill the intimate qualities of
,

23 heiqhborhood life. can be transformed into a desirable new place to live in San Francisco.

24 The existing industrial character of Rincon Hill is reinforced by the geometry of its street

25 ~rid. Rincon Hill has very wide streets and long, uninterrupted blocks. in contrast When cempared to
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1 the complex, fine-grained pattern of streets in older downtown neighborhoods such as North

2 Beach and Russian Hill RiR60R Hili's streets are quite vAde. Rincon Hill's streets are unsafe and

3 unpleasant (or pedestrians-sidewalks are narrow, intersection crossings dangerous. and few active

4 Iuses line the sidewalk edge, Creation of a more residentially scaled street pattern on Rincon Hill
i

5 is a major goal intent of this Plan.

t

Rincon Hill is also lacking in open space, community [acilities and neighborhood commercial

uses that allow people to walk to take care o(their daily recreation, shopping and other needs. This

Iplan calls (or creating these elements as part ora comprehensive neighborhood plan.

I Finally. recent development has done little to enhance the neighborhood environment. In recen

years, Rincon Hill has seen the construction ofbulkv, closely-spaced residential towers. which block

public views, crowd streets, and contribute to a flat, unappealing skyline. These developments have
i •
also contributed little to the pedestrian environment. with multiple levels o(above-ground parking, and

garage entries and featureless walls facing the street. This plan sets clear development standards and

design guidelines that will result in buildings that positively contribute to the neighborhood and the

cityscape.

The Rincon Hill Plan incorporates a strategy through which public policy can induce

private capital to transform an unattractive and underused environment into an Uffl£l/le, new

attractive, mixed-use residential neighborhood. This is a Plan to be acted upon by the infusion

of private capital witheutpublic eCljuisitien ~{fflnd. Public investments that have been added in the

form of adjacent residential and waterfront amenities as part of the South Beach-Rincon Point

redevelopment project elUlpetentiel canstructien e/i>'itercej3tperkingfCtcilities espert a/the! 280

repregremming f}fhigh~ve)'fitnding~vill and the remaking of the Embarcadero as a grand boulevard

and recreational promenade provide an added stimulus (or private development. It is expected that
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part ofthis plan. through a variety o(fimding mechanisms. independent ofdirect public fimdzng

sources.

The P-km cells fer 1'1 bl'll-flnced system efincenth'es end cantrels ta induce cellcctive I'lctian by'

indi'.'idul'll develepers ta avereame the abstl'lcles ta devel<3fJmentpresented by' the existing eanditians.

The pr6fJesed },1-ixed Use Distriet eells fer 1'1 mutuelly sflPfJ()/'1ive mix efuses end :vill eneau/'tlge

privl'lte de'/el<3fJers te l'Cml'lke impartl'lntpl'lrts &fthepublie infi'l'lstrueture afthe Hill.

As it new stl'lnds. Rineen Hill will neither I'lttl'l'let nar sUfJPart hausing develepment. The streets

I'l/'C unl'lttl'l'letively wide end bl'lrren. The/'C ere ne pl-flees t6 el'ltend drink er te sh6fJ er welk. musing

will need services, end these sel".'iees will .'ieed beth deytime end nighttime pl'ltranage.

TheFefere, the 1'1I'C1'l is ta be zanedfor mixed de,'elepment effiees. reel'Cl'ltian, ser/iee /'Ctl'lil,

end hausing. Some lie:\, &ffieeeenstruetien is pennitted in the distriet fer twe l'Cesen first, t6 help

previde deytime suppart far the sen-iees end stares whieh ne'.\' hausing :~'ill /'Cfjui/'C; end seeandly, ta

'..1. ' N. "
.,. n. 'J . ., ., r-, .r s r t ~~~ t: ".le oJ,

'OJ '0 'J "J , 'JJ =

be l'C1-flth'e!y'If3w in height ta prevent the hleeldng &fvie1'.'s, but ",:ill eantein lergejlears efJP/'6priete t6

I "beek &ffiee" uses.

This medest effiee eempenent afthe Pl-fln will help ta trigger the gl'6wth ~fhausing. There is e

demflild fer &ffiee spl'lee afthis type. These ne:\' buildings el'ln help t6 undenvrite the street end

side:vl'llk impl'6:'emCl!ts :vhieh ere neeessery ta ml'llff! Rinean Hille desil'l'lblepl-flee ta live.

The ,olen elsa eelis fOl' seme impartent ehanges ta the stl'eetpl'lttern. Ml'lin, Beele end Speer

Streets ere pr6fJesed ta be redueed in width ta establish 1'1 mal'Cresidentil'll seele in the I'l/'Ce. The Pl-fln

elsa pra:'ides fer the e/'Cetien &fl'ln interiar cireulatian end 6fJen spl'lee system t6 enhl'lnee residemil'll

22 chl'l/'l'1etCl', end link the t6fJ efthe hill te the Bey.

23 [SIDEBAR)

24 IVISION FOR A NEW NEIGHBORHOOD IN RINCON HILL
I

25
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I throughout the district. Building service fUnctions. loading. and parking will be set away (rom the street

or underground.

Neighborhood-serving retail will be concentrated along Folsom Street as the heart ofthe

Rincon Hill and Transbay neighborhoods and the district's north/south streets will be lined with

individual townhouse units with (ront stoops and landscaped setbacks. Main. Beale and Spear Streets.

extending all the way through Rincon Hill and Transbav, will be improved as "living streets, " with

i reduced traffic lanes and significantly widened sidewalks featuring usable open spaces and areas (or
,

both passive and active recreation. The open space network will feature a new large open space at the

corner o(Harrison and Fremont Streets. and community recreation uses included as part ora

rehabilitated Sailor's Union ofthe Pacific building.

1 The new Rincon Hill neighborhood is envisioned with buil lIngs (rom 45 to 85 feet in height.

2 punctuated by slender high-rise residential towers. spaced to allow light and air to streets and maintain

3 an airy feeling to the skYline. A variety o(open spaces. ranging (rom public parks. plazas and

4 pedestrian pathways to private roo(decks. terraces and porches. will be ample and interspersed
i
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15 '[END SIDEBAR]

16 [MAP AND GRAPHICS CHANGES]

[END MAP AND GRAPHICS CHANGES]

Rincon Hill: Past and Present

I/ffiifeffl'l-i4iH' History

European settlement of San Francisco first occurred in 1769. By the mid 1830s, areas

lif habitation included the Presidio, Mission and the pueblo of Yerba Buena at Yerba Buena

ilcove. The first expansion of San Francisco southward into Rincon Hill did not take place until

I he American Occupation in 1846. A further impetus was the Gold Rush in 1849. Prior to
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1)

I )

Replace "Vicinity Map" with new "Figure 1: Vicinity Map," provided in Attachment A.

Insert "Figure 2: Development Concept (or Rincon Hill" in the sidebar.
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1 1846, hunting and picnicking were the main activities on the Hill. With the advent of the

2 American Occupation, however, Rincon Hill became the location of a government military

3 reserve with a battery of 32 lb. cannons.

4 The influx of gold seekers of 1849 brought forth the development of much of Rincon Hill

5 and the surrounding waterfront. During the mid 1800s Rincon Hill roughly included the area

6 between present day Third, Spear, Folsom and Bryant Streets. The shoreline before 1850 is

7 estimated to have been 300 feet to the east of Rincon Hill. Construction in the area occurred

8 concurrently with the filling of the tide shores beginning in the 1850s and continuing for 30

9 years.

10 Due to its sunny climate, views and topography, during the 1850s and 1860s Rincon

11 Hill was particularly attractive as a residential area for the merchant and professional class.

12 .Mansions, carriage houses and stables dominated Rincon Hill. Rincon Hill was considered
!

13 quite fashionable. Families of sea captains and shipping merchants as well as foreign nobility

14 lived on the Hill. The area was said to have had a similar feeling and flavor as such eastern

15 seaboard villages as Nantucket and Martha's Vineyard.

16 At the same time housing was being constructed, the maritime industry was also

17 developing along the area's waterfront, resulting in the construction of wharves, commercial

18 Irows, seafarers services, retail centers and industrial development on and around the Hill.

19 One of the buildings noted as significant of that time was the Sailor's Home, a very

20 early landmark of the area. This building was located on the tip of old Rincon Point between

21 Spear and Main facing Harrison and the Bay. It was built in 1852, first servinq San Francisco

22 s the United States Marine Hospital, then as a seamen's home, and finally as a home for the

23 oor. In the 1870s it was a place for the "indigent or sick", and as the turn of the century

24 passed, Captain Jack Shickell recalled, "The old Sailor's Home stood on Rincon Hill, but was

25 run by the City and no longer for the exclusive use of seamen." The 1919 Sanborn Maps
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indicate that the fa mer Sailor's Home successively became a Cooperative Employment

Bureau, a woodyard, and again a home for the poor. Teday, Bleck 3745 is sholl'Cd by' Geldcn Gatc

Transit and an empty/edeFal &ffice buiMing.

In 1869, to provide better access to the wharves and industries along Mission Bay, a

major street reconstruction, the Second Street Cut, was undertaken by the city. This public

works project literally divided Rincon Hill and created raw edges which led to the eclipse of

Rincon Hill as a fashionable site for the homes of San Francisco's middle and upper classes.

The final blow to Rincon Hill as a residential neighborhood, however, was not to come until

the tumult of April 18, 1906.

The 1906 San Francisco earthquake and fire leveled the neighborhood. As the city was

Ireconstructed , new building methods and cable cars enabled people to live in the hills ~bove

. Market Street and in other parts of the city. After 1906, Rincon Hill was slow to rebuild. The

only people who made their homes in Rincon Hill immediately after the earthquake were

workers and seamen. Their self-built shacks made of refuse lumber, packing boxes and sheet

iron dotted the slopes of Rincon Hill. Authorities debated for years whether the rest of the Hill

should be leveled to provide for better access to the docks, warehouses, and industrial sites.

When the San Francisco-Oakland Bay Bridge was completed in 1936, the squatter

shacks disappeared. The South of Market area (including Rincon Hill) became an important

regional distributing center. Many wholesalers and warehousers took advantage of its location

which was close to the port, the rail network and the central district of the Bay Region's largest

[city and next to a bridge connection with the growing East Bay area.

South of Market (including Rincon Hill) grew in importance as a distribution center until

after World War II, when shipping modes went from rail to truck. Break-bulk operations

became less important as cargoes were containerized. Competition from Oakland and other

ports further reduced San Francisco's ship trade. As transportation-related activities left,
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I.

vacancies were filled by warehouses, storage, distributors, government services and other

uses not as dependent on the port.

Rincenllill Existing Land Use

Rincon Hill contains approximately 55 acres of land, including streets and other rights-of

way. The area is subdivided into over 70 parcels, which are both publicly and privately-owned.

