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preface

THE R/UDAT PROGRAM

The Urban Planning and Design Committee of the
American Institute of Architects has been sending
Urban Design Assistance Teams to various American
cities since 1967.

The San Francisco South of Market Team is the 78th
such team to be invited into a specific area to deal
with environmental and urban problems which range in
scale from large cities and regions to small towns,
and in type from recreational areas to public policy
and implementational methods. The teams respond to
the problems as described by the community
leadership,
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Each Regional/Urban Design Assistance Team is
specially selected to include professionals
experienced in the particular problems of the area
under study. Members are not compensated for their
service and agree not to accept commissions for work
resulting from their recommendations.

The team acquaints itself with the community and its
people; presents its analysis from a fresh
perspective; and offers its recommendations.

OBJECTIVES

The objectives of the R/UDAT Program are : to improve
the physical design throughout the natieon, to
illustrate the importance of urban and regional
planning, to stimulate public action, to give
coherence, and to provide opportunity for consensus
to the diverse opinions of the community groups.






An assistance team cannot provide detailed analysis,
solutions or final plans to complex problems in the
four-day visit, but it can objectively approach
long—gtanding problems by providing a new look by
experienced outsiders, providing new impetus and
perhaps new direction for community action, clear and
comprehensive recommendations which are
professionally responsible.

THE VISIT

In February 1984, Ronald A. Straka and Stanton
Eckstut made a reconnaissance visit to San Francisco
to evaluate the effectiveness of a R/UDAT for the
South of Market. In July, formation of a team was
approved, and John P. Clarke was appointed leader.
Clarke and Straka made a final reconnaissance visit
August 16-17, and on October 12-15 the team made its
visit. The team met with city officials and
planners, civic leaders and organizations, and other
interested community groups, and surveyed the South
of Market by bus, air and on foot.

With this information, the team engaged in intensive
work sessions which culminated in a press conference
and a public presentation on October 15. This report
was presented at that time.

SPONSORSHTIP

The request to the A I A was accompanied by letters
of interest and support from Dianne Feinstein,
Mayor of San Francisco, and from civic boards and
citizens groups including the Department of City
Planning, the Redevelopment Agency, the Department of
Recreation and Parks, the National Trust for Historic
Preservation, the League of Women Voters, the
Downtown Association of San Francisco, SPUR, the

Foundation for San Francisco’s Architectural Heritage
and San Francisco Forward.

Financial support for the expenses of the R/UDAT
visit and this published report came from the A I A
San Francisco Chapter, the Architectural Foundation
of Northern California, the Wallace A. Gerbode
Foundation, the City and County of San Francisco,
and from private contributors who are listed in the
Appendix of this report.
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goals and visions

The South of Market District has produced a varied
urban ecology that, while not typical of other parts
of San Francisco, serves an indispensable role in the
overall city process.

Some of the components of this complex ecology are
tough and resilient, just like much of the area’s
industrial buildings, but a great many of them are as
delicate and fragile as the old frame cottages that
line its inner alleys.

Therefore, this is not, on the whole, an appropriate
place for grand gestures and sweeping plans. With a
few well-identified exceptions, the proper role of

urban design here is_to maintain endangered patterns
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rather than radical rebuilding. Accordingly, the
goal of this report is to preserve and in some cases
to strengthen this cofmmunity’s ability to function
ag” R

and resources, and to promote positive evolution

o A source of relatively low-cost housing in a city
whose shelter «costs are among the mnation”s
highest.

o A place accommodating light industrial activity
and blue-collar employment.

o A transportation locus that serves as the front
door of the city for most of San Francisco’s

commuters and tourists.

o A residential resource for recently arrived
immigrants.

o A residential community for the elderly.

o A locus of support institutions serving such

highly varied populations as the elderly,
families, gays, the homeless, and skid row
residents.

o A pool of specialized small businesses serving
the office core to the north, but unable to pay
prime downtown rents.

o An incubator district for new, small-scale
business activity.

o A district meeting the specialized
workplace/residence needs of visual and
performing artists at affordable rates.

Meeting these objectives is not a simple matter of
perpetuating the status quo, but will require active
conservation. Like swimming upstream, keeping South
of Market’s functional mix intact will necessitate
decided effort. Zoning and height 1limit controls
will have to be bolstered by specific public and
private programs outlined in the body of this report,
or the area will continue to change in undesirable
ways.

While this conservation effort is being carried out,
there will also be several more dramatic undertakings
occuring at the edges of the district. Yerba Buena
redevelopment is entering its final design phase, and
proposals such as Rincon Hill housing, South Beach
redevelopment, and the Mission Bay new town are in
various stages of planning. To this group we propose
adding a South Embarcadero plan that seeks to:

o Serve as a structuring device for an important
urban edge.

o Integrate portions of the Mission Bay, South
Beach and Rincon Hill developments.



o Provide a design context for the MUNI E Line
extension.

o Capitalize on the removal of portions of the

Southern Pacific commuter 1line and the 280
Freeway.

o Include the waterfront portion of the South of
Market district within the generally perceived
heart of the City.

