








lll.  ENVIRONMENTAL SETTING AND IMPACTS
B.  AESTHETICS

Case No. 2004.0764E 74 1634-1690 Pine Street Mixed-Use Project



[1l. ENVIRONMENTAL SETTING AND IMPACTS
B.  AESTHETICS

the center portion of the park. Figure 23, page 74, is a view looking northwest toward the project site,

near the southwest corner of Pine Street and Van Ness Avenue.
Visual Character of the Surrounding Neighborhood

Overall, the area surrounding the project site is composed of varied clusters of different building types,
heights, and land uses on flat to steep topography and along a mix of main thoroughfares, arterials, and
quiet alley streets. Often, high-contrast developments are located next to each other, such as low-rise and
high-rise buildings in this dense and urbanized portion of central San Francisco. The visual features of the
surrounding neighborhoods vary and reflect the different topography, street systems, public open spaces,
and the variety of land uses and architectural styles of the surrounding neighborhoods. Although the
predominant land use is residential, the surrounding neighborhoods include office, supermarket, retail,

restaurant, bar, auto service, church, hotel, and parking uses.

This mixed-use built environment is evident within a four-block radius of the project site. The east Pacific
Heights residential neighborhood, west of the project site, generally is moderately-to-densely-scaled
while the residential-commercial Van Ness SUD, east of the project site, consists of low- to high-density,
mixed-uses. These neighborhoods contain a number of scattered pockets of low-density, one- to-three-
story residential and commercial buildings, and mid-to high-rise, higher density, four- to 24-story

residential and commercial structures.

The more prominent buildings of the project area’s varied urban landscape include the 26-story,
approximately 320-foot-tall Holiday Inn, one block east of the project site, which was built in 1973; the 14-
story, approximately 130-foot-tall San Francisco Towers building directly across Pine Street from the
project site, which occupies half of the block bounded by Pine, Franklin, Van Ness, and Bush; and the 11-
story, approximately 120-foot-tall residential/medical office building one block north at 1700 California
Street. Franklin Street, north of California Street, is lined with four- to eight-story apartment buildings,
interrupted by the 17-story, 45-unit apartment building at 1835 Franklin Street, and the 11-story, 93-unit
Clay Park Towers, on the northeast corner of Clay Street (1890 Clay). A six-story apartment building is at
the southwest corner of Franklin and California streets. Across Franklin Street from the project site are
two, four-story apartment buildings and a two-story auto body repair shop. South of the project site,
along Franklin Street, between Pine and Austin streets, are two, four-story residential buildings. Further
south along both sides of Franklin Street are two, three-story residential and commercial buildings. A
modern 12-story office building is located at Franklin and Sutter streets. The One Daniel Burnham Court

complex of 245 residential units and 40 medical offices in two towers of nine- and 16-stories occupies the
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north side of Post Street, east of Franklin. The eight-story, 400-room Cathedral Hill Hotel is at 1101 Van
Ness Avenue, between Post Street and Geary Boulevard. Within three blocks of the project site, to the
southwest, is the 17-story, 164-unit Sutterfield residential condominium complex at 1483 Sutter, and the

four-story, 100-unit Broadmoor senior residential complex at 1499 Sutter.

Public Open Spaces

Public open spaces provide visual relief from the hard materials and forms of the built environment. The
nearest public open space to the project site is the four-square-block Lafayette Park, bounded by
Sacramento, Gough, Washington and Laguna streets. The park slopes upward to the northwest from
Gough Street and slopes downward from the center of the park to the southwestern corner. The park

provides scenic vistas of the city to the east, south and west.

Alta Plaza Park is about ten blocks northwest from the project site, in the Pacific Heights neighborhood.
Jefferson Square and the adjacent Hayward Playground are about eight blocks southwest from the project
site, in the Western Addition neighborhood. Hamilton Recreation Center is about ten blocks southwest
from the project site, in the lower Pacific Heights/Japantown area. The project site is not visible from any
of these parks and they are not visible from the project site due to the long distances between the project

site and the other neighborhoods’ parks, intervening buildings, and hilly topography.