At the time this plan is adopted, industrial buikiings and surfdcc parking arCdS pl'CMminate

Rincon Hill, like many South ofMarket Districts, is undergoing major transitions. These

neighborhoods need comprehensive attention and land use guidance to transform them from a largely

haphazard assortment ofvacant lots, warehouses. back offices, and unrelated residential developments

into a real urban place: supportive ofurban living and with a safe and attractive public realm of

streets. open spaces and pedestrian ways. With the removal ofthe Embarcadero Freeway and planning

I(or the Transbav Redevelotiment Plan this DIan and new controls can heln to create substantial new

housing and to transform the district into a [ull-service neighborhood.

I The brickfaced Hills Brothers Coffee building and the associated residential tower

dominates the lower portion of the Hill. Rising westward up the hill, between Folsom and

Harrison are some modern residential towers, some state and federal officelwarehouse facilities,

a formerly federally-owned office warehouse, and a number e/few paved spaces surface parking

&1J..

As the hill crests, there are several buildings operated exclusively for seamen, a living

emnant of the Hill's history. These include two unions, a union hiring hall, a health and ~velfare

c, -1 .r.c. .r- t -J; and a residence and dining hall that once provideding-JJ

emporary shelter for seamen and is now a homeless shelter. Interspersed are light manufacturing.

oarkine. and office uses. A number ofresidential tower develonments have been recentlv constructed in

he district. Between First and Essex Streets the area is divided by two smaller streets. Guy
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Place and Lansing Street. This area contains residences alang GuyPlacc, and a varicty ef

scafaring related and ffjfieC uses ofa more traditional San Francisco neighborhood style and seal

The blocks to the south of Harrison Street. nesting under the Bay Bridge, contain a

mixture of new residential development, parking, cammercial light industrial uses, and vacan

including many state-owned lots.

[MAP AND GRAPHICS CHANGES]

1) Replace Map 1: Assessay 's Black and Lat Numbers with new "Map 1: Assessor's Block

Lot Numbers. "

2) Replace ,',{ap 2: Existing Land Use J/Jap, with new "Map 2: Existing Land Uses. "

[END MAP AND GRAPHICS CHANGES]

OBJECTIVES AND POLICIES FOR NEW DEVELOPMENT AND CONSERVATION

The following objectives and policies apply to all future development and public

improvements in Rincon Hill.

L Land Use

Objective L 1: !Fe Encourage the development ofcreate a unique dynamic. mixed-use residentia

neighborhood close to downtown which will contribute significantly to the city's housing

supply.

Obiective 1.2: Maximize housine in Rincon Hill to capitalize on Rincon Hill's central location

adiacent to downtown emnlovment and transit service while still retaininv the district's livabilitv.

Objective 2 1.3: To-e Create space for additional uses which will to provide needed servic

he resident population by transforming Folsom Street into a walkable neighborhood center to s
I

I he Rincon Hill and Transbav neiehborhoods.

Objective -if 1.4: Te a!!fJw Allow existing industrial, service and office uses to remain but re

'anv maior redevelopment to incorporaie housine, and create ne;v such uses in designatcd lacatiel
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Rincon Hill will become a primarily residential neighborhood. The basic vision for

Idevelopment in Rincon Hill is o(mid-rise podium buildings o(45 to 85 teet in height with ground-level

townhouses opening directly onto the street. punctuated by slender residential towers. This

,
"Residenti£ll/-Cemmerei£ll" subdistriet.

Objective 1.5: Add lite and activity to the district's public spaces bv providing active uses on street-

(acing ground floors.

Policies

Rineen Hill sheuld be divided inte three subareas: residential, eemmereial/industrial, a/ld

residential/eemmerei£ll. The subarea beunoories are she:f'n en ,',f.a.p 3.

IResidential

A limited area at the tep efthe hill sheukl be designatedfer develepment <7fup te feur taU

residential buildings. Varieus bulk and set back rules sheukl be applied te prevent the buildingsji-em

beceming tee massive and ever,vhelming the area. Sen-ice retail uses at seme lecafiens and lEW rise

re:v heusing alEng a pedestrian street running seuthwest te nertheastji-em the tep efthe hill ~ the Bay

sheutd be previded. A limited ameunt efcemmercial use (ene squaJ'C faet /<31' every' 6 square feet af

residential spacc) sheuld alse be permitted at the base efthe residential structu/'CS te screen the

J -'. .1. AI. , .L .U L J . ,
'0 7 'J , "1 r

epen space £Iwdtable te the gencral publ.fc.

The area generally east and west afthe higher height district sheuld be develEped

., • L '.1• .".. .-' . .• 1

2

1 I' ineluding ne:'.' service and f}ffiee uses in the bases efprimarily residential buildings in the

4

3

5

6

7

8

9
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14

15

16

17

18

19

20

21

22 development form would create a range o(unit types to serve all (amily sizes and incomes. A limited

23

24

25

amount o(o(fice use would also be permitted. In order to encourage the maximum amount o(housing

to contribute to the citv's housinz suvvlv. while still creatinp a livable neizhborhood the followinf?

volicies avvlv:
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I Policy 1.1: Allow housing as a principal permitted use throughout the district.
il
I Policy 1.2: Require six net square (eet o(housing (or every one net square (oot o(non-residential use.

and permit only residential uses above 85 (eet in height.

il Policy 1.3: Eliminate the residential density limit to encourage the maximum amount o(housing

II possible within the allowable building envelope. '
Ii ~

Policy 1.4: Require parking to be located primarily underground so that the allowable above-ground

I building envelope can be used for housing.

Policy 1.5: Require street-facing residential units on the ground-floor on Spear, Main, Beale. Fremont,

First. Guy and Lansing Streets. and encourage them on Harrison and Bryant Streets.

. Policy 1.6: Retain a zoning designation that allows for multiple uses for parcel 3769/001, owned by the

Port ofSan Francisco.

It is not possible presently to develop housing on Port lands because ora restriction established as part

ofthe State Public Trust that governs the use ofPort lands.

Neighborhood Commercial
I
I

Folsom Street will become the neighborhood commercial heart for the Rincon Hill and Transbay

neighborhoods. Folsom Street is envisioned to be a grand civic boulevard. with a consistent 45 to 85-

1I'00t streetwall and ground-floor neighborhood retail along its length on both sides ofthe street.

IPolicv1.7: Reauire ground-floor retail use alone Folsom Street (or no less than 75 oercent ofall
!

frontages.
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height :vith l£lrgejleer areas and simple shapes. 11itercepl-eeHffl.lIterpal*ing/acilities eeu!Tibe

tkJ'ieleped en se:'er£llsites in this subarea.
,

Residential,iCemmei'€ial

This designatien 6IJ9fJlies te thesepreperties thatpre:'ieusly were zelled "P" but which ha,'e been or

are in' the Pi'8CesS f>lbeing sold te private entities /erprivate develT3fJment. ,<[, t .et'· . I d'" es ~j11S area, Inc u4ng

the nerthern half&fBleeks 3745 and 371G, eurl'€!ntly is used enly/arpadfing. The centrels represent a

cembinatian afthe residential district eantrels.far RC 4 districts (:pith the exeeptien that all

institutienal and cemmunityfacilities uses :,'au!Ti be permitted as of right) and certain uses

permitted in the adjacent C 3 districts, which al'€! believed cempatible :vith the high intensity I'€!sidential

uses in this ncw subdistrict.

This area, cansistingprimarily eftwe vel)' large :'acallt sites, sheulti be develepcdpl'€daminantly with
u

high rise residential structul'€S built evcr bases, whieh ceuldpr<nide a cembiliatien fffresidential,

retail, ffffice and ether cammercial uses,

Nancenfarming Uses

IT. ,1. , , .1. ,1.1 t: t r , r ~ T. • T. .1.1
'0 '0 '0 J J'

be permitted ta be ehanged ta uses ather than their CUI'l'€nt use anly ifsuch uses are permitted under

",. J ,1.' nL
." -J

[MAP AND GRAPHICS CHANGES]

1) Replace Map 3: Land Use Plan, with new "Map 3: Land Use Plan. "

~) Add new "Map 4: Required Ground-Floor Uses. "
I

I[END MAP AND GRAPHICS CHANGES]

if,. Housing

pbjective 4- 2.1: 'Ie Provide quality housing in a pleasant environment that has adequate

access to light, air, £tnd open space and neighborhood amenities, and that is buffered (rom

excessive noise.

rLANNING DEPARTMENT
OARD OF SUPERVISORS Page 14
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To address the problem of high noise levels, noise reduction measures for individual

buildings should be established and evaluated through the environmental evaluation process,

nts

and mitigated through appropriate building technologies.

y re

I based on average noise exposure in a 24-hour period. In such a setting, occasional noises

Isuch as trucks ascending on-ramps at night, become even more irritating and can become a

public health hazard.

I

Ohjecti'ie 5: To lower the cost ojhousi"5 te maliC it mere afJol'<leble.

Objective 2.2: Encourage new housing production that meets a variety o(housing needs. especiallv

affordable housing.

Objective 2.3: Encourage new housing production ofan adequate size and configuration to serve

families.

Objective (j 2.4: Preserve existing housing units on Guy Place and Lansing Street.

Policies

This plan seeks to maximize the amount o(housing that can be built in the district. to help

relieve the City's chronic housing shortage and to capitalize on Rincon Hill's central location with

regards to employment centers and transit service.

The desire to maximize housing must be balanced with the desire to create alivable

neighborhood. Creation of the amenities of a pleasant housing environment should be the

, central feature of new development in the area. The open space and streetscape improveme

Iplan, the pedestrian street, and the various controls on building form and design proposed as
i

part o(this in-the plan are necessary intended to provide an attractive neighborhood ambience

and character appropriate for a residential district.

One existing environmental characteristic - noise - requires special attention.

Portions of Rincon Hill are quite noisy. Sound levels near the Bridge and freeways exceed

State and Cit land use compatibility standards for housing. These regulatory standards a
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1

II
II
I'
!

I There (He fi wiriety &f;""yO' in which the seund cemingfrem the Bridge mui:!reewfi;is Cfin be

I

2 mitigatedfer dwellings. Neise centrel fal' interier sPfices Cfin ee provided threugh seund fflted

3 1Pint/e',\,s. Other seund fittem,fitien mefisures such fiS deep bfilee,qies find selid baleeny fflils will filse be

dII elf;1 1BdnecessfiJ)'. e reems er Wlle,e units Cfin e insu fite, J '13m neise ,'se ana 1'.'>1iC.1 previ e net enly

seund insuletien but filse usable gal'tf.en space, find en the seuth, sel£lr heeling. Te clweurfige their use,

sel£lria sheuld ee permitted te be ceunted as required private, usable 8jgeli space.

