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Discretionary Review Analysis 
Residential Demolition/New Construction  

HEARING DATE: FEBRUARY 20, 2014 

 

Date: February 13, 2014 

Case No.: 2013.0170D/2013.1631D 

Project Address: 2123 Castro Street 

Zoning: RH-2 (Residential House, Two-Family) 

 40-X Height and Bulk District 

Block/Lot: 6612 /027 

Project Sponsor: Diarro Foster 

 Hood Thomas Architects 

 San Francisco, CA 94105 

Staff Contact: Jessica Look – (415) 575-6812 

 jessica.look@sfgov.org 

Recommendation: Do not take DR and approve demolition and new construction as 

 proposed. 

 

DEMOLITION APPLICATION NEW BUILDING APPLICATION 

Demolition Case 

Number  
2013.0170D 

New Building Case 

Number 
2013.1631D 

Recommendation Do Not Take DR Recommendation Do Not Take DR 

Demolition Application 

Number 
2013.03.18.2428 

New Building 

Application Number 
2013.03.18.2424 

Number Of Existing 

Units 
1 Number Of New Units 1 

Existing Parking 0 New Parking 2 

Number  Of Existing 

Bedrooms 
2 

Number Of New 

Bedrooms 
4 

Existing Building Area  2,081 Sq. Ft. New Building Area  3,672 Sq. Ft. 

Public DR Also Filed? No Public DR Also Filed? No 

311 Expiration Date 2/10/2014 
Date Time & Materials 

Fees Paid 
Yes 

 

PROJECT DESCRIPTION 

The proposal includes the demolition of the existing two-story (with attic) 2,081 sq.ft. single family 

dwelling unit and the construction of a new three story, 3,672 sq.ft. single-family dwelling unit with a 2 

car garage located at the first floor. The first floor (garage level) is set partially below curb level to 

minimize the overall building height. The project will be setback 9 feet, 10 ½ inches from the front 

property line. In addition, the proposed building plans to be a certified passive house, a certified net zero 
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energy building and built to the Department of Energy Challenge Home Standard.  This means that the 

building will utilize optimal materials and design for energy conservation and net zero energy use. 

 

The existing single family dwelling is not subject to rent control nor is the subject unit considered an 

“affordable dwelling‐unit” by the Mayor’s Office of Housing. The project has demonstrated in a recent 

appraisal that the land and property are valued at $1,525,000.00. This value is greater than the 80th 

percentile of the combined land and structure values of single-family homes in San Francisco. Due to this 

fact, the project is not considered to be affordable by this Department’s threshold. Furthermore, this DR is 

made subject by the RH-2 zoning. Typically, a project that has demonstrated that the value of the land 

and structure is not affordable or financially accessible housing and is located in an area zoned RH-1, 

could receive administrative approvals. 

 

SITE DESCRIPTION AND PRESENT USE 

The subject parcel at 2123 Castro Street is located on the east side of Castro Street between 28th Street and 

Valley Street in the Noe Valley neighborhood. The subject block is located near the crest of a hill and 

slopes upward from south to north and east to west. The property has approximately 25-feet of lot 

frontage along Castro Street with a lot depth of 105-feet. The lot currently contains a two-story (with attic) 

single family detached dwelling of approximately 2,081 of gross habitable sq.ft. The dwelling is setback 

approximately 11 feet, 10 ½ inches from the front property line, and contains a 3-foot side setback along 

the south side property line. The project sponsor characterizes the layout as functionally obsolete due to 

the layout of the floor plan. The property is located within a RH-2 (Residential, House, Two-Family) 

Zoning District and a 40-X Height and Bulk District. City records indicate that the structure was 

originally constructed in 1912. 

 

A separate building permit application is also on file with the Department for a new construction of a 3-

story single-family dwelling unit at 2127 Castro Street. 2127 Castro Street is located at the adjacent parcel, 

to the south.  The project at 2127 Castro Street proposes a demolition of an existing one-story, 495 square 

foot garage and associated shed that is set in the rear. There are no residential units on that site. The 30 

day public notification period has expired and no DRs have been filed on the permit.  