Views

The project site is visible from some residential buildings in the area, in particular the San Francisco
Towers which is directly across Pine Street from the project site, as well as from the upper floors of other
residential buildings along Franklin and Pine streets. The proposed project would be primarily visible
from sidewalks and streets immediately adjacent to the project site. Portions of the project would be

visible from public vantage points not immediately adjacent to the project site.

Physical elements such as buildings and structures guide lines of sight, control view directions, and
create view corridors for pedestrians and motorists. The topography of the project area is hilly, and
pedestrians and drivers have limited public scenic vistas of the city and San Francisco Bay in the project
vicinity. There is no view of the San Francisco Bay from the project site. The view west from the project site,
two blocks along Pine Street, is of typical urban streets framed by the street walls of one- to four-story
buildings, culminating in a view of the sky as Pine Street crests the hilltop. The view down Pine Street across
Polk Street to the east and up Nob Hill features the residential expanse of the western slopes of Nob Hill and

Russian Hill and the sky in the distance. The 14-story San Francisco Towers which is immediately across Pine

Case No. 2004.0764E 76 1634-1690 Pine Street Mixed-Use Project



[1l. ENVIRONMENTAL SETTING AND IMPACTS
B.  AESTHETICS

Street from the project site and the 26-story Holiday Inn, a block east across Van Ness Avenue, dominate the
foreground. The view down Franklin Street to the south culminates in the low-rise buildings at the
intersection with Market Street and large expanses of the distant San Bruno Hills and the sky in the
background. The view north along Franklin Street is framed by the two- to eight-plus-story street wall of

residential apartment buildings and ends at the hilltop five blocks north at Jackson Street.

IMPACTS

Significance Criteria

A project would have a significant impact on aesthetic character or scenic views if it would substantially
degrade the existing visual character or quality of the site and its surroundings or have a substantial
adverse effect on a scenic vista now observed from public areas. A project must have a demonstrable,

substantial adverse effect on its setting in order to result in a significant aesthetic impact.

Aesthetic Effects

The proposed project would remove existing visual elements on the project site, consisting of the low street
wall created by the three one-story brick fagade buildings and the two two-story brick fagade buildings; the
surface parking lot on the northeastern corner of the Pine/Franklin intersection; and the street trees in front of
the project site along Pine Street and on the surface parking lot (see Figures 26 and 27, pages 104 and 105, in
the Historical Architectural Resources section, for pictures of the existing on-site structures). The proposed
project would replace these visual elements with a high-density, pre-cast concrete-cladded
residential/commercial building with 15- and 24-story towers. The design features articulated, angled
curtain walls around a recessed entry plaza off of Pine Street. Each fagade would have vertical sections of
concrete siding punctuated with windows flush with the exterior wall alternating with vertical sections of

recessed decks, windows, and doors.

From the vantage point shown in Figure 18, page 69, the proposed building would dominate the scene
and would obscure views of the 14-story San Francisco Tower building, which is directly across Pine
Street from the project site. From the vantage point shown in Figure 19, page 70, the proposed project
would be prominent and would largely block views of the 14-story San Francisco Towers and vistas to
the south of the project site. The proposed project would appear to be the most dominant structure in this
view, and would alter pedestrian and other nearby residents” views. From the vantage point shown in
Figure 20, page 71, the proposed project would introduce a vertical volume that would rise above the

existing skyline. It would be the most dominant structure from this vantage point, adding a new high-rise

Case No. 2004.0764E 77 1634-1690 Pine Street Mixed-Use Project



lll.  ENVIRONMENTAL SETTING AND IMPACTS
B.  AESTHETICS

building to the view of the two- to four-story buildings in the foreground, and would block views of the
26-story Holiday Inn, east of the project site. From the vantage point shown in Figure 21, page 72, Tower
2 would be visible and the view of the Tower 1 would be blocked by Daniel Burnham Court. From the
vantage point shown in Figure 22, page 73, only Tower 1 would be visible from this location due to the
intervening buildings north of the proposed project. From the vantage point show in Figure 23, page 74,
the proposed project would be the one of the most dominant structures along Pine Street and would

affect residential and pedestrian views from the south and east.