Housing AfJprdability

Because Rincon Hill has little existing and older housing stock, there is little to no a(fprdable

housing currently within the district. In order to create a mixed-income district in the manner of

traditional San Francisco neighborhoods, the following policies regarding housing affordability apply:

The allTJ1\able devel{Jj3ment envelepe sheuM accemmedate a l£lrge number efunits. 1,feximum
;1'

designflexibilityfer unit size sheuld be fi/leveed, pennitting the crea(ien e{smaUer, cempact uliits fer

smaller heusehelds as a means fffl<3wering unit eest.

Develepments sheuld eemeine higher density and smaller unit size with the use efgavernmentel

heusingfinance fJl'egNiJ/iS in erder te lewer unit cests find te make heusing mere affordable. Tax

inerementjinancing er ether legel mechfi!1ismsmight be used se that fi pertien e{the increfiscd !eXes

1-". .,. . Ul.. .s ,. 1.
'b

1,fixed usc andflexible paming previsions sheukl be incerperated inte zening celilt'els te

. , .1 . r . '-' I n, r. r . .1
'J -JJ '6' '6 "1' " '"

f. . ,. f. e '~ .• t .1, n .•1. ',1 ,Ie".. ' .s r.r: , . I ..
"1 'J "J -o- 'r

sUfJJ3ert 1<31\'er cest units. P.m*ing rcquirements ean be reduced because efthcpl'eXimity &fthe al'Ca te

De;\'ntewn and te trfinsit serAce and the cest sfivings trfinslfited inte lTJ1ver heusing cests.

'policy 2.1: Require all new developments of]0 or more units in the Rincon Hill district to meet the

city's affordable housing requirement ofat least 12 percent on-site or 17 percent otf-site, regardless of

whether a Conditional Use permit is reauired.
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1

II

I
I

II
, Policy 2.2: Require that inclusionary housing be built within the South ofMarket district, in areas

tth tI'd ti I dewdine develooers in acauirinsr these 'tefit hnon-pro 1 ous Sl san prOVl zng n rest en ia eve opmen a

is 100 percent affordable. per the Mayor '.I' Office ofHousing and Affordable Housing Guidelines. See

Map 6.

This plan '.I' development model will lead to a substantial number ofunits located in podiums

and in street-tyonting townhomes. These podium and townhome units affprd greater access to both

private and public open spaces and to the life ofthe street. making them appropriate for families with

children. As they are cheaper to construct than tower units. they can also be more affordable.

AffOrdable and family units must also be integrated into towers with market-rate units.

Policy 2.4: Require 40% ofall units in new development to be two or more bedroom units.

Policy 2.5: Establish a target that 10% ofall units in new development be three or more bedroom units.

Guy Place and Lansing Street

Guy Place and Lansing Street contain a number ofhousing units in the more traditional San

Francisco walk-up style. These units The existing reside/ltial units en Guy Plaee and Lansing Street

should be retained for their special character and potential for greater affprdability. These two

streets contain examples of the residential character which the Plan seeks to enhance and

deem them excess to their needs or otherwise choose' to dispose ofthem. the City should partner with

I

designated for the encouragement ofnew housing. See Map 5.

Ii Policy 2.3: Develop publicly owned lands with 100 percent affordable housing.
I'
I Several parcels in the district are owned by public agencies. 1n the event that these agencies
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21 extend in the townhome portions ofnew development alfing Pedestrian Str-eets.
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22 [MAP AND GRAPHICS CHANGES]

23 1) Add "Map 5: Inclusionary Housing Boundary. "

24 ) Add "Map 6: Publicly-Owned Parcels Appropriate for 100% Affordable Housing. ..

25 ) Add photo of the Guy/Lansing neighborhood.
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Objective 8: To Cf1j3italize on the unique qualities o{Rincon Hill, sj3ecifically its s:veeping views f)fthe

I'
II
I' [END MAP AND GRAPHICS CHANGES]

3. Urban Design

i Objectives

Objective l- 3.1: ffl-adchieve an aesthetically pleasing residential community.

I bay, its j3reximity to Downtown, and its relationshij3 te the wateiFent and bay.
!

Objective 3.2: Develop a distinctive skyline fOrm tsu: Rincon Hill that compliments the larger taim of

downtown. the natural landfOrm, and the waterfront and the Bav, and responds to existing policies in

the Urban Design Element.
,
- Objective 9- 3.3: +e--¥Respect the natural topography of the hill and follow the policies already

established in the Urban Design Element which restrict height near the water and allow

increased height on the top of hills.

Objective .J() 3.4: ffl-j3E.reserve views of the bay and the Bay Bridge, (rom within the district an

through the district (rom distant locations, which are among the most impressive in the region.

, Objecth-e 14: To keej3 wind sj3eeds at a comfortable le',d.

Objective -J.l-3.5: -Te-mMaintain view corridors through the area by means of height and bulk

controls which insure carefully spaced slender towers rather than bulky, massive buildings.

Objective 3.6: Ensure adequate light and air to the district and minimize wind and shadow on public

streets and open spaces.

Objective -hJ 3.7: Where feasible, to rReduce the present industrial scale of the streets by

creating a circulation network through the interior blocks, creating a street scale comparable

to those in existing residential areas elsewhere in the city.

Objective 13 To rethlce the widths afMain, Spear, and Beale street.'! te create additienal develepahle

area as well as new j3edestrian sj3ace.

Objective 1 4 To keep wind spceds at a cemfartable level.
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[at pedestrian eye level, and an engaging physical transition between private development and the

,

I'

IObjective -1+3.8: ffl-eEncourage a human scale streetscape with activities and design features
i

IIDublic realm. '

:Obiective 3.9: Minimize the visual impacts ofresidential parking. loading, utilities and services on the
i
neighborhood.

Objective 3.10: Relate the height and bulk ofpodium buildings to the width ofthe street. to define a

consistent streetwall and ensure adeauate sun and skv access to streets and allevs.

Obiective 3.11: Preserve and enhance the character and scale of finelv-erained residential areas

within the Rincon Hill area.

Policies

In guiding the character ofa new high-densitv neighborhood on Rincon Hill, there are two

different scales orurban form which affect the exoerience orthe district for a pedestrian or resident:

• Towers. which influence the immediate experience for a pedestrian in the district

through their arrangement and form, and affect the city's skyline and views ofand

through the district; and

• Podium and ground-floor treatments. which define the immediate place for pedestrians

and create activity and interest at the street level.

Towers

Height, tmti-bulk and tower spacing controls are e primal)' essential means of meeting th

'jesign objectives relating to towers. The eell/refs sheul-d rcsefvepe/en/ially eenflic/ing needs
,

r .. ',' ' , r
" t F • ., r-

"J 'J r 'J "6' • J'

d. . The number. arrangement and form oftowers in the district determine the amous-

oflieht and air that reach residential units streets and onen snaces and the sense ofcrowdine at

treet level. Rincon Hill will be a orimarilv residential district not an office district and the nresence

oftowers must be tailored to SUDDort a livine environment.

rCA,""G "",,"mOARD OF SUPERVISORS Page 1
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l' Additionally, Rincon Hill serves as a gateway to the city from the Bay Bridge and will

11 have a prominent place on the skyline as viewed (rom many public vantages. Development on the Hill

Iwill affect views from the Bridge and the freeways, and views of the Bridge. frem menYJ3laees.

I: WhileJ3reteetien efthese views is neeessery, it is theJ3enereme efthe Bridge, the Bey end de:\'nte:wl
,
jrfJm the Hill "~tit melees it ettmeti:'e es e heusing site. It is net neeessery er desifflble fer the entire

,

Hill te be devele-ped til ','ery high densities er te greet height. but there is e needfer seme speciel

de','elepment 8J3j3ertu/lities te esteblish Rineen Hill es e residentiel distriet.

A ccording/y, Rincon HlIJ should be di'.4ded into height districts '''''hich follow the ckJsign

principles appUed elsewhere in the cily, with !ewer buildings along the free'Nays and the

I
Waterfront stepping up toward downtown and the hiIHops.

Bulk eentrels sheuM be applied :,'hieh make the taps efbuiMings slender, their silheuettes

The height and bulk of specific development projects should conform to the following

design policies:

olic 3.1: Cluster tThe highest towers sheuld be elustered near the top of the hill with heights

'stepping down as elevation decreases. The overall form should identify the Rincon Hhill as a

istinctive geographic feature &fon the city skyline, distinct (rom the Downtown high-rise office

Ik:ore.

19 olic 3.2: Va tower hei hts Heights e-ftewers sheuM be ,'(Hied to avoid the visual benching

20 reated by a number of buildings whose tops are at the same elevation.

21 IPolicv 3.3: Minimize tower bulk to the dimensions shown in FifYure 4 to ensure a feasible tower

22 itloorplate to create elefTant slender towers and to nreseI'Ve views and exposure to lifTht and air.

23 1P0licv 3.4: Reauire towers to be snaced no less than 115 feet anart the maximum plan dimension ner

24 PifYure 4 for towers over 85 feet in heif!ht to minimize shadowinf! ofstreets and open space and to

25 ,breseI'Ve at least as much skv nlane as tower bulk.
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In recognition ofpipeline housing projects at 375 and 399 Fremont Street, tower spacing less

than 115 teet to a minimum of80 (eet may be permitted to encourage the provision ofhousing on these

sites in keeping with the overall goals ofthis plan, provided that the other urban design and planning

policies ofthe plan are met.

Towers should ee sited in El :VEl)' thflt Elvoids exeessive screening e}dewntown viewsfrem the

eridge Elnd minimizes shElde:ving '7}epen sj7Elee. Thercfa/'C, distEl/wes eetween tewers in the same

height distriet aew:e 105 ' sheuid net ee less than £lj7preximatel)' 150 feet. In the

ResidentiEll/CemmereiEli 8uedistriet, :~'ithin aj7artieul£lrprejeet site theJ'e shall ee a minimum

sej7aratien ~f82 5" ,/f£!et eetween tewers aee'le a height '7}85 feet.

Additianal height sheuld ee allawed in the ResidentiEll/CammereiEll 8tledistriet in artier te take

1_ " r ., . , r.' , , . ., .,
"6 vr 'F VJ 'E' ~J "6

cit)' 's he using needs, while meeting urean desigJq gaals '7}j9Y8"iding slender tawers mhieh de n~t

unduly screen viewsfrem the Ba)' Bridge.

Policv 3.5: Allow no more than three towers oer block to optimize exnosure to lieht and air from

residential units streets and onen soaces.

In recognition ofpipeline housing projects at 375 and 399 Fremont Street, up to (our towers on

IAssessor's Block 3747 mav be oermiued to encouraee the nrovision ofhousinsr on these sites in

liTeeninp' with the overall eoals ofthis olan orovided that the other urban desien and olanninsr oolicies

hf the olan are met.

Ipolic" 3.6: Sculnt tower tons to allow (or architectural elements and to screen mechanical eauioment.