0 Create a high-amenity public pedestrian space.

o Reclaim a portion of the waterfront for everyday
human use.

By restructuring some of the strong growth pressure
on the eastern portion of the district, and
simultaneously embarking on a program of physical
conservation and social amelioration in the western
portion, we believe San Francisco will be able to
accommodate the divergent expectations that are being
placed on South of Market as a whole.
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context

The South of Market district has been of concern to
the citizens of San Francisco for many years. During
the late 1960°s concentrated development activity
north of Market Street and the development of mass
transit beneath Market Street suggested to many that
urban renewal was necessary to produce private
investment South of Market. Out of this grew the
Yerba Buena Center (YBC) plan and the Moscone
Convention Center. The implementation of renewal
activities led to the eventual development of new
subsidized housing in the adjoining area.

Recent years have seen development pressures from the

- financial district on the South of Market district

east of YBC, This area is part of the City’s
Downtown District and has been thoroughly planned by
the City in the past three years. At the same time
there has been a recognition that the area west of
YBC provides important support services to downtown
as well as low cost housing for immigrant groups in
the City. The planning analysis and recommendations
of SPUR in its 1981 report, and the recent Board of
Supervisors” development moratorium indicates a
commitment to conserve the district’s mixed use
character and function.

In its discussions with public and community
representatives, the team has found a high degree of
agreement about the objectives for this area. There
appears to be a general agreement that conservation
of the mixed use area west of YBC for the present
businesses and residents is a desireable goal. There
seems to be a comsensus that housing, support service
businesses, families, elderly, artists and gays can
coexist in a mutually supportive manner.” This
commitment to diversity is to be commended and is a
basic premise of the R/UDAT team”s response to the
study area.



The South of Market District covers approximately
1,100 acres and includes 80 blocks. It differs
dramatically from most of the City”s other districts
in several respects:

(o]

The basic block size is extremely large. Most of
these superblocks are subdivided into several
smaller ones, but in no consistent pattern.
Parcel sizes and street widths similarly show
great variation, often in close proximity.

The scale and texture of the built pattern is
also very non-uniform.

Land uses range over a wide gamut and are mixed
at a fine grain. Retailing, offices,
warehousing, hotels, residences, distribution,
and light industry all occur over a wide area and
frequently exist side-by-side.

The amenities that typify other San Francisco
neighborhoods are in short supply. Green open
space, active recreation areas, neighborhood
stores, consistent architectural character, and
scenic views are all scarce.

Transportation facilities are extraordinarily
diverse and abundant, but tend to serve the City
and region rather than the district. South of
Market is more a place to go through than it is
one to be in.

The population density is about half that of the
City as a whole.

The population is fragmented socially and is not
as prosperous as that of typical neighborhoods.

Block Sizes




The elderly (primarily women), Filipino families,
and skid row residents (mostly men) comprise most
of the population. Leather-oriented gay males,
although not resident in the district, have

developed a cluster of bars and shops to serve
their subculture.

0o The businesses in the district do not serve local
demand as much as they serve specialized needs of
the office district north of Market, or citywide
and regional needs.

o There is a high concentration of ongoing and
proposed development projects under some form of
public jurisdiction, concentrated in the
district”s northeast sector. Additionally, the
privately initiated Mission Bay project in the
southern  portion is the largest single
development planned in the city over the last
thirty years.

o Artists have found the combination of industrial
building stock, relatively low leasing costs, and
absence of normal residential use restrictions
appropriate to their needs for working and
living.

o The adjacency of South of Market to the financial
core constitutes one of the most pronounced
geographic and economic contrasts in the city.

The South of Market really is not one consistent or
coherent area. The disparate character of its
various sections is described below.




The South of Market area contains a number of
sub-areas, each with its own character, problems and
potential. In addition, there are several important
adjacent areas whose development will influence the
South of Market study area.

The Downtown Extension

The Downtown district, particularly the high
intensity financial and office center, is proposed to
extend south of Market Street in the area east of
Third Street. The area has experienced the greatest
amount of private development and investment in
recent years. The City’s current plan proposes to
encourage the extension of development south of
Market Street, coupled with the preservation of
gsignificant older buildings mainly located north of
Market. This area will contain office uses with
supportive commercial activities and some residential
development.

Yerba Buena Center

YBC is a special use area located South of Market
which will include high intensity office development,
hotels, major parks and recreation facilities, as
well as Moscone Convention Center. The major
project is surrounded by elderly housing and some new
office buildings constructed as part of the overall
project.

