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Phelan Loop Area

Phelan Loop Area

Phelan Loop area, existing conditions

Phelan Loop area, with proposed infill
development and open space

T

hough functionally a part of the Ocean Avenue Neighborhood Commercial District, the Phelan Loop Area, along the north side of Ocean
Avenue between Phelan and Plymouth Avenues, has a distinctly different character from the rest of the commercial district. This area breaks the
traditional urban pattern of buildings built to the sidewalk. It lends a bleak
unfriendly presence to the street.
The Phelan Loop Area can become the lynchpin linking the Transit Station
Neighborhood with the Ocean Avenue Neighborhood Commercial
District and City College. Where there are now auto-oriented commercial
buildings and large vacant spaces, new mixed-use buildings, active retail,
and attractive open spaces will attract people from the transit station and
City College out into the commercial district. The redeveloped Phelan
Loop Area would function simultaneously as a new front door on Ocean
Avenue for City College and as a gateway to the commercial district.
Discussions about the future of the Phelan Loop Area engendered the
most animated and contentious dialogue during community discussions.
Neighborhood residents, merchants, and the City College community have
all lived with the area in its present degraded state for many years, and all
have dreamed of what could be done there. A wide variety of suggestions
and desires for the future of this section of Ocean Avenue were put
forward and can be summarized as follows.
•
•
•
•
•
•

Affordable and market-rate housing.
Public open space.
Neighborhood-serving retail (particularly a food market).
Student-serving retail and services.
Gateway to City College.
Improved transit connections.

Program for the Phelan Loop Area
Though it will not be possible to realize all the desires for this area, the
following program attempts to strike a reasonable balance between them.
The land in the Phelan Loop Area is currently owned by a number of
public and private entities; the program outlines a coordinated strategy for
redeveloping the area, including the following elements:
1.
2.
3.
4.
5.
6.
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New circulation system.
New bus layover area.
New public open spaces.
New mixed-use buildings with housing and commercial space.
Enhanced streetcar platforms on Ocean Avenue.
Adequate parking.
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Art Enhancement Opportunity
The proposed new plaza and branch
library in the Phelan Loop Area are
places where public art can make an
important contribution.