IPolic1! 3. 7: Maintain and reinforce views ofthe Bav Bridsre 8truetMres near er adjacent ta the Ba)'

I~ . , , " , , , , . ., , . r ., , , . r,L n,·J ,
~6 'J , ., "J , . F "J -b ..~ ~J ~6

and views ofDowntown as seen from the Bay Bridge.

olic 3.8: Ste

loown-..m-hf'iWrl-SO as to acknowledge the meeting of land and water.
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OARD OF SUPERVISORS Page 21

3/15/05
n:\Ianduse\j boyajia\ctyptan\rhap2.doc



II

I
'I
I

experience ora building for a pedestrian, and create' activity and interest at street level. Podiums and

ground floors should be designed in such a way as to encourage pedestrian use and neighborhood

safety through greater activity on sidewalks and on tront stoops, and to minimize blank or blind

,frontaees. To this end the tollowine nolicies aoolv to the podium and "round-floor nortions ofRincon

Hill development.

i Policy 3.10: Provide a consistent 45 to 85 foot streetwall to clearly define the street. See Map 7 for

appropriate podium heights for each location within the district.

Policy 3.11: Require building setbacks at upper-stories for podiums above 65 feet on Spear, Main,

Beale, Fremont and First Streets, and above 45 feet on Guy and Lansing Streets and mid-block

.Inedestrian pathwavs ner Fieure 5 to oreserve an aooronriate scale and sun access to streets.

ilPolicv 3.12: Preserve lower oodium heiehts in the Guv/Lansine area where there is an established

mattern of(our- to six-story buildines.

Policy 3.13: Reauire ground-floor retail use alone Folsom Street (or at least 75 oercent ot the street

irontaee.

Policy 3.14: Reauire street-racine eround floor residential units articulated at intervals otno more
I

han 25 teet on Soear Main Beale Fremont First and Lansine Streets and Guv Place excent at tower

obbies or where oarkine access and utilities are necessary. Encouraee them on Harrison and Brvant

Streets.

'policy 3.15: Reauire tront setbacks ofat least five teet on averaee in new develonment to allow (or

ront norches StOODS terraces and landscaninsr (or eround floor units and to establish a transition

"'rom public to nrivate stiace.

IPLANNING DEPARTMENT
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Policv 3.9.' Bbliklil1gf~ml1s sheblld 11tMinimize shadows on streets, open spaces and residential units,
'I
II and the creation of surface winds near the base of buildings.

II Podium and Ground Floor

II The podium and ground-floor portions o(new development create the most immediate
I
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1 Policy 3.16: Restrict parking access to new buildings to two lanes (one egress, one ingress) o(no more

2 than 11 feet each, and loading access to one lane o(no more than 15 (eet. Parking and loading should

Id Fdb Ib I

Ishare access lanes wherever possible.

R h II kPolicy 3.17: equlre t at a par ing must e ocate e ow street gra e. or s oping sites with a grade

change o(greater than ten (eet, require that no less than 50% ofthe parking must be below grade, and

. any portions not below grade must be lined by active uses,

Policy 3.18: Prohibit parking and loading access offo(Folsom Street.

IPolicy 3.19: To encourage the provision o(housing on smaller sites in keeping with the overall goals of

I this Plan, the Planning Commission may find the two pipeline housing projects at 375 and 399 Fremont

'Street that have filed conditional use aoolication nrior to March 1 2003 consistent on balance with the

IGeneral Plan without comolvine with Policies 3.1 throueh 3,18 nrovided that the other nlanninsr

'oolicies ofthe Plan are met.
,-

[MAP AND GRAPHICS CHANGES]

1) Replace Map 4: Height Limits with new "Map 7: Height Limits. "

?) Add diagram "Figure 3: Rincon Hill on the San Francisco Skyline, " between Objectives 11

and 12

3) Add diagram "Figure 4: Bulk Controls. " under Towers Policies.

,'I) Add diagram "Figure 5: Required Stepbacks on Streets, Alleys and Mid-Block Passageways, "

under Podium and Ground-Floor Policies.

END MAP AND GRAPHICS CHANGES]

~ Recreation,.-rmti Open Space, and Community Facilities

hI. . t «, rv ., f. " .. r: A . , ,
"J 'r 'J '0 , . "
..

'obiective 4.1: Create a varietv ofnew ooen spaces and communitv facilities for active and nassive

ecreation to meet the needs ofa sieniticant new residential oooulation.
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Objective 4.2: Create a new neighborhood park to serve the district.

Objective .J..l. 4.3: +e Link the area via pedestrian improvements to the majer other public open
,

spaces such as the waterfront promenade at the foot of the hill and planned open spaces in the

Transbay district.

Objective 18: Te eeerdinate parks diu/pedestrian pathways with pFejeets eneempassed in thc

llertheastern Waterfrent Plan and the 8euth Beaeh/Rincen Feint Redevel-epment Plan

Objective 4.4: Ensure adequate sunlight and minimize wind and shadow on public streets and open

spaces.

Objeeth'e ! 9,: Te create publicly acccssible scenic everleeks and viewing areas,

Objcctive 4,5: Use excess street space on Spear, Main, and Beale Streets (or sidewalk widenings that

orovide usable ooen snaces and recreational amenities,
,

Objective .JfJ-4,6: :z:e-eh:reate an inviting and pleasant mid-block pedestrian corridor to the

waterfront financial district,

,Objective 4,7: Require private development to contribute to the creation and on-going maintenance

and operations ofnublic onen spaces and communitv facilities throueh in-kind contribution a

communitv facilities district and/or develooer fees,

Obiective 4,8: Ensure that there are adeauate school facilities to serve existine and future residents 0

he Rincon Hill and Transbav neiehborhoods.

Policies

I=>ublic Open Space System

The open space network [or Rincon Hill will feature a variety ofnew open spaces, including a

~ew two-acre nark at the corner ofHarrison and Fremont Streets recreational 'Living Streets' that

onnect to the district's other oven soaces and communitv facilities in a rehabilitated Sailor's Union 0

he Pacific building.
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1 By bringing several thousand new residents to the district, new development will create a need

2 II for greater open space in the district that must be offset by the creation ofnew public open space and

3 Icommunitv facilities. Private development must contribute funding to create public open spaces and
i

t

communitv recreation facilities.

Edeh tlevelepmellt sheulripre';itle publicly aeeessihle epen spaee in an amal/Ilt equal te 2()% !'it

the site area. Pedestriall streets, side:valk :videning BI'e elleeuraged and reservatiens afepen spaee (by'

speeijjdng ",_i",um l",t eeverage) are mandated in the Pkmfer Bleeks 3711, 3717 3718. These spaees

can ceul'lt in mecting apertien !'itf"cach dewlepment 'spublic epcn spacc requirementprevidcd the

.LI.· , r t , , , -r- , 'd." ' , , J
'1" .~ '0 '0' '1" . -0' '0

, r JJ' , I. d. J. JU. .'- . '-'.' .1• .UL
'0' ~j- 'r '6' 'r -r r r

J L ., ,. r- , f •• 'fl. .L .L·
'1" 'J ~J J , o· 'J ,

~J'

, , ., r", nl

,1"1" 'J " -" "

F'er the Residential/Cemmcreial Subdistrict, each develepment sheuldprevidepubliely

'LI.
, r: .r: rn f.

-r -r -r --, 'J .~ r r: -r r- .,. 'J -J

.a f. 'J. .• 1
'J 'J

The epen spaees sheuldfaeilitate pedestrian mevemellt as well as previde Bl'eas f9r peepIe Ie si

t , ~. . ,. .,. J . . 1. .. ,. 11. J , ,1.
or 'J '1" - , 6' 'j- , 6' ,

.1. r Tf.- -1.- '-1. .1 , .11 '-1. .1.- .L"
~r '1" • 'J 'j- r: -a 'Jj- ~r ,. -cs

• 1. . J ., r ,. t .1-1 L L.,. , '''- -,.- '''- -, . .,.
r

. ~ n. '.1. , I. J. ., , ., . J ,
"J 'J J "

~j- '6' 0"

',' . , ,. J' ·r JL ". " r".
, 'J --1"" 'J '0

/lap J.-8 illustrates eppertullitics fer an shows the proposed Rincon Hill Open Space System,

escribed in the [ollowing nolicies. They include the foll",willg jeatul'eS aile! leeatiens:

olicv 4.1: Purchase oarcels ofadeauate size for a neighborhood nark. Parcels that should be

rioritized for acauisition include 009 010 all and 018 ofBlock 3766 at the southeast corner of
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Harrison and Fremont Streets, currently owned by CalTrans, and Parcel 005 ofBlock 3749, on Gl"~

Place, currently a privately-owned vacant lot, Other parcels within the district may also be considered

[or a neighborhood park ifa park ofadequate size that is useable [or Rincon Hill residents would be

feasible on those sites.

The CalTrans parcels may also be suitable [or joint development, with housing on the southern.

portion ofthe site and public open space in the northern portion, if the design results in improved

public open space ofa useable size [or a neighborhood park.

Policy 4.2: Significantly widen sidewalks bv removing a lane o(traffic on Spear, Main and Beale

Streets between Folsom and Blyant Streets per the RinconHill Streetscape Plan in order to create new

"Living Streets, "with pocket park and plaza spaces [or active and passive recreational use, decorative

navine liehtine. seating trees and other landscanine.

"The Transbay Redevelopment Plan will continue the Living Street concept north ofRincon Hill,

urrovidine a continuous nedestrian nromenade from the Financial District south to the Embarcadero.

IPolicy 4.3: Create publicly accessible open space along Essex Street, including the hillside and useable

soace at the too ofthe hill,

Essex Street should receive similar treatment to the district's other "Living Streets, " with a

widened and landscaped east sidewalk and nocket narks as ner the Rincon Hill Streetscane Plan and

he Transbav Redevelotnnent Plan, This 25-35 foot-wide linear oven soace should be conjoined with

andscane and stairwav imnrovements on the Essex Street hillside soace for does an overlook and

ittine area at the ton ofthe hill alone Guv Place and streetscaoe imnrovements on Guv Place and

ansinsr Street,

lpolicv 4.4: Include communitv recreation arts and educational facilities as oart ofa rehabilitated

I~ailor 's Union ofthe Pacific buildine.

The Sailor's Union will retain ownership ofthe building and use ofspace it currently needs.

14'0wever there is aoproximatelv 20000 sauare feet ofexistins: vacant snace not beine used bv the
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1 Sailor's Union, including an auditorium, gymnasium space, and some Q[flces and workshops. The City

2 should make arrangements such that currently vacant space be improved and made available (or

1 Widening efside:wtlks, deeerative paving, lighting, seating and trees aleng Beale, Main andL

Spear Streets between Harrisen and Felsem Streets. The widenedpertien efthe side:valks may be

credited against the epen space l'CquiJ'Cme/lt. The ethel' sidewalk impl'8:'ements :\'euld be requi/'Cd but

net ceunted in meeting the 2{)% l'Cquirement.