Market/Mission Corridor

The Market/Mission Corridor running west to 12th
Street is generally an extension of the activities
north of Market Street. The eastern portion of the
corridor contains retail space; the western portion
contains some office functions located near the Civic

Center. The area is included as part of the downtown
retail/office development area.

Showplace Square

Showplace Square is a recent development of wholesale
showrooms and sales facilities for the design
industry. Several former warehouse structures have
been converted for these uses, including an
exhibition facility. Developers of the area plan to
expand the development and create complementary
facilities,

Mission Bay

Mission Bay is a major development project of the
Southern Pacific/Santa Fe Railroad. The railroad and
the City have recently agreed on the main components
of a plan for the 200 acre site. This will include
7,500 housing units and four million square feet of
office space, with an extension of China Basin into
the project area.



Rincon Hill

Rincon Hill is an area of housing and underused
commercial buildings. Plans have recently been
prepared recommending the development of high
quality, high intensity housing in the area.

South of Lick Free way

The South of Lick Freeway area, west of 3rd Street,
is a light industrial area containing wholesaling and
some manufacturing users requiring large floor areas.
Some buildings in the area have been recently
converted to office use.

South Beach Redevelopment
Area

The South Beach area contains several historic
commercial buildings, as well as a number of vacant
buildings and parcels. The Redevelopment Agency
has prepared a plan for the development of over 2,000
new housing units and related commercial uses in the
area. West of this proposal are other historic
structures and the South Park residential community.



South of Mission Area

The South of Mission district has the most pronounced
mix of land uses and social groups of any section of
the City. It provides low-cost space for businesses
providing support services to the downtown office
area, and is severely threatened by the expansion of

downtown office space. It divides into two
sub-areas. The 6th Street corner is the City’s skid
row and contains many residential hotels. The

western portion of the section south of Folsom Street
is a location of nighttime entertainment activities,
including the major concentration of the gay leather
“bars in the City.

The Embarcadero / Waterfront
Area

This district is not a separate area of development
but comnsists of portions of Rincon Hill, South Beach
and Mission Bay, as well as a new tramsportation
corridor and the water”s edge. It is a 1linear
connection between several developments and derives
importance from its relationship to the water’s edge
and the future developed edge of the city.

While each of these areas has an important impact on
development in the South of Market area, plans for

several of the districts are sufficiently
well-developed that the team has accepted them as
givens. The following sections of the report focus
on the South of Mission area, the South of Lick
Freeway area, and the Embarcadero/Waterfront area.

10

— AN
muzﬁuznnan::\\\'

C“g&HN %%@.




11



-

south of mission

T he Area

The South of Mission Mixed-Use area stretches from

Yerba Buena Center area to the western limits of the

l- team”s study area, and from Mission to the Lick

Skyway. The main characteristic of the area is that

ﬂ@ﬁ“% it has no simple character but has an extraordinary

range of building uses of resident groups and of

801] % diverse sub-areas. Visually, functionally, and

olifactorilly, the area often appears a mess. But it

8 ’ is a very useful mess, performing essential functions
= [

U =1} for the City, functions that the team felt could not
easily be duplicated by any other neighborhood in
=) T e San Francisco.

Al

Keeping those functions available and operating and
E s / M/ protecting them from extraordinary pressures of
=

N | growth assailing the area from every side is the
: major recommended objective for this neighborhood.

, _ The population of the area is mixed. In the east, a
T— Mk = large concentration of the elderly; in the west a
I N[

substantial Asian family population, with the single

/ l men of Skid Row the dominent presence along 6th

'dh N i ,ﬁi"') lm Street as well as the area catering to gay leather
l y J;, ' groups, principally along Folsom and Harrisonm.

/ Physically the area has a pattern of large blocks
subdivided by a system of alleys. Small industrial

, '\ businesses form the hard, outside edge, with

2\, traditional low rise older housing on the interior.

P

Y/ iz The Issues
i)

South of Mission performs essentially the same
function for residential and non-residential
activities alike. It is the low rent district, the
lowest remt district in the City. Yet it is
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immediately adjacent to the downtown core, an area
which it directly and immediately services.

It is a critical human, business and physical
resource for the City and one which must be

conserved. There seemed to the team little
disagreement by the groups consulted as to the need
for such conservation, However, there was no

evidence of adequate analysis of the way such
conservation could be carried out other than through
the application of highly restrictive zoning, and
little perception of some of the consequences of
that zoning.