Phelan Loop Area

Taken as a whole, this program would bring about a comprehensive
redevelopment of the Phelan Loop area. Land that is now mainly empty
or underused would host several mixed-use buildings, generally with
housing above retail space, as well as a new branch public library. These
new buildings would be tied together by the extension of Harold, Lee and
Brighton Avenues north of Ocean Avenue, and the creation of three new
public open spaces. The largest of these, called Phelan Loop Plaza, would
be a generous civic space also serving as a gateway from Ocean Avenue to
City College.
1. New Circulation System
Harold, Lee and Brighton Avenues, which currently terminate at Ocean
Avenue, should be extended across Ocean Avenue. (For the purposes of
this program, these new rights-of-way are assumed to stop at the toe of
the Balboa Reservoir berm. If the berm is removed later as part of a
project to develop the reservoir, some or all of these roadways could be
extended as streets or pedestrian pathways.) In all cases these streets and
pathways should be accessible to the public at all times.
Each of these new rights-of-way would serve a different purpose, as
follows:
Harold Avenue. The extension of Harold Avenue would become Phelan
Loop Plaza, a significant pedestrian-oriented public open space, described
in more detail below. Harold Avenue would form the eastern border of
this new open space. Though it would allow auto access, this roadway
should be designed so it functions as part of the larger open space, with
cars moving so slowly that pedestrians can stroll across comfortably and
safely.
Lee Avenue. The extension of Lee Avenue would provide the main auto
access into parking beneath new buildings on either side. This street should
be designed for a higher volume of traffic than either the Harold or
Brighton Avenue extensions, but should still be a “calm” street.
Brighton Avenue. The Brighton Avenue extension would become a small
public open space. Streets on either side of the open space would provide
access to the site and to the garages for buildings on either side. This street
should be designed as a calm street, allowing residents and community
members to feel safe using the open space and crossing to and from it.
East-West Lane. A new east-west lane should be developed linking the
extensions of Lee and Harold Avenues. Because this lane is intended to
serve Muni buses and pedestrians only, it should be kept as narrow as
possible.
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2. New Bus Layover Facility
Muni currently uses its Phelan Loop parcel as a layover facility for its 15and 49-line buses. As the parcel is redeveloped, it is important that a bus
layover capability be maintained, and that efficient Muni operations and
passenger convenience not be sacrificed. In order to free up this parcel for
development, the bus layover facility would be moved behind (north of)
the existing fire station. The existing street behind the fire station would be
widened on its north side to allow buses to park on either side of the
street. Buses would enter the layover area from Phelan Avenue and proceed
on the new east-west lane, behind a new building on the Phelan Loop
parcel, and return to Ocean Avenue at Lee Avenue. A restroom for bus
operators would be constructed adjacent to the layover area. Sidewalks
lining this roadway should be wide enough to accommodate the many
people who will cross through the area while waiting for the bus or
walking between City College and the new Phelan Loop Plaza.
3. Public Open Space
Phelan Loop Plaza (artists rendering below
looking north)
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Appropriately designed public open space is a key part of redeveloping the
Phelan Loop area. Three open spaces are envisioned as part of the Phelan
Loop development.
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Phelan Loop Plaza. A central component of the Ocean Avenue Neighborhood Commercial District’s revitalization is the creation of Phelan
Loop Plaza, a highly visible civic open space that would form the visual
terminus to Harold Avenue. This open space is envisioned as an inviting,
human-scaled, active, urban open space, reminiscent of San Francisco’s
South Park. It would provide a setting for informal daily use as well as for
special events such as a farmers market and periodic festivals. It could be a
focal element for the district and the sidewalk shops and cafes that define
its edges. It would also provide a formal linkage and gateway to the
proposed new City College development atop the eastern half of the
reservoir, possibly through a grand stairway and ramp that would connect
the plaza with development on the reservoir.
The design of this civic open space and surrounding environment should
accommodate its primary role as a place for pedestrians, while allowing
buses and a small number of automobiles. The roadway along the eastern
side of the space might be closed to auto traffic during special times (such
as a weekly farmers market) to create a better pedestrian environment.
Phelan Loop Plaza would occupy all of the space between the existing fire station on
the east and the new building to be constructed on the remainder of the loop to the
west. It would reach from Ocean Avenue to the toe of the berm.
Guidelines for Development of Phelan Loop Plaza
The following will guide the design of this space.
Phelan Loop Plaza
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1. The open space should be at an elevation generally level with and
directly accessible from Ocean Avenue. The space should be