2, Widening efsidewalks, deeerative paving, lighting, seating and tl'Ces aleng Beale Street nel'th

efRineen HiI! te He:vai'f1 Street, te pl'evide a pleasant walk te andfrem the Financial District.

3, CI'Catien ('}lpublicly accessible epen space and a scenic evel'!eek adjeining the Bay' Bridge

ancherage en Beale StI'Cet seuth efHarrisen Street

4. Creatien ('}fa wide pedestrian evel'fJass e'ier Frement Street, linking the residential uses en

either side efthe street. The everJ3ass ceuM be as wide as 7{) feet and develeped as epen space and

ceuld include miner lew structures incidental Ie epen space use.

5. CI'eatien efreaeatien facilities en the reefs efinterceptpfirking garages e/1 Beale find Main

Streets sheuld they be censtructed

IE r'. J. , r, . 1. ,I• ., , A • rrt . .1. ,~"'~ '0
~J 'r- 'r- ..",.

Policv 4,5: Continue to look for additional sites for acauisition and develonment ofoven soace in the

Rincon Hill district.

Developer Contributions to Public Oven Soace

New development should help fund additional new services and amenities, including parks and

communitv facilities in nrooortion to the need for these services and amenities eenerated bv new

development. A varietv oftundine and imolementation mechanisms will heln to create these new public

spaces and to maintain and overate them over time independent ofdirect oublic [undine sources.
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1 Policy 4.6: Create a community facilities district to fund capital improvements, operation and

2 maintenance o(new public spaces, including the Living Streets, the Harrison/Fremont park, and

}'Iost efthe residential epen spaee should ee in eommon areas fer the residents efthe

Policv 4,9: Allow uo to 50 vercent ororivate ooen soace reauirements to be nrovided orF-site nrovided

"J .,.'J 0' VJ-' -r'Y'

Policy 4.8: Reauire new deyelonment to nrovide nrivate onen snace in relation to a develonment's

esidential area at a ratio of 75 sauare feet oronen snace ver unit.

'J'

, N

o'
." .,

'JJ-'

fth P fi b 'ldi

o

., "

in th S 'I ' U .'tv

.7. .7J L

.r'..L ' " , . •

communi spaces e at or s man a e aCI IC Ul zng.

Policy 4.7: Require new development to implement portions ofthe streetscape plan adjacent to their

development, and additional relevant in-kind contributions, as a condition ofapproval.

Private Residential Open Space

In addition to public open space, residential open space should also be provided to serve

residents ofnew development. in relation to 61 de~'elf3fJment 's residential area at 61 ratie ofolle square

f. " f. r- . , ." ,
I' 'T . J 'J 'J -rr 'I'

III the Residel'ltial/Cemmereial Suedistriet, residelltial epen spaee sheuM ee provided in

• 7.
, r- . , . , r" , •. .. r- r r .

'J 'J ? "J "1 ' • J' OJ 'I' "I' 'J
,

.eaeh tAvelling unit ifal1 private, with 61 r61tie ell.]] efeeml11en epen space that nla)' he suestitutedfer

-I' "I'
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/:fill Streetscane Plan,

MAP AND GRAPHICS CHANGES]
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II

c

9
5

1) Replace Map 5: PUAIic!y Accessible Open Space Oppertunities with new "Map 8: Rincon Hi

! Public Open Space System. "

[END MAP AND GRAPHICS CHANGES]

5. Streets and Transportation Grcul-atien

Objective,u 5.1: ffl..e{;:reate safe and pleasant pedestrian networks within the Rincon Hill

area, to Downtown, and to the Bay.

Objective ;J;J-5.2: Te Widen sidewalks, reduce street widths, and make other pedestrian and street

improvements, while retaining the necessarv space for traffic movements, per the Rincon Hill

Streetscape Plan. elselected streets te these meet cireulatie/l /leeds and cemplement residential use.

Objective 5.3: Prioritize pedestrian safety through street and intersection improvements, especially at

intersections adjacent to freeway ramps, and intersections with a history o(vehicle/pedestrian

collisions.

Objective ;].3 5.4: +e-i[mprove transit service to and from Rincon Hill.

Objective 24: Te pr8vide sufficient ejJstreet pa/;'fing space far residents.

Objective 5.5: Manage parking supply and pricing to encourage travel by foot, public transportation,

and bicvcle.

~, . 'c. -r- , .r ,I .

"J O' J "J r 'C

~L' 'L. -r-, , L ,'J- I. 1. .s.:
~J' -o- "0 • -r JJ "r ' '0 '0 r-

Obiective 5.6: Improve local and reeional traffic flows and transit movements bv setiaratinv bridee-

i'bound traffic (rom local lanes in annronriate locations.

'nbiective 5. 7: Maintain the potential (or a Bav Bridee bicvcle/tiedestrian/maintenance oath and

nsure that all ontions (or the oath touchdown and alignment are keot oven.

Obiective 5.8: Encourasre state aeencies to allow the re-ooenine oiBeale Street under the Bav Bridee

us soon as securitv concerns can be met.
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:
! Obieciive 5.9: Require private development to contribute to the creation and on-going maintena!lc~

, and operations ofspecial streetscapes through in-kind contribution, a community facilities district,

Ii and/or developer fees.

I
Policies

Policy 5.1: Implement the Rincon Hill Streets cape Plan.

A comprehensive streetscape plan is proposed for Rincon Hill. This plan calls for extensive sidewalk

widenings, tree plantings, street filmiture and the creation ofnew public spaces along streets

throughout the district. The plan will describe specific curb and sidewalk changes and roadway lane

configurations. New development will be required to implement portions of/he streetscape plan as a

Icondition ofavvroval and to vav into a communitv facilities district that will enable the citv to

imvlement and maintain those nortions ofthe streetscane nlan not nut in nlace bv new vroiects.' The

nronosed StreetscaDe Plan will be sevaratelv aVDrovedbv the Municival TransDortation Authoritv the

Vevartment ofPublic Works the Planninf7 Commission and the Board ofSunervisors.

15 The Streets cape Plan contains the following changes to the existing Rincon Hill street svstem.

16 Mav 9 shows the streetscane concent but not svecific curb sidewalk and roadwav chanf!es.

17 ivinz Vehicular Streets

18 fv1ain, Beale and Spear Streets have low volumes of traffic most of/he day and are needlessly

19 Nide. Creation of more intimate, residentially-scaled streets will help change the industrial

20 haracter of the Hill and will serve the needs of/he new residential population.

21 Policv 5.2: Sirmificantlv widen sidewalks bv removinf! a lane oftramc on Svear Main and Beale

22 ~treets between Folsom and Brvant Streets ver the Rincon Hill Streetscave Plan in order to create new

23 'Livinf! Streets "with nocket nark and vlaza svaces for active and vassive recreational use decorative

24 avinz. lif!htil1i!. seatin". trees and other landscavinl!. See Fif7ure 6.

25

LANNING DEPARTMENT
OARD OF SUPERVISORS Page 30

3/15/05
n :\1anduse\Iboyaiia \ctyplan\rhap2.doc



Living Streets prioritize streets (or pedeslI'ian activitv and open space over auto traffic,1

2
i

providing a varietv ofopen spaces in significantlv widened sidewalks. up to 32 feet on one side. The

e

Transbay Redevelopment Plan will continue the Living Street concept north ofRincon Hill, providing a

pleasant walk from the Financial District south to the Embarcadero.

The darkel' hatchings en Map 5 represent pertiens efpuhliely ewned street right e,f way whieh eeulti

he seM te ahutting preperl)' ewners and ineerperated ilUe adjeeent develepmeJII.

Folsom Street

!Policy 5.3: Transform Folsom Street into a grand civic boulevard. per this plan and the Transbay
I

Redevelopment Plan.

Lined with neighborhood-serving retail. restaurants, and services, Folsom Street will be the

commercial heart ofthe Transbav and Rincon Hill neiehborhoods and the civic and transnortation

snine linking- the neiehborhood ta the rest ofthe South ofMarket and the waterfront.
,

Folsom Street is

!not within the boundaries ofthe Rincon Hill Plan and chang-es to it will not be incorvorated into the

Rincon Hill Streetscape Plan' however this plan suvvorts the recommendations for Folsom Street

Irontained in the Transbav Redevelovment Plan.

Harrison First and Fremont Streets

Policv 5.4: Widen sidewalks narrow lanes and remove lanes where feasible on Harrison First and

!'premont Streets.

I"olicv 5.5: Senarate bridge-bound traffic from local traffic and transit through phvsical desivn

trateeies such as planted medians,

i Harrison, First and Fremont Streets all carry heavy traffic connecting to the Bay Bridge, Atth

ame time there are opnortunities to widen sidewalks and narrow overlv wide lanes and an Fremont

Street to take out a northbound lane. Medians and other nhvsical design strateeies should be used to

evarate bridg-e-bound traffic from local traffic and transit.

JUv Place and Lansine Pedestrien Street
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iPlace and Lansing Street. The eeneept efthe pedestrian street is eased en the Dutch ;veenerj, where

The Shared Street prioritizes residential and pedestrian functions c!earlypredeminate over regular

provision for traffic. Such a facility provides a meandering streetscape which appeals to

pedestrians with special landscaping and street furniture. It is intended to provide vehicular

and pedestrian access to residences in the immediate vicinity and to serve as a place where

residents can enjoy open space.

The physical design ofGuy and Lansing Streets should reinforce the very slow speed ofthe

street. at which mingling ofpeople and vehicles is safe. and encourage open space use by residents.

The design will sienal to drivers that thev should expect to encounter peonle in the street. Existine on-

etreet oarkine and drivewav access should be maintained. It may aEse eentain smal1 sheps. (h'er 8()()

. I. I I , . .1. "., , ,
A .1. ' of .1., -0' "0' 'J 'Y

r co. r-. .n
'1' -J ,

Mid-Block Pedestrian Pathwavs

IPolicv 5. 7: Ensure the creation ofa safe invitine. and nleasant publiclv-accessible pedestrian/onen

snace mid-block nathwav throueh' Assessors Blocks

'744-3748 (rom First Street to the Embarcadero bv reauirinsr new developments alone the alismment of

he nronosed oath to provide a oubliclv-accessible easement throueh their orooertv.

Harrisen and F'elsem Streets, the Hill's twe east west streets, whieh are unpleasant fer

, . t t • . I .. , . rr 'J. ~I I. .. r:
~J' 'OJ 'J , 'J O' 'OJ 'J

•1. n' "'" DI . d new east-west pedestrian circulation system should be created in the,

'niddle of the long blocks between Folsom and Harrison Streets. These pathways aeeessways
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Policy 5.6: Implement streeTscape improvements on Guy Place and Lansing Street that prioritize

Ipedestrian use (or the entire right-or-way.