 

SURROUNDING PROPERTIES & NEIGHBORHOOD 

The area surrounding the project site is residential in use and residentially zoned and is located in the 

Noe Valley neighborhood. The surrounding neighborhood consists of a mixture of one-, two-, and three-

story buildings, containing mostly one- or two- residential dwelling-units. Properties directly across the 

street are zoned RH-2 and are mostly a mixture of 2 – 3 story buildings. The property to the north at 2119 

Castro Street  is a 1-story single family dwelling with a 19-foot, 9 inch front setback and the property to 

the south at  2127 Castro Street, as mentioned above, is currently a one-story garage, however it is 

proposed to be a 3-story building (no DR has been filed on the project). To the north of the subject 

property, at the corner of 28th and Castro Street, a small area is zoned RM-1 and contains 3-story multi-

family residential buildings that sit atop the crest of the hill. The subject block has seen several waves of 

development resulting in a disparate collection of residences in a range of styles.  
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HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE ACTUAL PERIOD 

Posted Notice 10 days February 10, 2014 February 10, 2014 10 days 

Mailed Notice 10 days February 10, 2014 February 10, 2014 10 days 

 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s) 2 - - 

Other neighbors on the 

block or directly across 

the street 

 1 - 

Neighborhood groups - - - 

 

REPLACEMENT STRUCTURE 

The replacement structure will provide one dwelling-unit with a two-car garage, and would rise to 

approximately 28 feet in height (measured from top of curb at the center line of property). The ground 

floor will contain a two-car garage, two bedrooms, and a full bathroom. The ground floor will be partially 

below grade.  It will also contain a mechanical closet, storage space in the garage and the laundry room. 

The second floor contains the main living space, with a smaller second floor balcony in the rear. Finally, 

the top floor contains the two additional bedrooms and two full baths. The first floor deck, second floor 

balcony and third floor deck (all in the rear) meet Planning Code Section 136.    

 

The Project proposes a rear yard of approximately 26 feet, 3 inches which is the allowable amount given 

the permitted obstructions on the decks and balcony. The front façade will be setback 9 feet, 10 inches 

from the front property line and the front entry is set back an additional 8 feet from the primary façade to 

align with the front façade of the existing building to the north. 

 

The overall scale, design, and materials of the proposed replacement structure are compatible with the 

block-face and are complementary with the residential neighborhood character. The proposed building 

has incorporated neighboring elements such as bay windows, an enhanced building entrance and 

minimal garage door entry. The materials for the front façade are modern in style, with wood siding, 

smooth exterior plaster finish and aluminum clad wood windows. In addition, the proposed building 

plans to be a certified passive house, a certified net zero energy building and built to the Department of 

Energy Challenge Home Standard.  This means that the building will utilize optimal materials and design 

for energy conservation and net zero energy use.  

 

PUBLIC COMMENT 

The Project has completed the Section 311 and Mandatory DR notification. Staff has received one letter of 

opposition from a neighbor with concerns that the project will replace affordable housing with high-cost 

housing and that the scale and design of the buildings are out of context with the neighborhood. A signed 
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petition was also submitted from the same neighbor that contains 44 signatures in opposition of the 

project. This petition had concerns with decline in housing affordability and scale and form of the new 

construction. Please note, that this petition was signed on November 2, 2013 and since that date, the 

project sponsor made several design revisions to address the concerns of the neighbors, including 

reduction in building height. The project sponsor has submitted a timeline that documents the outreach 

and concessions made with the neighbors. In addition, both adjacent neighbors at 2119 Castro and 2131 

Castro have submitted letters of support and are included in the attachments.  

 

GENERAL PLAN COMPLIANCE  

The Project is, on balance, consistent with the following Objectives and Policies of the General Plan: 

 
HOUSING ELEMENT 

Objectives and Policies 

 

OBJECTIVE 1: 

IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 

CITY’S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING. 