designed to create a formal street front and frame views toward
the entrance to a future expansion of the City College campus. At
least twenty-five percent of the open space should include grass
that is flush with sidewalks and other hardscape treatments.
2. The civic open space and associated sidewalks and streets should
be designed to create a comfortable and inviting pedestrian
environment, while also accommodating a redesigned Muni bus
loop and layover, slow auto movement, and curb parking.
3. The street that lines the open space (not including Ocean Avenue)
should be narrow, with special paving, capable of being closed by
bollards for special events and during periods when there are high
volumes of pedestrian traffic. This would also work to calm
traffic and reinforce the area’s role as a pedestrian zone.
4. Benches, seats, and other amenities should be provided to encourage informal daily use. The overall space should also be flexible
enough to handle special events, festivals and markets, providing
adequate space for vendors and concessionaires and pedestrians.
5. Since this plaza is intended for the use of passengers waiting to
board transit , it should include a passenger information system,
including Nextbus-style real-time arrival information.
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Brighton Avenue Open Space. A small neighborhood open space
would be located at the northern terminus of Brighton Avenue. This
would be an intimate space that would be more park-like than Phelan
Loop Plaza. It would serve as a small neighborhood green, and announce
the gateway to a future larger open space on the western half of the
reservoir.
The development of this neighborhood open space will need to be
coordinated between the city and private developers.
Design Guidelines for Development of Brighton Avenue Open
Space
The following criteria will guide the design of this space.
1. The open space should be at an elevation generally level with and
directly accessible from Ocean Avenue. While structured parking
may be developed underneath, the design should allow for large
specimen trees to be planted flush with the surface of the park,
along the perimeter and within the space itself. At least seventy-five
percent of the open space should include grass that is flush with
sidewalks and other hardscape treatments.
2. The space should be designed as a neighborhood green, and ought
not to be fenced or otherwise regulated to prevent public use.
3. The park, and the sidewalks and streets that line it, should be
designed to create a comfortable and inviting pedestrian environment while accommodating auto movement and parking. The
streets surrounding the park (not including Ocean Avenue) should
be narrow roadways with special paving. This would also work to
calm daily traffic and reinforce the area’s role as a pedestrian zone.
PUC Easement. A open space or recreation area could be developed
straddling the pipeline easement owned by the San Francisco Public Utilities
Commission (PUC), perhaps augmenting open space developed as part of
the new branch library site on the Sunset Garage site. (The surface of the
pipeline easement must remain free of streets and permanent development,
thus making open space and recreation a practical use for the space.) An
open space or recreational use here could be controlled by the library and
should be designed to enhance the library experience for children, teenagers, adults, and seniors alike. Possibilities include a story-time reading patio,
outdoor program space, reading gardens, outdoor seating, playgrounds,
and public art. At least a portion of the easement itself leading from Ocean
Avenue to the open space on the reservoir behind the library should remain
open to the public at least during normal business hours.
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4. New Mixed-Use Buildings
New mixed-use buildings would be developed on a number of opportunity sites in the Phelan Loop Area. Activity created by people who live,
work, and shop in these buildings will be a critical factor in making the
streets and new open spaces feel safe and inviting. These buildings would
help address the city’s housing needs, bringing new residential opportunities
for people with a variety of income levels to live in the neighborhood.
Shops and services on the ground floor of these buildings would serve the
neighborhood, and attract students, faculty, and staff from City College
onto Ocean Avenue.
Development of new buildings in the Phelan Loop Area would be
governed by the general design guidelines described under Key Strategy 4
in this document. In addition, more specific guidelines for each of the
development sites are provided in the following discussion.
Phelan Loop Parcel
The Phelan Loop provides an ideal opportunity for the creation of a
landmark mixed-use building, including housing, shops and cafés. The
combination of ground-floor commercial uses and lobbies for the upstairs
residences would help activate the pedestrian environment and adjacent
civic open space, while generally enlivening the area by establishing a 24hour presence of people and activity.
Guidelines for Development of the Phelan Loop Parcel
The following guidelines shall guide the development of the Phelan Loop Parcel.
Building Setbacks. In general, the building on this site should be built to the
front property line, in order to create an active pedestrian environment, as
well as to the property lines created by the extension of Harold and Lee
Avenues north of Ocean Avenue.
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•