I Traffic volumes are very low on Guy Place and Lansing Street. largely because they (orm a

Iclosed loop. Because oUhe low traffic volumes. the "Shared STreet" is an appropriate model (or Guy
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'C' •

.eiIl estaelish a demestic scale reminiscell! eflhe city's estaelished resideHtial neigheerhcc,l, -nl'ld

when ccmple/ed, will provide a pedestrian route from First Street near the top of the Hill to the

,\ n .. t.t: .1. .1, J.
'"/ "C' ,

.1 , 'P.

, rvt , .1. J744, m ~. 17•. , L .1. TT.,

, .. . U L . .. ,I.' LI. ,I. ,1, . J ••I

'1'" ~ 'J

s t .1, .1.1 L '.' J d d. ." .. , . .t

r 'J

~t er near grade. 8erdee retail sheul-dbe provided at the Spear and Alain Street entranees te the

.11. . A •••, 'J.' .., •.•.. ,-,,, ,.. • .14 .'.' ,11

"J' 'r 'J. .

at grade eetween First and Frement er may eegin at gmde at First Street and link te a pedestrian
i
, eridge aeress Frement Street.

,
'"

1 1 ~ ,~. rr- tr..t.. n .1. U, n. -' .1.1 L • ~', 1

, , , "/ r-

,I . 1 t . .'- ". L .l.' .r ,. rv ,. ... , ., ... . 14 . ..
C' , ". 'r 'J 'r

'- . ,-' • 1. ~ n. .".. n r rv, ..,

-J 'orr 'J '1"'1' "J J

" J. p,

'1' -1'

,
"" ,1.Y7'-'. /D. • 1. L' .1. 'A, . lJ. ,\ A , ., .1.1 L .". " ,',' LI . ,,-, , "/ '1'"

, n " .. ••• •• t , ,. " . In .• c«, .r -t,
C· r- 'J

,

, n. . 1. "14.'. /U,' ~ . P • LI. , ,\ A • •• L .• 1 ",' ,,1. , .., , -1'" 1'"

,
Embarcadero Promenade on the waterfront, and break up the scale oflarge blocks. The pathways

1,,\ would be connected by mid·block crossings on Spear, Main. and Beale Streets. Many ofthese

I, pathways are already built or approved as part ofdevelopment proiects. In sellie eases the pedestrian

1\ street will alse pre:'ide limited vehicular access.

IMap 6--2..shows the approximate location of the pedestrian pathway network street. The specific
i
[,pl'6j3esals fer cach segment eflhe system are as jel1i31vs:
i
\ ,A4issssee,s,",Site>1'r".'sHBlflcaee.,If-'c-j3'-f7i.41id8C'-:-f(-i'F",ill';'Si!t,;-,!,lLfJOfilsi'iCnlllli,;-,!,lLnreei,''I1/ifJC'l1n'!;t,",HU,ila""nrJ'IS'see,rt'ryf-!+P'/,Ufl5e>f!z/t'c'-,aq,ee<ee<eOlsss-tahC;fI''eeSSSs-£,t,I1''HiSheln,tt'e>te'iikrlIl1naayt"-.oc>teoeeTtrur
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v

population increases, transit services will need to be established and enhanced to serve

Rincon Hill. Walking will be the primary wav that people living in Rincon Hill will move about for

Idaily needs due to the immediate proximity ofthe downtown core, regional transit hubs at the Transba

, Terminal, Market Street, and the Ferry Building, and the development ora neighborhood retail center

focused on Folsom Street. However, better transit service is needed for Rincon Hill residents,

employees, and visitors to access other San Francisco neighborhoods and for other San Franciscans to

access Rincon Hill.

Residential areElS need all day leeal service, and with lhis neighherheed's pYeximity Ie

dewnlewn, limited e}" express service is net necessary'. Sevel'£d lines, including Ihe 1 CAL1FOR/ITIA er

4 T UNf{)}\' er seme elher Muni line, eeuf.d all he exlended Ie Rineen Nill. Any eillle l'8utes :veukl use,

Beale Street is BOth direotions, using a northBound transit only oontraflo'lllane, Between

Howard and Bryant.

Policy 5.8: Explore the feasibility ofand implement i(feasible the following transit improvements for

Rincon Hill.

Short-term

IStreet

Extend the existing #1 California and/or the #41 Union bus at least one block south to Folsom

Increase service on the existing #12 Folsom and #10 Townsend

Add late night (owl) service to the area.

one-term

These nrooosals are recommended (or lone-term consideration as oart ofa broader effort (or the

zrowine downtown neizhborhoods South ofMarket and to serve the dense Rincon Hill/Transbav area.
,
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II Transit
u

il There is limited intra-citv transit service that currentlv serves Rincon Hill. As daytime and evening
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i

I Create Bus Rapid Transit in the Folsq/11Street corridor, including dedicated transit lanes,

I special stops, and traffic signal priority,
I

II Ensure a Rincon Hill/Transbav subway stop on Folsom Street for the proposed Geary
I

II Boulevard subwav, should that potential subway line extend south ofMarket Street and under Folsom

Street,

I
I Parking

I Row Houses and Parking Camouflage: Residential highrises :\'ill generate the need fer large

amounts efparking, It is important to prevent large parking structures from exacerBating the harsh

street scene on the Hill. Hi crecHe an urBan setting Wee that &fthe city's residential neighborhoods, the

circulation system shouhi bc lined :"'ith 1'6:\' houses :\'hich conceal large parking structures behind

them, The facing drawings sho:'.' ene :vay to accommodate ....alkup units on the pedestrian streets. The

"design efthese rew heuses shouhi be subject to regulatiens similar te the residcntial design rules

applied elsewhere in the city, but sheuhi Be adapted te this special circumstance,

Access6ly' Parking: The parking requirements take into acceunt the petential ferjoint use ef
, '" , , , , ~, , , ,

~ , v~ '~ "f . ,.

transit malee it possible telimit residential parking to ene space per unit. Similarly, thepadc;;'tg

requirement f<Jr effices can be reduced te one spaee per I, SOO square.feet efeffice space. He:ve:'el', in

erder te enceurage :'iable retail uses, ineluding, ijpessilJle, a grecel)' stere, parkingfer retail uses

shall be permitted at ene space per SOO square feet fer theftrst 60,000 square fect eiretail uses on any

~J

Furthermere, additional parking shall be allmved as efright fer anyprfijcet that submitted an

i applicatien fer ew.'ironmental review prier to December 31, 2001, where StICh parking is necessary to

, , . " , " , r r .r o ~ , '," "''~ "6J "~ -b --:» ~~ ~J

>- , ,
""J , ~,

,
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I'
I

we!/< e aj3fJrepnate .rerpar.f!!!gJ+leidt!es .reI' ewnte:vn eemmuters eeause 0 t,1ClF preximily te

Iree:I'ay's and te projeeted transit alT3ng the En!baread'ere.

The tel' levels 0rinterceptparkingjaeililies that v,'euid ether-vise be <7xpesed sheul£l be eevered :..ith a

Fe0rte be usedfer recrealien and cpe!! spaee purpeses andler sheultl be <7ffietively screenedj:"f3m view

fi'CIl! abeve with sueh de'rices as b&xedtrees, lrrndseaped trelli8es, and d'ecks,

In accordance with the Citv Charter's Transit-First Policy, the parking and loading

requirements described below manage the siting and provision o(parking to encourage travel by (oot,
0

bicycle and transit, while meeting the on-site parking and loading needs ofnew development By

managing supply and access, the parking and loading requirements described below support the

creation ofan active. walkable. and atJprdable neighborhood in Rincon Hill that capitalizes on its
I

These controls minimize curb cuts and blank frontasresmroximitv to downtown and to nearbv transit,

on important pedestrian streets, encourage viable alternatives to driving, and ensure that above-

Iftround soace is used for housinsr and other neiehborhood-servine uses rather than for oarkine. The

'controls also encouraee the storine ofcars (or occasional or weekend use rather than (or dailv

commutine.

Policy 5.9: Eliminate the minimum off-street oarkinsr reauirement for all uses,

Policy 5.10: Permit oarkine uo to one soace vel' two units bv rieht and un to one car vel' unit provided

hat anv oarkine spaces above one snace vel' two units are not indenendentlv accessible.

IPolicv 5.11,' Permit oarkine for office use uo to 7 oercent ofthe gross leasable area and for retail uses

ereater than 5 000 sauare feet un to one soace ner 1 500 sauare feet ofoccuniable floor area.
I
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, In Lieu Parking Fees: Instead efpre..iding requiredpfll;hng en site, a d'eveleper sheuM be-able-+e

Ii make an in lieu.fee eCiltributien te a nearby effsite faeility.
II

Ii Intereept Cemmuter Parking: Theseperliens eftwe 8lT3e/i:s beund'ed by the Bridge en the seu;h, and by
I

I
Frement, Beale, },1ain and Harrisen, including alse these perliens insid'e the mid¥ise l'Csid'ential distriet

'd b . f. 1 . f. I" f. d b r 1 .
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Delete Figure 2: Raw Heuse Design

Delete Map 6: Pedestrian Street Laeatian

Delete Figure 3: RaapOf' Open Space Over Intcreept PTJl7vng

Policv 5 14' Prohibit varkim! as a vrincival use

3)

4)

5)

under no circumstances will be sold, rented or otherwise made available as commuter parking.

Policy 5.15: Require new development over 50 units to offer at least one parking space to a car-sharing

organization [or the right 0rarst refusal.

Policy 5,16: Require parking for bicycles at a ratio ofone space per two units for buildings with 50

units or (ewer, and one space per four units [or buildings with greater than 50 units.

I1'Ilpl'fJving Bridge Ramp Fl,,:I'

The present cangestian at the First and Banisan interscctian and vicinity is nat due ta the

capacity a/the intersectian itself; hut rather ta the canfluence a/a numher a/entry paints ta the BI£Y

Bridge, including the AiG Transit huses ramp in ane segment a/the Bridge. Ramps far huses and

i,ca:paals an the narth side a/the hridge shattlii he eembined to alleviate stacking :vhich cangests First
I'
116~Mffln'£l:'-,/:"'a'E~"1':'i;i~""a'11I~-talt~'f:>e:aa~It-~I-e;<9i:'11Il1l~n.:"'t:'!-ttt~I/'i':>e:s,sS]

11) Add "Map 9: Rincon Hill Streetscape Concept. "

i2) Replace Figure 1: PrOf'ased Street Treatment with new "Figure 6: Proposed Living Street
I
1 Section (Spear, Main and Beale Streets). "

II

II

II
ii
i
I Policv 5.12: Require that parking be sold or rented separately fro.mJ~f"identialunits and commercial

I spaces in perpetuity.

I Policy 5.13: Require that parking will onlv serve those uses fOr which it is accessory in perpetuity, and
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23 [END MAP AND GRAPHICS CHANGES]

24 6, Preservation
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1 Objective N- 6.1: k-pf'.reserve and adaptively reuse those buildings in the area which have

2 particular architectural or historical merit or which provide a scale and character of

3 development consistent with the plan.