Highly restrictive zoning holding the line against
downtown development expansion is necessary, and, if
applied with sufficient fortitude, will succeed in
maintaining the present physical building stock, both
industrial and residential. That in itself is an
important objective. The industrial stock with its
high ceiling heights and large floors will never be
created again so close to the City. If preserved it
will always be available for that multitude of varied
business activities that cannot take place in a
conventional office, store or suburban industrial
space. Right now those activities range from
printing and light manufacturing to such
idiosyncratic activities as the production of fencing
masks.,

Much the same is true for the residential stock,
which now accommodates the lowest groups on the
residential market ladder: the elderly, the derelict
and new immigrants. The physical housing stock with
its mixture of low-rise street housing, small
apartment buildings and SRO hotels is uniquely able
to flexibly accommodate those needs. B



H L&

s

ElEEg

(C_ R A 0
R AT B L
=T {8
10 3L
/| 7

—

N

15



Ensuring that this physical stock is not removed
through redevelopment is important, but it will not
ensure the preservation of the functions they
accommodate. Despite the myriad disadvantages of the
area, its Skid Row character, its hard-edged wide
streets and omnipresent parking lots, the location so
close the core could easily become irresistable to a
higher income, more competitive, new housing and
business occupant. The gentrification of residential
neighborhoods and the up-scaling of business
districts that has occured so vigorously elsewhere in
the city and in similar neighborhoods in other
cities could easily happen here ( for it is the last
inner city neighborhood available). That trend has
indeed already started, if only in a small way. If
young professionals start to move into the area to
live and businesses begin to change from
sewing-machine repair to wupscale designer and
professional offices, a majdr up-movement in rents
will occur that will threaten the viability of
present and future resident and business populations
of the area and irrevocably forfeit this vital urban
resource, Furthermore, the displacement of the
downtown service industries to outlying areas will
add to the cost of doing business in San Francisco.

The planning objective here is not to keep the
present occupants in place in some artificial manner.
It is to ensure that the rent level and real estate
value of the area be kept from reaching its
unrestricted potential and therefore available for
whatever future uses and users find themselves at the
bottom of the inner-city market. While many of the
techniques to achieve this objective do involve
zoning, the more important are targeted programs
aimed at improving the security of tenure and
environmental conditions of those already here. That
set of programs is described below.

16




A Housing Action Progranm

The housing action program is aimed essentially at
ensuring that the neighborhood always provides a
stock of low-end housing for whatever groups at that
time may need it. Right now that means keeping its
functions as an immigrant reception area for families
and an area of plentiful SRO accommodation. There is
in the team”s view no need to try to greatly increase
the residential population of the area. Such a goal
is in conflict with the objective of reducing
redevelopment pressures and preserving the existing
fabric. Nor is there any need to pursue an
aggressive rehabilitation program since the stock
appears generally in reasonable repair.

The basic mechanism of the housing action program is
therefore financial intervention to assure that
property remains in a form of ownership that
guarantees low rent occupancy or a program of
moderate income cooperatives. The only way to
protect against '"gentrification" is to take housing
off the normal housing market. The team recommends
that the city establish with community groups a local
housing corporation to provide low-interest financing
for the aggressive acquisition of large numbers of
units in the area. Some units might be acquired,
owned and managed for rental by this corporation.
Others might be so0ld to the tenants or loan
assistance funded to those tenants to assist in
acquisition of housing. The continued low income of
occupancy of those units would be secured through
second mortgage liens or similar technique. Since
only 2 percent of units are presently owner—occupied,
this program would not adversely affect 1local
residents. A target acquisition rate of 250 units
per year, or 5 percent of the stock, should be
established. Costs of such a program might reach
$2-3 million per annum. Acquisition should be

focused on in-block houses in areas most likely to be
gentrified and on SRO hotels on 6th Street. Such a
vigorous acquisition program would establish clearly
the City“s intent for the area and drive down
speculative anticipation. Once a sufficient market
controlling a percentage of the stock had been
achieved, the program could be geared down.

Some acquisition of vacant land and new residential
construction is appropriate on the interior of the
blocks to strengthen the residential communities.
This construction should be for families, it should
be low-rise and probably of wood frame comstruction
to reduce costs. Some of the non-residential
structures on the interior of blocks do have housing
potential, particularly for artist housing, and this
too would strengthen the residential function.
Housing should not be encouraged on the major
streets, where it might compete with business uses.

The specific administrative and organizational
procedures for the housing action program are
detailed below.

Housing Development
Corporation Proposals

The team believes that in order to achieve the
desired goals of preserving the housing stocks and
improving the area”s environment, a new mechanism
should be created. Such a mechanism will_ help to
complement public actions and private development.
Effective partnership between public and private
actions for improving the housing conditions may be
facilitated.

17



The team recommends the following:

1‘

18

A private non-profit housing development
corporation be created. The corporation will
have the specific missions of:

a. Developing a housing action plan for the
area in collaboration with City agencies.

b. Providing funding to acquire and
rehabilitate existing housing stocks in the
area.

C. Once rehabilitated, having them either sold
or rented to area residents.

d. Providing funding to assist area residents

in purchasing housing in the area.
e. Building 1limited number of new in-fill
housing to meet unmet demand.

f. Improving the housing enviromment for the
resident, making it safe and livable.