The proposed project’s 24-story Tower 1 on Pine and Franklin streets would be taller than all of the buildings
in the vicinity except for the 26-story Holiday Inn across Van Ness Avenue on the east side; however the
Holiday Inn is located downhill from the project site at an approximate grade of five percent,® and across the
approximately 90-foot wide Van Ness Avenue, so its apparent height may be somewhat less than the
proposed project’s Tower 1. The 15-story, 155-foot tall Tower 2, on Pine Street would be taller in height to the
14-story, 130-foot tall, San Francisco Towers building across the street. The proposed project’s Tower 1

would be one of the tallest structures in the neighborhood and would be visually dominant.

The project would change the visual character of the project site by replacing the site’s historical five one- and
two-story buildings and the 22-space surface parking lot with a high-rise, two-tower residential/commercial
structure. The proposed project’s height and massing would be similar to some existing and proposed
buildings in the project area. The proposed project would provide the maximum number of units and
residential square footage as permitted under Planned Unit Development provisions of Planning Code Section
304, and NC-3 District provisions of Section 712 (up to 283 units and 351,131 square feet of residential space),
and would allocate the residential units in two tall towers rather than a shorter, bulkier building that would
extend to the project site’s property lines as permitted under the Planning Code (subject to rear-yard setbacks
on residential floors). In addition, public ground level open space would be provided as part of the project.
The requested Height and Bulk District map reclassification from a 130-E Height and Bulk District to a 240-G
Height and Bulk District, is proposed in order to enable the project sponsor to shift the maximum square
footage that would be permitted at the lowest seven floors of the building under existing Height and Bulk
District controls upward into floors eight through 15 of Tower 2 and the eighth through the twenty-fourth
floor of Tower 1. Tower 1 and Tower 2 would have ten stories (about 110 feet) and two stories (about 25 feet),
respectively, of additional floor area above the currently permitted height limit, thereby creating leaner
building profiles. The existing Height and Bulk controls are 130-E; which designates that no setback is

required to a height of 65 feet, above which a maximum plan length of 110 feet and a maximum diagonal

2 San Francisco Department of Public Works, Subdivision and Mapping website Key Maps, available online at
http://209.77.149.9/subdivision/dpwweb/. Accessed for this report January 28, 2008.
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dimension of 140 feet are permitted. The project sponsor proposes changing the Height and Bulk controls to
240-G; such that no setback would be required to a height of 80 feet, above which a maximum plan length of

170 feet and a maximum diagonal dimension of 200 feet would be permitted.

Shifting the maximum allowable floor area from the lower seven stories building bulk up into taller towers
would allow for the provision of approximately 6,940 square feet of ground level publically accessible open
space (out of a total of 8,450 square feet of common open space in the project), a 22-foot setback from the Pine
Street property line of Tower 1, and 15- and 20-foot setbacks from the rear property line, which extends
approximately 260 feet, without reducing the total number of residential units. The proposed open space at
the base of the building would be developed and landscaped into a new public plaza. In addition, the plaza
would serve as open space for the neighborhood, and would provide a variety of spaces for pedestrian use.
The plaza would be intended to be a transition area between the sidewalk, and the ground story
commercial/restaurant spaces. Although the existing buildings on the site create a relatively uniform street
wall height, this street wall does not extend beyond the project site on the project block due to the existing
gas station east of the project site; the open plaza would therefore not detract from an existing, continuous

street-level frontage beyond the project site.

The proposed building would be one of the two or three tallest in an area of one- to 26-story building
heights. The increase in development density and height on the project site, while noticeable, would not
result in a demonstrable adverse visual effect on the existing visual character of the site or its

surroundings.

The proposed project’s final architectural design would undergo evaluation by the Planning Department and
Planning Commission as part of the project and PUD review process, separate from this environmental
review. Design and aesthetics are, by definition, subjective and open to interpretation by decision-makers
and members of the public. A proposed project would have a significant adverse impact on visual resources
under CEQA only if it would substantially degrade the existing visual character or quality of the site and its

surroundings. For the reasons discussed above, the proposed project would not cause such a change.