4 Objective 6.2: Rehabilitate the Sailor's Union o(the Pacific building so that it may be used (or

5 publicly-accessible community recreation, arts and educational facilities.

6 The existing architecture of Rincon Hill is predominantly industrial in character,

7 encompassing a wide spectrum of styles and building types. As was the case in

8 manufacturing districts throughout the city, buildings were set on large lots with little regard for

9 their neighbors. In the 1930s, the construction of the Bay Bridge and James Lick Freeway

10 contributed to the further fracturing of the industrial area.

11 Despite the apparent randomness of the existing streetscapes, several buildings

12 command particular interest. The great facades with their large window expanses - the result

13 of a need for ambient light - and innovative massing plans illustrate a series of developments

14 in industrial architecture. From the calm severity of the Hathaway Warehouse, one of the

15 oldest of such structures in San Francisco, to the bold polychromatic lines of the Union 76

16 [Buildinq, a wide variety of architecture is represented. While factories and warehouses

17 originated as severely utilitarian buildings, those of the late nineteenth and early twentieth

18 centuries show a more deliberate attempt at a stylistic treatment. In some cases, the facades
I

19 are as formal as those of office buildings in their articulation by a strict order of piers and

20 symmetrical compositions. The use of reinforced concrete structural systems also permitted

21 greater freedom in the choice of cladding material as well as in the application of decorative

22 detail.

23 i Policies

24 While most of the land within the Rincon Hill area is suitable for new development,

25 there are a number of buildings which have been rated to be Significant Buildings based on
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rivate develo ment or rom a communit 'acilities district. The buildin would then continue to

This plan proposes that the Sailor's Union ofthe Pacific building be rehabilitated using funds

ande used b the Sailor's Union alon with housin new communi

1~ed-cr--f3{1ir4fi;~rrht>ul6!-ee'4tSed-.(i5-tT-h<9USin?<erriteo.Abu i1d ing which both obscu red the blank

northern sidewalls and continued the horizontal window bands of the western facade could

improve the quality of the streetscape along First Street.

II

1'1 their architectural and historical attributes and their preservation should be encouraged. (See

II Map 101- for location of specific sites.)
Ii
II Since 1985. a number ofthese buildings have been rehabilitated and adapted (or new uses.

II' including the Hills Brothers Coffee Building. the Joseph Magnin Warehouse. the Hathaway
i
I, Warehouse. the Coffin-Reddington Building. and the Gimbel Brothers Candy Factory. This plan

il further calls (or the creation oUunding to rehabilitate the Sailor's Union ofthe Pacific Building.
i
I The following guidelines should be applied in reviewing development on the sites of

I these buildings.

Site 1 - Sailors Union of the Pacific: 450 Harrison Street. The Sailors Union of the Pacific is a

'\ monumental granite block with two separate compositional sections. While the buildinq's two

. wings are characterized by long horizontal window bands, the central section is essentially a

great concrete block with an enframed window wall entrance. A series of six concave piers,

connected by wave panels and banded tubing, frames the tall vertical windows of the

entrance. The grey facade walls surrounding this design are blank. The facade, designed by

.William Gladstone Merchant, bears a marked resemblance to his "Pacific House", the theme

building of the 1939-40 exposition on Treasure Island. Its "streamlined-moderne" idiom

exhibits a monumentality rare for this style in the Bay Area. The l"earpertiens &fthe Jet. eurrently
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II Site 2 - Klockar's Blacksmith Shop: 443-7 Folsom Street. This landmark buildinq houses one

II of two known extant blacksmith operations in San Francisco - a far cry from the day,s when

Ii forges blazed and anvils rang from scores of smiths throughout the city. Once essential as

il
l
lmechanics in everyday operations of the city, many of the smiths also ranked among the

!finest craftsmen and artists. The two-story Blacksmith shop is a wood frame structure

'concluded by a parapet roof, whose profile is characteristic of the Mission Revival style. A

very fine example of western vernacular architecture, the building's "western style" frame

facade would have been at home in any of hundreds of late 19th Century towns and villages

in the American West. The rest of the lot also contains two auxiliary structures. Because of its

uniqueness, the existing use should be retained ijpessible even theugh FCl8eatien might be
I
I necessary te achieve the heusing geals efthis Pliln.

"Site 3 - Hills Brothers Coffee Company: 2-30 Harrison Street. Hills Brothers is the largest

and most impressive of all coffee buildings along the waterfront. It was built in 1924 having

Ibeen designed by George Kelham, whose other work includes the Standard Oil and Shell

I uildings, the Hills Brothers packing and roasting building is a red brick block with a 175-foot

all square tower. Romanesque arches on the ground and fifth stories and a cornice

omposed of smaller arches are used to articulate the massive facade. The building is also

ecorated with pattern brickwork and elaborately crafted bronze grillwork doors. The great

ower, generally without fenestration, contains a series of round arches on its upper section

nd is capped by a pyramidal red tile roof. It was designated a local landmark in 1982. It

hould remain essentially intact. In 1990, the 1950s addition to the north sheultl be was

eplaced with a residential tower, ground-Ooor retail space and a central plaza in a style compatible

ith the landmark buildin . structure mere cempatibl£' :vith the lmuimark builtling..

ite 4 - Joseph Magnin Warehouse: 29-35 Harrison Street. This five-story reinforced

oncrete warehouse was designed by George Applegarth in 1918 for the A.B. Spreckels

I
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Securities Co. The five-story block is faced in white concrete, relieved by a rusticated stucco

base. The three-part composition is divided by giant pilasters into a series of great horizontal

windows whose six-lite pivotal windows are divided by industrial sash. Decorative elements

include ashlar scoring of the exterior walls, and brick spandrel panels below each window bay.

A restrained classical cornice concludes the powerful industrial design. Due to its massive

Ifloor plates, a penthouse addition set back from the site lines on the street could be permitted.

II Site 5 - Hathaway Warehouse: 400 Spear Street One of the oldest extant warehouses in the

Icity, the ground story of this splendid brick structure has its origins in the third quarter of the

19th Century, possibly as early as 1856. Additions to the Harrison Street facade were

completed in 1875 and the upper sections of the building were completed by about 1900. The

two-story brick building, now painted a cream color, is distinguished by projecting brick hood

moldings on the ground floor along Spear Street Brick pilasters with corbelled capitals divide

the facade into a series of paired window bays. A projecting belt course separates the two

stories on the building's facades. As late as 1919, its length was virtually double that of today.

Around the turn of the century, another portion of it may have been demolished. Because of

its small size it would be difficult to alter or add to the building without significantly harming its

integrity and therefore it should be retained intact.

Site 6 - Union Oil Co. Building: 425 First Street. The Union Oil Company Oil BUilding (1954)

is a two-part Art Moderne office block with adjoining tower. The vertical tower - in the shape

of a pylon - provides an excellent counterpoint to the office block, characterized by horizontal

window bands on a glazed white tile facade. Blue belt courses and glass block windows

accentuate the streamlined office design. Its architect, Lewis Hobart, took advantage of an

elevated site to design a 138-foot triangular tower, whose white cladding is-was relieved by a

vertical blue strip and orange triangle bearing the name of the company. In 1995. the Union Oil

Company logo was replaced with a logo fOr the Bank ofAmerica. and the blue strip was removed. The
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tower is not only an advertisement jor the ee"'l'filly, but also the most prominent point of

reference for Rincon Hill. A great digital clock also displays the time to travelers enroute to the
,

Bay Bridge or nearby freeways. Since portions of the site are used for parking and vehicular

I movement, the site could accommodate additional development consistent with the scale and

I character of the existing building.

The Union 76 Clock Tower has been identified as a historic resource in several existing

: surveys. including this Plan. A new residential development is currentlv proposed at this location that

would remove this resource ifbuilt. Given this Plan's policies to encourage housing in Rincon Hill.

and the housing potential at this location. residential development on the site may be appropriate if

11 Site 7 - Coffin-Reddington Building: 301 Folsom Street. In the design of this 1937

Page 42
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"12 office/warehouse building for a local firm dealing in wholesale drugs, chemicals, drug sundries

13 and liquors, Frederick H. Meyer, founder of the California College of Arts and Crafts,

14 employed a restrained Moderne idiom. The Coffin-Reddington Building is a two-part

15 reinforced concrete block whose stucco facade has been painted a beige color. The building's

16 great mass is articulated by differentiating its end bays through the modulation of their width in

17 respect to the central bays. Moderne elements include decorative chevrons and half circles at

18 he frieze and fluted piers, dividing the facade into a series of horizontal window bays with

19 ,ndustrial sash. A dentilated lintel, fluted piers, and decorative floral patterns and chevrons

20 ecorate the two entrances. The building could accommodate a penthouse set back from the

21 ite lines along the street and otherwise should remain essentially intact.

22 ite 8 - Gimbel Brothers Candy Factory: 501 Folsom Street. The Gimbel Brothers Building

23 I as constructed in 1916 according to the designs of Alfred Kuhn. The building was used for

24 : he production and storage of candy. The four-story block is divided into two sections by an

25 laborate stringcourse and faced in a red English Garden Wall brick bond. The ground story



1 I contains large square windows, some of whose sash has been replaced ove- the years. Brick

2 pilasters, with stepped capitals, divide the facade into a series of recessed single window

3 bays while differentiated end bays contain paired windows flush with the facade. All windows

4 are concluded by segmental arches whose voussoirs blend well with the orthogonal surface.

5 The building is concluded by a coping above its restrained cornice. The building could

6 accommodate a penthouse set back from the site lines along the street but otherwise should

7 remain essentially intact.

8 [MAP AND GRAPHICS CHANGES]

9 1) Re-title ),{ap 7: Lectltien Map fer 8pecific PFeservetien as "Map 10: Buildings ofHistoric or

10 rchitectural Si ni lcance. "

11 ) Add photograph of Union Oil Co. Building, illustrating alterations to historic logo.

12 I END MAP AND GRAPHICS CHANGES]

13 7. 1m lementation

14 A key goal oOhis plan is to create a full-service urban neighborhood to support the substantial

15
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! leW housine develooment anticioated in Rincon Hill. If the olan is realized new residents will create

ismiticant new needs which the area's dated infrastructure cannot meet. While new development will

eenerate real estate transfer taxes and annual orooertv tax increases and oav citvwide school fees and

neet inclusionarv housine reauirements additional investments in parks streets and communitv

'acilities and services-i-bevond what can be orovided throusrh orooertv tax revenue-is essential to
I

neetine the needs ofnew residents and tultilline the citv's eoal ofcreatine a residential neiehborhood

n Rincon Hill sutmorted bv the necessarv investments in parks streets and other facilities. To this end

his nlan oroooses the tollowinsr imtilementation strateeies:

bbiective 7.1: Ensure that private develonment orovides tundine for oublic imnrovements and their

n-eoinz maintenance and onerations in orooortion to the need for those imorovements that it

enerates.
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Objective 7.2: Minimize the amount ofdirect public (unding that must be used to fund and maintain

public improvements

Policies

Objective 7.3. Use local South ofMarket residents and First Source employees and provide adequate

Iiob trainine esoeciallv for South ofMarket residents for new construction and post-construction iobs

created tiam new development to the maximum extent feasible.

i Policy 7.1: Require new development to implement portions ofthe streetscape plan adjacent to their

development, and additional relevant in-kind contributions, as a condition o(approval.