The corporation be headed by a strong,
independent board of directors, with
representation from the City, the neighborhood
and area lending institutions. Specific size and
composition are to be determined after careful
study.

A small expert staff, with housing experience, be
hired to carry out the diverse activities of the
corporation, The staff is to be supported by
consultants when needed.

4.

Substantial funding be raised from public and
private sources to support the above activities
of the corporation. The team recommends that a
minimum of $10 million be obtained to support
both the activities of the corporation and the
Small Business Development Corporation (more
detail in that section). How the funds are to be
divided between the corporations will be
determined later.

Ten percent of the $10 million be set aside for
administrative expenses, and 90 percent for
project expenses whether in terms of loans,
guarantees, or front-end and other expenses.

Experience elsewhere shows that such a
corporation will need an annual administrative
budget of $120,000 to $150,000. The initial
funding should assure a minimum of three years of
operation.

The team had considered the alternative of
creating one corporation to assist both housing
and small business and decided against it.
Because the team believes that the functions for
each are so different, combining them may dilute
the focus for each of them, and result in poorer
performance. However, 1in order to avoid
potential conflict between the two, and to
encourage maximum coordination between them, the
team further recommends that the two boards have
some overlapping of membership.

Coordination with City agencies will be achieved
by having City representation on the board, and
having the housing assistance plan be prepared in
collaboration with the City, perhaps having the
City taking the lead in such a preparation.
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Small Business Development
Progra m

The basic policy for the area is one of conserving
the businesses that exist there and maintaining the
area as a place where small-scale service businesses
will continue to ‘exist in the City near downtown.
This policy can be achieved in part by a zoning
policy limiting uses, heights and certain types of
new development in the area. However, the objective
of the conservation policy is not to freeze the area
in its current state of development, but to conserve
types of uses, scale and mixed-use character. Zoning
alone will not ensure that this will happen.

An active approach to the conservation of the
business character of the area requires recognitionm
of the three different business functions within the
general area. These are the entertaimment-related
functions at the western end of the subarea,
consisting of gay bars, discos, and restaurants; the
general downtown support businesses that dominate the
area; and the commercial service businesses providing
services to local residents and employees, such as
restaurants, stores, etc. Each of these has
different requirements.

General Business Area

There is no doubt that many of the buildings here are
in poor physical condition and do not always meet
City codes. As businesses change it may be that
buildings have to be improved simply to meet code
requirements. These improvements should be limited
to the minimum necessary, but even then could have
impacts on the rent structure in the areas. For this
reason it would be helpful if small businesses could

20

have access to financial assistance in carying out
these improvements that would minimize the financial
impact. This would consist of SBA loans, tax eXxempt
bond financing or low interest loans created by these
sources, combined with a City-created low-interest
revolving loan program. The objective here is to get
loans down to the 5 percent interest range and to use
them to preserve existing structures and businesses.

A similar loam program would be used to assist in
expansion of businesses in the area or to assist new
businesses moving into currently  vacant or
underutilized buildings. This assistance would only
be given for the types of uses compatible with the
area. One example would be a Farmers” and Artisans”
Market providing inexpensive selling space for
foodstuffs and hand craft items. This could occur
within the vacant Falstaff brewery site at the
western edge of the district.

This program could also be used to assist appropriate
new construction.
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S.0.M.A. HOUSING DEVELOPMENT CORPORATION

Other Public Funding

S5.0.M.A.
Development
Fund

Other Private Funding

1

Housing Development
Corporation

Board

Staff

[

o non profit

o providing flnancial
and other assistance

[~}

a strong independent
board representation
from city, community,
and area banks

A small staff
supplemented by
consultants as needec

[+]

o To implement housing assistance plan

o To acquire, rchab, sell, rent existing housing

o ‘fo build limited number of new in-fill housing

o To improve the housing environment

FUNDING

L]

Public Fund

City Funds

Community development block

grants

Industrial revenue bonds
Housing funds

Capital improvement

Others

Private Fund

Foundations
Corporations
Individual contributions

Others

State Fund

Federal Fund

S.0.M.A.
DEVELOPMENT

FUND

O Initial funding $]0 million for three years operation to be
replenished as needed

o )0t of the fund is for staft administration, 90t for decvelopment

uses
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While every effort should be made to retain existing
businesses in the area, this cannot be a passive
program nor can one assume that land use control
alone will enable businesses to remain. Many cities
have found that small businesses have little or no
access to technical assistance in matters of business
management, marketing, promotion and growth. Since
the objective is to keep and help these busiunesses
prosper, it might be appropriate for the City to
offer a limited technical assistance program in the
area designed to achieve modest growth and expansion
of employment from the existing businesses.