Ocean Avenue: Along Ocean Avenue, the building should be built to
the property line, and allow for a 10-foot sidewalk. Awnings or
canopies projecting into the right-of-way over the sidewalk are
encouraged to help provide shade and weather protection. A
diagonal corner on the building is encouraged at Ocean and
Harold Avenues.

•

Harold Avenue: As described previously, this extension of Harold
Avenue would be configured to include a lively civic open space.
Ground-floor uses in the mixed-use building facing the open space
will be essential in establishing a vital, active and inviting atmosphere. As such, a minimum 15-foot wide sidewalk, as measured
from the face-of-building, is required along Harold Avenue facing
the new open space. Both the civic open space and widened
sidewalks could be used for outdoor dining and informal gathering.
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•

Lee Avenue: The Lee Avenue extension will include 10-foot wide
sidewalks. The new building shall be built to the property line.

Building Massing and Form
The massing and character of the building must contribute to that of the
existing neighborhood, and also help define a sense of arrival at the civic
open space.
This mixed-use building may include up to four floors of residential
use over one floor of ground-floor commercial use. All ground-floor
commercial uses should face directly onto either Ocean or Harold
Avenue. Building facades on these two streets should be active and
interesting and consist of either retail storefronts or lobby entrances
for upper floor residential units. Garage entrances should not be
located on Ocean or Harold Avenues. These requirements can be
relaxed for the building’s Lee Avenue side, which may contain garage
entrances. However, every effort should be made to activate this façade
as well; blank garage walls are to be avoided.
Fire Station / Bookstore Parcel
This parcel is currently occupied by a fire station and a small building
housing a bookstore for City College. The fire station provides an important service for the community and its relocation is not necessary in order
to realize the vision for the remainder of the Phelan Loop Area. The
discussion below provides guidelines for new buildings that would be
developed on this parcel if the existing uses were to be relocated in the
future.
This prominent corner site could be redeveloped as the formal gateway
that announces arrival to the Ocean Avenue Neighborhood Commercial
District and City College. This could be achieved with a distinctive corner
building accented with a vertical architectural element on the corner of
Phelan and Ocean Avenues.
Two different development scenarios are possible on this site. One envisions a civic/institutional building(s), such as a performing arts center, City
College bookstore, classrooms or offices, as well as small shops or cafes.
An alternate envisions a residential/commercial mixed-use building(s). In
either scenario, development should establish a mix of uses that contributes
to the district’s vitality and livability, helps to strengthen the connection
between City College and the neighborhood, and helps to activate Phelan
Loop Plaza.
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As described above, a new bus layover facility would be created along a
new east to west roadway that approximately bisects this parcel. A PUC
pipeline easement crosses the Phelan Loop site and may be used as a part
of the redesigned Muni bus layover area. Buildings adjacent to this area
must be set back far enough from the drive aisle to provide sidewalks wide
enough to accommodate the numbers of transit riders waiting for the bus,
and to be used by pedestrians traveling between City College and the
Ocean Avenue K-line platforms. Development of new buildings on this
parcel might necessitate redesign or relocation of the new bus layover
facility as well as the pipeline easement.
Guidelines for the Development of the Fire Station/
Bookstore Parcel
Building Setbacks
In general buildings on the Fire Station/Bookstore site should be built to
define all edges of the parcel. A setback may occur on the corner of
Phelan and Ocean Avenues to accommodate a special corner entry or
tower element.
The northern portion of the Fire Station/Bookstore site is defined by the
berm that bounds the reservoir. Any new building should be built as close
to the toe of this berm as feasible. An alternative solution would be to
build on the current bookstore site and “up the hill” to meet the grade of
the top of the berm. This scenario would occur in the event that City
College creates a new development site on the reservoir area. In this case
the building should still be built-up to Harold and Phelan Avenues, with an
entrance facing onto the newly defined City College campus atop the
reservoir. If the berm is removed, then the buildings on the Fire Station/
Bookstore site and those on the southeastern corner of the City College
reservoir development should form a continuous streetwall along Phelan
Avenue.
Building Form and Massing
These buildings may include up to four floors of development over one
floor of active ground floor uses. Active ground floor uses could include
shops, cafes, restaurants, lobbies for upper floor residential units, or other
uses affiliated with City College or a performing arts center. Ground floor
uses should face directly onto Ocean and Harold Avenues and to the extent
feasible, onto Phelan Avenue and the realigned Muni layover area. Upper
floors may include either civic or residential uses, but the building’s design
should contribute to defining an entry to the district.

Draft for Public Review | October 2002

132

Development Programs

Phelan Loop Area

•

An existing PUC easement and utility line bisecting the site may
necessitate the construction of two buildings, rather than one
building. These buildings should be organized in a manner reminiscent of other fine-grained San Francisco neighborhoods. Realigning the utility line could be explored with PUC, if economically
feasible. This may allow the construction of a single building,
rather than two smaller buildings.

•

A corner-defining element should be established on the intersection
of Phelan and Ocean Avenues. This element should be incorporated within the building’s form and should provide vertical
distinction and an interesting skyline profile.

•

If the site is redeveloped with a performing arts center, the
building’s mass (particularly in upper floors) must be carefully
articulated to avoid the appearance of excessive bulk. Designers
should consider integrating the inherently larger size of this building
and help establish it as a landmark. This could occur in the form
of a grand building entrance, lobby, corner tower, a combination,
or a similar architectural gesture that is distinctive yet will not
overwhelm the district scale and character. In no case should street
walls be blank and without retail.

Kragen Auto Parts Site
The Kragen site is the largest individual site in the Phelan Loop Area. New
development here would contribute substantially to the revitalization of this
area by introducing new housing and commercial development, and would
add to the creation of a cohesive streetwall along Ocean Avenue. The
following guidelines will ensure a graceful transition from the existing
commercial corridor on the west to the more intensely developed Phelan
Loop Area.
Kragen Auto Parts site, proposed mixed-use
development

Guidelines for the Development of the Kragen Site
These guidelines will control development on the Kragen site. They assume
the extension of Brighton Avenue through the site, creating two distinct
development sites.