Views

Replacing the five existing one- and two-story buildings and surface parking lot with the proposed two
residential towers of 15- and 24-stories (155 feet high and 240 feet high, respectively) would alter existing
views from public viewpoints. The following discussion summarizes the potential changes in views that

would result from construction of the proposed project.
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In general, intervening buildings obstruct most street-level views of the project site. However, various
sections of the proposed 15- and 24-story towers would be visible from sections along Pine Street, and from
north and south along Van Ness Avenue and Franklin Street from some nearby and distant locations, and
some views from Lafayette Park. The lower portion of the proposed building would be visible from within
one block to three blocks along Pine and Franklin streets. The upper stories of the two towers would be
visible from distant locations along Pine Street from the east on Nob Hill. Similarly, the upper stories of the
two towers would likely be visible from distant locations to the south, along Franklin Street as one ascends
the grade and up to the hilltop, five blocks north of the project site at Jackson Street. Some views would

change dramatically and other views would change little.

As noted above, Lafayette Park is the nearest public open space to the project site, about two blocks
northwest from the project site. The upper portions of the proposed towers would be visible from a
number of locations in the park, with a southeasterly view. Intervening multi-story buildings on Gough
and Franklin streets and mature trees within Lafayette Park would screen views of the proposed building
from parts of Lafayette Park. The visible portions of the proposed project that would be seen from
Lafayette Park would partially affect views of the city to the southeast. This change would be considered
part of the context of the built urban environment and would not be a significant visual impact. (See

Figure 22, page 73.)

As noted above, Alta Plaza Park is about ten blocks northwest from the project site, and Jefferson Square
and the adjacent Hayward Playground are about eight blocks southwest from the project site, in the
Western Addition neighborhood, and the Hamilton Recreation Center is located about ten blocks
southwest of the project site. The project site is not visible from any of these parks, and they are not
visible from the project site due to their distances from the project site, intervening buildings, and hilly
topography. Although it is possible that some of the upper floors of the proposed project may be visible

from these locations, they would be viewed as part of the built urban environment.

Given the above discussion, the proposed project would not have a substantial adverse impact on scenic

views from public parks, open spaces and other public areas.

PRIVATE VIEWS

The proposed towers would be visible from residential buildings in the area, in particular the San
Francisco Towers directly across Pine Street from the project site. It would also be visible from the upper
floors of other residential buildings along Franklin, California, and Pine streets and Van Ness Avenue.

The proposed project could block some views of the surrounding buildings and hills from these private

Case No. 2004.0764E 80 1634-1690 Pine Street Mixed-Use Project



[1l. ENVIRONMENTAL SETTING AND IMPACTS
B.  AESTHETICS

residences. Reduced private views from some nearby residences would be a consequence of the proposed
project and could be an undesirable change for residents. Given the dense urban setting of the project
area and the absence of scenic resources on the project site (i.e. features of the natural or built
environment which contribute to a scenic public setting), the project would not have a substantial impact
on views of public scenic vistas. The proposed project’s effect on private views would not rise to the level

of a significant environmental visual impact on public scenic resources.

Projects recently approved or under consideration at the Planning Department, along with the subject
proposed high-rise project, would contribute to a cumulative aesthetic change in the surrounding area.
The views of the skyline along the Van Ness Avenue and Geary Street corridors would be affected by
new residential high-rise structures (such as the proposed 38-story residential tower at 1333 Gough
Street). Since the proposed project would not demonstrably degrade the visual quality of the area, the

proposed project would not contribute to any substantial, adverse cumulative visual impacts.

Conclusion

The proposed project would intensify development on the project site, replacing the five low-rise, one-
and two-story commercial buildings and the surface parking lot with a high-rise residential building
composed of one 15-story, 155-foot tall, Tower 2 and one 24-story, 240-foot tall, Tower 1. The project
would add two tall, prominent towers to the existing setting of varied urban forms, which include one-
story to 26-story buildings. The proposed project would not introduce a structure of demonstrably
negative visual character into the area, nor degrade the existing visual character of the area. In addition
the proposed project would not block scenic public views or vistas. Further, the addition of the project
together with other recently considered projects or recently approved projects in the project area would
not result in a cumulative significant aesthetic impact. Therefore, the proposed project would not result in

a substantial adverse aesthetic impact.
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