There are a number of areas in the City proposed for
residential development that appear to contain
businesses suitable for relocation into the South of
Market. The City should actively identify businesses
threatened by other development programs and initiate
a program to assist those businesses to move and
remain in the City. This is not meant to be a formal
redevelopment type location program but one which
would lend general assistance in identifying places
to move and perhaps give low-interest loan assistance
to help acquire or fix up new locations. In some
cases the City might offer moving expense grants to
important service businesses or businesses with
employment of some specified size. Here again, the
point is that an active effort to retain the types of
businesses for which the South of Market is being
conserved.

Each of these suggestions implies a more active role
for the City in small business economic development
and financial packaging. Some agency, probably the
Mayor“s Office of Housing and Economic Development,
should establish a small business technical
assistance staff and be given a program of financial
resources. This would include funds for consultant

services to provide technical assistance in business
management, authority to 1issue IDB financing of
perhaps $1 million per year for low-interest loans,
combined with a $5  million one-time City
appropriation to create a revolving loan fund to
assist in bringing the interest rates down. This
Department would be charged with actively maintaining
businesses in the area, helping them to expand, and
actively helping new businesses to move to the
South of Market from other locations in the City. It
is possible that some type of economic development
corporation could also be created with the City’s
assistance to carry out these functions.

Services and Businesses t o
Residents

There are too few commercial and retail businesses
serving residents and employees in the area. These
should be encouraged to occur throughout the area
where they can appropriately serve the existing
population and be compatible with existing uses. It
may be desirable to designate one area for more
intensive retail commercial concentration. This
would probably encourage individual stores on the
assumption that there will be other businesses to
reinforce them and help draw customers. The
appropriate area for this appears to be 6th Street
from Market to Folsom. Such an approach may be
feasible here and is described in the Skid Row: 6th
Street Development Program. '

The recommended administrative and organizgtional
structure for these programs is detailed below.
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11 Business Development
poration Proposal

The team believes that, because of the importance of
the small businesses in the area and concerns about
their possible exodus due to development pressure,
increased rents, and changing conditions (more
congestion, less parking, deterioration of buildings,
etc.), a dramatic new initiative is needed. The team
recommends the following:

1. A private non-profit small business development
assistance corporation be created.

2. The corporation will have the following specific
missions:

a. Developing in collaboration with City
agencies a small business assistance plan.

b. Developing effective measures to stabilize
the rents in the area to make them
affordable to small business and industry.

c. Acquiring, rehabilitating, and maintaining
existing industrial and commercial buildings
for uses of small businesses and industries,
and to create a Farmers” and Artists” Market
in the district.

d. Helping small business to acquire needed
buildings for their uses, assisting their
renovation by providing financing at
below-market rates.

e. Upgrading the surroundings of industries
through street and other improvements.

f. Advising area small businessmen on
management, finance and marketing.
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3. The corporation be headed by a strong,
independent board of directors, with
representation from the City, the area’s small
businesses, City business leaders, and area
lending institutionms.

4, A small expert staff with business and finance
experience should be hired to carry out the
diverse activities of the corporation. The staff
is to be supported by consultants as needed.
Possible collaboration with other private
organizations tailored for small businesses, such
as the Control Data Corporation”s Business and
Technology Center, should be explored.

5. As stated in the Housing Development Corporation
Proposal section, a minimum of $10 million should
be raised from public and private sources to help
area residents in housing and area small business
in their businesses.

Furthermore, Recommendations No. 6 through No. 9, as
stated in the Housing Development Corporation
Proposal section, also apply here.

Entertainment

The western end of the area from Folsom to Harrison
west of 9th Street has the characteristics- of an
emerging night-time activity zone. Not only are
there many of the gay bars here, there are several



mixed bars and discos such as the Oasis and the Stud.
There are also one or two restaurants. These
activities are compatible with other uses and a
further mix of such activities might be encouraged in
the general area. These are not the types of
activities that can be promoted directly, but zoning
and other restrictions should allow for these uses
and not establish requirements that would make it
uneconomical for them to remain and increase. Their
location should be 1limited to the wide street
frontage.

Space and Residential

Previous planning studies have identified that much
of this area is deficient in open space provision.
The issue for the team was to resolve what function
any new open space might perform. The existing open
spaces in the area do not function well. The
children”s playground at Langton and Howard, like the
one one at South Park, is overrun by street people.
There is no point in providing such spaces with
children”s play equipment if they are made
effectively unusable by the detritus of the skid row
population.,

There is a need in this area for playgrounds targeted
at pre-school to eight-year old children. But they
must be designed very definitely for that group and
not available for utterly incompatible occupancy.
They should be located inside a block, with maximum
surrounding casual surveillance from adjacent family
residential and be locked up at night. They should
be managed by the neighborhood to fit their specific
needs. Other forms of interior block open space
might include passive sitting areas and community
gardens.
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The area does not need more open space for general I
aesthetic reasons since its hard surface scale cannot o
easily be transformed. Whether the street people
need a park of their own or prefer the sidewalks is a
question that should be addressed. At the same time
the future function of the existing playground and