Kragen Auto Parts site, proposed mixed-use development (Ocean Avenue elevation)
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Allowable Uses
Generally, mixed-use (multi-family residential above ground floor shops
and restaurants). A food market is particularly encouraged on this parcel.
Residential use on the ground floor may be substituted for commercial if
desired in one of the two buildings developed on this parcel.
Building Height
Maximum 55 feet or five stories (four stories over ground floor). Minimum 45 feet. The westernmost of the two buildings is encouraged to step
down from 55 to 45 feet on its northern side in order to transition to the
lower buildings to the west.
Development Pattern
Brighton Avenue should be extended through this site, creating two
development sites, (a “west site” and an “east site”) rather than one large
development parcel. This roadway extension will provide access to parking
garages as well as public open space. It may be possible to create continuous below-grade parking beneath the entire site and under the Brighton
Avenue extension. Should a continuous parking level be developed, it
should in no way disrupt the street level above it.
Building Setbacks
Kragen Auto Parts site proposed mixed use
development, northeast corner of Ocean and
Brighton Avenues

Buildings on either of the two development sites must be built to the
property line along Brighton, Lee, and Ocean Avenues, as well as to the
SFPUC easement on the site’s western boundary. Awnings or canopies are
encouraged to project into the right-of-way over the sidewalk to help
provide shade and weather protection.
Buildings with residential uses on the ground floor may be set back up to 5
feet from the sidewalk to allow for projections such as individual entry
stairs, bay windows, or landscaping. The intent of this setback is to allow
for frequent residential entries from the street. This will serve to create a
lively pedestrian zone and an interesting streetwall.
Building Form and Massing
Two use mixes are encouraged on this site. One is mixed-use residential, the
other is residential only. Mixed-use residential is encouraged on one of the
two sites.

Kragen Auto Parts site proposed mixed use
development, northwest corner of Ocean and
Brighton Avenues
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Mixed-use buildings may include up to four floors of residential uses over groundfloor commercial uses. Ground floor commercial uses should face directly onto
Ocean Avenue, and should include active street-front shops, cafes, restaurants, or
lobbies for upper-floor residential units. A neighborhood-serving food market is
particularly encouraged as a ground-floor use on this site.
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A residential-only building, if desired, would have residential uses on the
ground floor. Frequent entrances to ground-floor units facing Ocean and
Brighton Avenues are highly encouraged to emphasize the residential nature
of the building, create an interesting and inviting facade, and to maintain the
neighborhood’s fine-grained streetwall. Ground-floor residential entries
may be handled several ways including individual or shared stairs and
porches or prominent entry lobbies.
Sunset Garage Parcel
Although small compared with the other opportunity sites within the
Phelan Loop Area, the Sunset Garage parcel could be redeveloped with a
more intensive use to help connect the traditional Ocean Avenue streetfront shops and the Phelan Loop Area.