Policy 7.2: Create a community facilities district to fund capital improvements, operation and

maintenance ot new public spaces..including the Living Streets, the Harrison/Fremont park, and

community spaces in the Sailor's Union o[the Pacific building.

'Ipoliev 7.3: Reauire new develonment tee to pav an additional tier sauare toot tee to cover features of

the oublic realm nlan based on the need for the nublic imnrovements created bv new develonment that

cannot be oaid (or throueh the communitv facilities district.

Policv 7.4: Pursue the adontion ofthe Rincon Hill Streetscaoe Plan bv all necessarv aeencies and the

Roard ofSupervisors consistent with this olan.

Obiective 7.3: Use local and First Source emplovees (or new construction and tiost-construction iobs
I

created (rom new develooment to the maximum extent feasible.

'policv 7.5: Ensure that new residential development oroiects in Rincon Hill complv with First Source

HirinfT reauirements for construction and nost-construction emplovment nursuant to San Francisco

'kdministrative Code Chanter 83.

'policv 7. 6: Encourage new develooment to make eood faith efforts to hire San Francisco residents

comorisine at least 50 percent ofthe total construction workforce measured in labor work hours.

19. Pioeline Proieets. Notwithstandine aav other provisions ofthe Rincon Hill Area Plan in

'ecofTnition ot'nipeline housine oroiects at 375 and 399 Fremont Street all nrovisions ot this Plan shall
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aces are more di lcult to assemble because 0 hi her densities and lack 0 available sites to ac uire

i articularl a licable in new nei hborhoods like Transba . and Rincon Hill where traditional 0 en

Walking along neighborhood streets is the common form of recreation. The usefulness

of streets for this purpose can, in many cases, be improved by widening tifsidewalks and

Streets Area Important to Perception of the City:)

particularly in dense neighborhoods, such as those close to downtown, where land for traditional open

spaces is more difflcult to assemble.

or arks. These areas This excess street space can be developed with playgrounds, sitting areas,

iewpoints and landscaping that make them neighborhood assets and increase the

pportunities for recreation close to the residents' homes.

, MAP AND GRAPHICS CHANGES]

i ins/all-Mien installing tifsimple improvements such as benches and landscaping. Such,
.'improvements can often be put in place without narrowing tiftraffic lanes by the use of parking

bays with widening widened tif sidewalks at the intersections and at other points unsuitable for
I
Iparking.

Streets that have roadways wider than necessary, and streets that are not developed

or traffic because of their steepness, provide exceptional opportunities for recreation. This is

I[ be considered in connection with the approval o(such pipeline projects but are not requirements:

[, provided, however, that the pipeline projects are compatible with the objectives o(this Plan taken as a
II
II whole.

I Section 3. The Urban Design Element of the San Francisco General Plan is hereby

i amended, to read as follows:

Policy 4.11: Make use of street space and other unused public areas for recreation,
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Street V-om Folsom to The Embarcadero and Main and Beale Streets (rom Folsom to Bryant

Amend the network of "Streets that Extend the Effect ofPublic Open Space" to include Spear

13) Map 3: Where Streets are Most Important as Sources of Light, Air and Open

I[ Space

II Amend the residential density and block coverage coloring to reflect changes that will result

I (rom the implementation ofthe Rincon Hill Plan.

t Remove Embarcadero Freeway and Ramp.

I END MAP AND GRAPHICS CHANGES]

Section 4. The Recreation and Open Space Element of the General Plan is hereby

1
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I
1 2)

I

Street.

Remove Embarcadero Freeway and Ramp.

Streets Important for their Quality of Views:

Amend to include Folsom and Harrison as streets with excellent views.

14 mended, to read as follows:

15 MAP AND GRAPHICS CHANGES]

16 ) Map4: Citywide Recreation and Open Space Plan

17 Amend to include the proposed open space in Rincon Hill located at Harrison and Fremont

18 Streets (Block 3766. Lot 0092 as "Acquire for or convert to public open space n,

19 lEND MAP AND GRAPHICS CHANGES]

20 Section 5. The Downtown Plan, an Area Plan of the San Francisco General Plan, is

21 ereby amended, to read as follows:

22 4.8-acre Park-Rincon Point Park will be added next to the shoreline promenade between

23 he Agriculture Building and Pier 24. To the north are Sidney Walton Park and the parks on

24 aritime Plaza. On the west are Portsmouth Square, St. Mary's Square, and Union Square,

25 s well as the sunny streets of the retail district. Major new open space will be added in the
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1 Verba Buena Center project on the central blocks, centered on six acres of park and plaza in

2 the block bounded by Third, Fourth, Mission and Howard Streets. In Rincon Hill. the
.

3 neighborhood directly adjacent to Transbay. an additional site should be acquired for use as open

4 space.

5 [MAP AND GRAPHICS CHANGES]

Lot 009) as "open space in the planning stage. ..

Amend map to include the proposed open space at Harrison and Fremont Streets (Block 3766.

"Section 6. The South of Market Plan, an Area Plan of the San Francisco General

Expand the shading o(Areas for New Housing Near Downtown to the east and to the south to

reflect the changes proposed in the Rincon Hill plan.

Major Open Spaces

Areas for New Housing Near Downtown:Map2:

Map 3:

1)

2)

6

7

8

9

10

11

12

13 Plan, is hereby amended to read as follows:

Amend so that the boundaries o(Rincon Hill are accurate.

009j and Guy and First Streets (Block 3749. Lot 005j as "proposed open space. "

Section 7. The Land Use Index of the San Francisco General Plan is hereby

Amend to include the proposed open spaces at Harrison and Fremont Streets (Block 3766. Lot

South of Market Planning Areas

Open Space and Pedestrian Network

Map 1:

Map 7:)

1)14

15

16

17

18

19

20 mended, to read as follows:

21

22

23

24

25

) Rincon Hill Land Use Plan Map (Rincon Hill Area Plan):

Replace with updated Land Use map.

Rincon Hill Height Limits Map (Rincon Hill Area Plan):

Replace with updated Height Limits map.
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1 3) Citywide Recreation and Open Space Plan Map (Recreation and Open Space

2 Element):

3 Replace with updated Citywide Recreation and Open Space Plan map.

~ a c 2f'''.1!. (}."'/~
LU ITH A. BOYAJIAN .:/e puty City Attorney

APPROVED AS TO FORM:
DENNIS J. HERRERA, City Attorney
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OARD OF SUPERVISORS

ATTACHMENT A

to the

RINCON HILL GENERAL PLAN AMENDMENTS
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1 Figure 1: Vicinity Map
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1 Figure 2: Development Concept for Rincon Hill
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1 Map 2: Existing Land Uses
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1 Map 3: Land Use Plan
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1 Map 5: Inclusionary Housing Boundary
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Map 6: Publicly-Owned Parcels Appropriate for 100% Affordable Housing
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1 Photo of Guy/Lansing Neighborhood
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II Figure 3: Rincon Hill on the San Francisco Skyline
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1 Figure 5: Required Podium Stepbacks on Streets, Alleyways and Mid·Block
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Map 8: Rincon Hill Public Open Space System

Acquire and develop as n€'ighborhood parks.

Sailor'5 Union of the Peclfk: Convert e~;stjng vacant space into publicly-accessible community arts, recreation and educationill space.

Existing open spaces

Main, Beale, Spear and Essex Streets' 'LIving Streets'istqnlfkantly widen one sidewalk up to 32 teet, remove one lane of traffic
lim! -. activate sidewalk with recreation uses artd landscaping. Conjoin Living Street improvements with hillside and stairway improvements

on EssexStre€t

Guy and lansing Streets: Create pedeStrian-oriented shared street. with curb-to-curb special paving, special streetscaplnq
Mid-block Pedstrian Pathways: Create exclusive pedestrian routes mldwaybetween Folsom and Harrison Streets.
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1 Map 9: Rincon Hill Streetscape Concept
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• • 8: Main, aeere, Spear and Essex streets: 'Living Streets';significantly widen one sidewalk up to 32 feet. remove one lane of traffic.
activate sidewalk with recreation uses and landscaping.

Folsom Street: (reate neighborhood commercial boulevard. per the Transbay Redevelopment Plan.

Harrison, First and Fremont Streets: Widen sidewalks, narrow overly wide lanes.separate bridge-bound traffic from locaf traffic

and Mun! buses

Guy and lansing Streets: Create pedestrian-oriented shared street, with curb-to-curb special paving, special streetscaping

Mid-block Pedstrlen Pathways: Create exclusive pedestrian routes midway between Folsom and Harrison Streets.
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1 Photograph of current appearance of Union Oil Company/Bank of America buildlnq
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URBAN DESIGN ELEMENT

Streets Area Important to Perception of the City
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STREETS AREA IMPORTANT TO PERCEPTION OF THE CITY
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URBAN DESIGN ELEMENT

Streets Important for Their Quality of Views

STRElITsIMPQRTANT FOR THEIR QUALITY OFV'IEWS
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URBAN DESIGN ELEMENT MAP 3

Where Streets Are Most Important as Sources of Light, Air and Open Space

RESlOE:H'WJ.. t- 120 Of· Moroe p~ per Gro$$ 1'Gre
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. COYfRliGE l:.:-:.:.:.:.: 16 - 100 PerC/tf'l1 of Block Covered ....t1h BUlltN"gs
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WHERE STREETS ARE MOST IMPORTANT AS SOURCES
OF LIGHT, AIR AND OPEN SPACE Map·3
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RECREATION AND OPEN SPACE ELEMENT

Citywide Recreation and Open Space Plan
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DOWNTOWN AREA PLAN

Areas for New Housing Near Downtown
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1 SOUTH OF MARKET AREA PLAN
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1 SOUTH OF MARKET AREA PLAN

2 Open Space and Pedestrian Network

OPEN SPACE AND PEDESTRIAN NElWORK
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File Number: 050862
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Ordinance

Date Passed:

City Hall
1 Dr. Carlton B. Goodlett Place
San Francisco, CA 94102-4689

Ordinance amending the San Francisco General Plan by amending the Rincon Hill Area Plan, the
Urban Design Element, the Recreation and Open Space Element, the Downtown Plan, the South of
Market Area Plan, and the Land Use Index to conform them with proposed Rincon Hill Downtown
Residentiai District; adopting environmental findings that the proposed amendments are consistent
with the General Plan and the eight priority policies of Planning Code Section 101.1.
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