P ARKING

l
the proposed site at 6th and Howard should be { .T
considered. It may well be that they not viable in Lol
their present locations. ﬂu

l

recreational facilities for the area but it does not

seem easy to accommodate them physically or
financially. Perhaps such a facility should be added U
to the program for Mission Bay. For the moment, the T
alleys themselves function as spaces for older kids ,7}
to play and that semi-private quality should be T N
maintained.
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Although it is tempting to propose an active tree
planting program along all the major streets, it did
not seem the highest priority for the area. On the
other hand, tree planting in the residential alleys
should be comnsidered. Neighborhood opinion should
be canvassed on this issue.

Acquisition of new playgrounds should be made out of
general City funds rather than through revenues or
open space credits generated by area or adjacent
development. The team recommends the acquisition of
two such playgrounds, of about 5,000 sq. ft. in area
over the next five years, a program that might cost
form of a playing field for teenagers would be
appropriately located in the expanded schoolyard.
appropriately located in the expanded school yard.
The temporary buildings should be removed and the
school yard be made accessible, with supervision,
after school and on weekends.

FT e
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The strategy of conservation of the South of Market
area’s current functions and character will only be
successful if it is combined with an active package
of social service programs that are targeted at the
very specific needs of the groups now living there.
Two social groups in particular have been identified
as requiring special attention to protect and improve
their home in South of Market -- the Skid Row
population, and elderly residents. Each of these
groups is economically or socially disadvantaged,
each of them has special needs. Their home in South
of Market is vulnerable. It is not enough to secure
that home against pressures from more economically
powerful land-users. To the extent possible, the
City must also assume responmsibility for improving
their neighborhood living conditions.

Skid Row: 6th Street
Development Progranm

6th Street is a special use district within the South
of Market because of the character of its current
use, as Skid Row, and because of the different nature
of the building stock along that street. This area
contains a concentration of fairly large residential
hotels providing low-cost housing for many
individuals. Within the blocks from Market to Folsom
are located the few retail services, such as grocery
stores and laudromats that exist South of Market
Street. -

In general the physical condition of 6th Street is

poor; there are many homeless and alcoholic
individuals on the street, and the stores there are
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of marginal economic character. The area has the
potential to provide an important housing resource
and could have more concentrated retail services to
serve its residents. To achieve this requires a
coordinated program addressing several basic issues.
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Homeless and Alcoholics

No change can occur on the street without addressing
the needs of this population. No attempt should be
made to relocate skid row to some other section of
the City. It is here, it will remain in some form,
and it should simply be addressed in the most
effective way possible. These would appear to
consist of three programs.

a. The present alcoholic treatment facilities in the
area seem inadequate to handle the need. At
least two other detox centers should be
established and be placed in the areas
immediately around 6th and Howard (but probably
not directly on 6th Street). These might be run
by the City itself or by existing agencies
operating there, such as the Salvation Army, or
even by a specially created non-profit
organization, as has been successfully done in
other cities. In any event, the City should
underwrite the administrative costs of running
such programs if other public sources are not
available.

b. Treatment programs without housing will not be
effective. Housing should be met by shelters,
separate and distinct from residential hotels.
Much of the homeless and alcoholic population
will not remain stable in a typical residential
unit. There would appear to be a need for about
250 beds to accommodate the population. These
should be in small shelters, again, in and around
but not concentrated on 6th Street. One or two
of the smaller residential hotels may be
appropriate for this use. Again, they should be
run by non-profit organizations with City
assistance for development and operating costs.

Housing in residential hotels is appropriate for
some of these individuals and some of the hotels
should be rehabilitated in a manner to provide
low cost housing, as in the Tenderloin. Programs
involve non-profit sponsors, using tax-emempt
financing and subsidies produced by the office
development housing funds or a direct subsidy
program from the City”s funds.

At the same time, the hotels are a wunique
resource for providing retail services. .the
first floor of most of these buildings is vacant.
Retail uses should be mandatory of the first
floor and rented at a low enough cost to allow
start-up businesses to find space. Many older
commercial areas in other cities have been taken
over by Asian immigrants establishing groceries,
clothing stores and a variety of retail services.
A program of retail development of small
businesses might be linked to the rehabilitation
of many hotels, creating a community service zone
from Market to Folsom.
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A program of this type is complicated and cannot be
undertaken by one or two private or non-profit
entities acting independently. It needs a
coordinated plan and, more importantly, a coordinated
implementation program. Each piece is dependent upon
the other for its success. The City should,
therefore, create an overall strategy, enlist the
commitments of non-profit social service agencies and
housing sponsors, and then <create a staged
implementation and funding program. The City should
guarantee the financial requirements of 'such a
program from its own resources if other sources are
not available. This should take the form of a
multi-year commitment of development funds and
multi-year operating and administrative funding
commitments to service agencies.