Proposed San Francisco Public Library on
Sunset Garage parcel

The San Francisco Public Library has decided to pursue acquisition of this
parcel as a site for a new branch library. Accordingly, a library is assumed as
a preferred use for the site, but because the library’s negotiations to acquire
the site are not complete, guidelines for a mixed-use building on this site are
also included. Critical to the development of either use on this site will be
its harmonious integration with the scale and character of the traditional
commercial corridor and adjacent residential neighborhoods.
Guidelines for the Development of the Sunset Garage Parcel
The following guidelines will direct the development of the Sunset Garage parcel.
Building Setbacks
In general, the ground floor of the building on this site should be built to
the property line on all sides. In the case of a library building with a
required footprint smaller than the entire site, the building should be placed
such that the pedestrian spine along Ocean Avenue is addressed, the
building is welcoming and civic in nature, the commercial corridor is
maintained, the residential edge is eased and compatible in setback and
bulk, and the open space developed on or adjacent to the PUC easement is
evident to pedestrians along Ocean Avenue. A small setback may occur on
the corner of Plymouth and Ocean Avenues to accommodate a primary
ground-floor building entry.
Building Form and Massing
Because this site would contain the first of a series of larger buildings to
the east, the building should successfully “hold the corner” and offer a
degree of prominence. The building’s ground floor should include active
uses that help to enliven the streets that surround it.
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If the site is redeveloped as a library, the building’s mass should reflect its
civic importance and role as the residential neighborhood’s gateway. The
building should include a well-defined building entrance, lobby, corner
tower, a combination, or a similar architectural gesture.
5. Streetcar Platforms on Ocean Avenue
Muni’s Ocean Avenue reconstruction project includes new boarding
platforms at the Phelan Loop for the K-Ingleside streetcar. These will be in
the form of a double set of “side platforms,” with the eastbound platform located between Lee and Brighton Avenues and the westbound
platform located between Lee and Harold Avenues. This stop is already
heavily used by K-line passengers and will become more important as
improvements are made in the Phelan Loop Area and as the City College
campus is expanded onto the reservoir. Accordingly, special enhanced
station platforms should be constructed at this location to provide amenities for the high volume of users and to celebrate this area as a gateway to
both the commercial district and City College.
Guidelines for the Development of the Enhanced
Streetcar Platforms
The following guidelines will direct the development of the enhanced
streetcar platforms.
1. Platforms should be designed specifically to coordinate with the
pedestrian and open space improvements planned for the Phelan
Loop Area. The westbound platform should have direct connections to crosswalks at both Harold and Lee Avenues. The eastbound platform should have direct connections to crosswalks at
both Brighton and Lee Avenues.
2. Platform enhancements should ideally be designed as a collaboration between an architect and an artist. The design should reflect
the area’s unique character and be able to serve as a symbolic
element celebrating entry into the commercial district and the
college. The quality of this design should be at a level equal to
other recent streetcar platform designs in San Francisco, but the
design should have its own special character.
3. Platform enhancements should include at a minimum shelter from
the elements, light, seating, and a passenger information system
including Nextbus real-time arrival information.
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6. Parking
New residential and commercial uses in the Phelan Loop Area will generate
demand for parking, though this demand can be expected to be lower than
average due to the proximity of the Muni K-line, and to the transit station
less than a 10-minute walk away. There will be an opportunity to create
new, metered, on-street parking spaces along the new street extensions in
the Phelan Loop area. Off-street parking facilities can also be developed as
part of new buildings on the various parcels.
Guidelines for the Parking in the Phelan Loop Area
The following guidelines will direct the provision of parking in the Phelan
Loop Area.
1. Curb parking is desirable in all cases, and its availability should be
maximized along Ocean Avenue, as well as along side streets. Curb
parking should be managed according to the commercial district
parking principles articulated under Key Strategy 6, earlier in this
document.
2. New metered curb parking spaces should be created in the Phelan
Loop Area. These new spaces should be located along the extensions of Brighton, Lee and Harold Avenues. When a new building
is developed on the Phelan Loop parcel, the Ocean Avenue travel
lanes should be widened by a few feet in order to allow the
creation of metered curb parking along the north side of Ocean
Avenue between Harold and Lee Avenues, where it has not existed
in the past.
3. Off-street parking, in structures and underground, should be
centrally planned and managed for the entire Phelan Loop area, to
the greatest extent possible. Central planning and management of
parking in this area offers the opportunity to make the most
efficient use of the fewest number of spaces, as well as to minimize the number of unattractive driveways and entrances. Involvement of the San Francisco Parking Authority should be explored.
Spaces for car-share and other innovative programs should be a
part of the parking facilities in this area.
4. Entrances to off-street parking should not be placed on Ocean
Avenue. All parking entrances must be via Harold, Lee and
Brighton Avenues. Openings providing auto access into garages
should be as narrow as possible.
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5. Structured parking may be provided underground or within
building podiums. In all cases parking should be screened from
view from Ocean Avenue. Parking should also be screened from
view, to the greatest extent practical, from the public spaces along
the extensions of Harold and Brighton Avenues. Parking should
be set back at least 25 feet from lot lines along Ocean, Harold and
Brighton Avenues.
6. There shall be no minimum parking requirements attached to any
land use. Parking for residential uses may not be provided at
greater than one space per unit. Parking for commercial and
institutional uses may not be provided at greater than two spaces
per 1,000 square feet of occupied building area. Parking for
commercial uses must conform to all other design and setback
requirements set forth in this plan.
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