As part of this program, the physical character of
6th Street should also be improved to symbolize the
change. This would include 1lighting, paving and
those elements of public design such as used along
Market Street, although more modest in scale.

Elderly Residents

The 1980 Census indicated that about 20 percent of
the population of the South of Market area consisted
of elderly women. Since that time a large number of
new senior citizens units have been built around
Yerba Buena Center, probably increasing that

‘proportion very substantially, making them by far the

largest single group in the neighborhood. Yet the
level of social support for seniors is inadequate and
the contextual urban enviromment unsympathetic to
their particular needs. The Seniors Activity Center
which currently provides programming support services
needs substantial assistance and there is probably a
much greater demand for additional similar

institutions. The city fabric itself must, however,
respond to this group. While seniors often like to
be in the bustle and excitement of the city, they are
unable to withstand its dangers. The edges of the
seniors housing areas around YBC and potentially of

YBC itself, are too hard, too bleak and lacking in

the character and texture of uses that would create
activity levels sufficient for natural "eyes on the
street" protection. New residential development
south of YBC across the street from existing projects
must strive in their design to generate more secure,
and apparently secure, street conditions. A
scattering of convenience stores such as groceries,
smoke shops, dry cleaners and the like, would help.
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The Future of South of
Mission

Preserving the South of Mission area”s city function
depends largely on keeping it one of the less
attractive neighborhoods in the city. The City
should resist temptations to try to "prettify" and
sanitize it. The improvements that the team
recommend are directed at increasing the comfort
and security of people and businesses already there
rather than at making the neighborhood more
attractive for new types of users and uses. Where
money is to be spent, it should be directed towards
people rather than to projects.

Finally, despite what is described as an activist
program of comservation, the City should generally
let well -enough alone. There are a lot of
interesting things happening in the neighborhood --
the gay leather district around Folsom, the new
restaurants and discos on 1lth Street and the move of
design studios into the west of the district. These
all happened without regulation or intervention and
can be left to go their distinctive ways. There will

never be a unified future for the district and one

should never be imposed.




ZONING

In order to facilitate conservation and development
of the type envisioned in the preceding paragraphs,
the team recommends that a new zone be created for
the core of the South of Market Area. The proposed
zone 1s relatively 1liberal in the type of uses
permitted but extremely limited in building heights.
Generally, the team recommends a straightforward,
simple approach in zoning regulations, since it is
expected that market conditions should and will
dictate specifics of development under the general
zoning umbrella.

The consequence of this "no frills zoning" is to
encourage allowable commercial, industrial and
residential construction and rehabilitation. The
vehicle is "as-of-right" zoning without discretionary
review, with a minimum of exceptions which are
outlined below.

The term Residential/Support Business Zone (RSB)
expresses the concept of the zone and is used in the
following outline of its provisions.
Permitted Uses

o Any type of residences except tourist lodging

o Neighborhood Retail Use

o Downtown Support Business (e.g., office supply

store, quick print shop, catering service,
delivery service, etc.)

Limited impact Industry (e.g., printing plant,
textile fabrication, sauto service and repair
(except spray painting), assembly of goods from
previously manufactured parts, bakery, etc. List
must be subject to review and definition to
exclude most mnoisy, odorous, and otherwise
objectionable uses, but the overall intent is to
be liberal in allowable uses).

Home occupation, with no more than one employee
in addition to members of household

Restaurant, tavern, night club
Studio for the Visual and Performing Arts

Social and Community Facility (e.g., service
center, church, school, recreation facility)

Personal Services Shop (barber, laundromat,
beauty parlor, etc.)

Live Theater or Cinema (as conditional use only)
Parking accessory to a permitted use, (permitted
outright on-site, as conditional use when within
500 feet of site)

ohibited Uses

Office not incidental to a permitted use or
home occupation '

Tourist lodging
High—-Impact Industry

All parking not specifically permitted
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ight and Density Limita-
ons in RSB Zomne

Height 1limit of 40 feet, with normal =zoning
exceptions for chimneys, flagpoles, rooftop
tanks, solar panels, elevator or other mechanical

equipment, etc.)

Floor area limitation: None

Lot coverage/building setbacks: only as required
by building or fire safety code (note: if these
codes have no such requirements, buildings in
which residential units are located should have
rear setback of at least 15 feet.)

Transfer of Development Rights: not permitted
ecial Provisions

Normal parking requirement for all new
non-residential uses

All  existing buildings be classified as
"conforming” so that there is no limitation on
rehabilitation or rebuilding

Sign requirements or limitations: nomne
All businesses which would potentially generate

significant truck traffic must have frontage on
street right-of-way of 50 feet or greater.