 

Policy 1.1: 

Plan for the full range of housing needs in the City and County of San Francisco, especially 

affordable housing. 

 

While the project does not propose an affordable unit, it appropriately constructs quality new family housing 

and does not remove any housing units. Additionally, the project also provides family‐sized housing for the City 

by proposing a four‐bedroom unit, a net gain of 2 bedrooms for the site.  

 

OBJECTIVE 11: 

SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCO ‘S 

NEIGHBORHOODS. 

 

Policy 11.1: 

Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 

flexibility, and innovative design, and respects existing neighborhood character. 

 

The project as proposed is designed to not detract from the neighborhood character, but to enhance the 

attractiveness and unique character of this neighborhood. The Project is also consistent with the City’s policies 

of providing housing appropriate for families: a four‐bedroom dwelling provides adequate space for a modern 

family. The project is well designed and provides a quality living environment. 

 

OBJECTIVE 13: 

PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING NEW 

HOUSING. 

 

Policy 13.4: 

Promote the highest feasible level of “green” development in both private and municipally-

supported housing 
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The project is proposed to be a certified passive house, which means that it is environmentally responsible house 

that derives its energy efficiency from a super insulated, air tight building shell, high performance windows and 

building overhangs to provide shade from the elements. The new building will also be a certified Net Zero 

Energy Building.  

 
SECTION 101.1 PRIORITY POLICIES 

Planning Code Section 101.1 establishes eight priority policies and requires review of permits for 

consistency, on balance, with these policies.  The Project complies with these policies as follows:    

 

1. Existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for 

resident employment in and ownership of such businesses enhanced. 

 

The project does not remove any neighborhood‐serving uses as the project is maintaining the existing 

residential use of the property. 

 

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

the cultural and economic diversity of our neighborhoods. 

 

The project’s proposed scale, massing and materials are consistent with the surrounding residential 

neighborhood, and therefore the project would not disrupt the existing neighborhood character. 

 

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

 

The existing single family dwelling is not subject to rent control nor is the subject unit considered an 

“affordable dwelling‐unit” by the Mayor’s Office of Housing. The project has demonstrated in the included 

appraisal within the last six months that the property is valued at $1,525,000.00 (dated September 30, 2013). 

This figure exceeds the 80th percentile of San Francisco single-family home values, which at the date of this 

report is $1,342,000.00. Due to this the project is not considered to be affordable by this standard. 

 

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

parking. 

 

The proposal will not create any affect on where commuter traffic impedes MUNI service. The proposal also 

adds the required off-street parking where none currently exists.  

 

5. A diverse economic base be maintained by protecting our industrial and service sectors from 

displacement due to commercial office development, and that future opportunities for resident 

employment and ownership in these sectors be enhanced. 

 

The project does not affect industrial and service sectors as the project is maintaining the property’s existing 

residential use. 

 

6. The City achieves the greatest possible preparedness to protect against injury and loss of life in an 

earthquake. 
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The project will be reviewed and constructed according to current Building Codes to address seismic safety 

issues. 

 

7. Landmarks and historic buildings be preserved. 

 

The subject property is not an historic resource or a landmark building. 

 

8. Parks and open space and their access to sunlight and vistas be protected from development. 

 

The project is proposed to be constructed within the 40 foot height limit and does not require a shadow study 

per Planning Code Section 295. The project is not located adjacent to any parks or open space. 

 

ENVIRONMENTAL REVIEW  

The Project was issued a Categorical Exemption, Classes  3 [State CEQA Guidelines Section 15301(1)(1) 

and 15303(a)] on August 26, 2013. 

 

RESIDENTIAL DESIGN TEAM REVIEW 

Residential Design Team (RDT) reviewed the project twice for compliance with the residential design 

guidelines. RDT found the proposed massing appropriate given the blockface pattern and found the 

massing in the rear to be consistent as well. RDT reviewed both proposed projects for 2123 and 2127 

Castro simultaneously. 

 

Under the Commission’s pending DR Reform Legislation, this project would be referred to the 

Commission, as this project involves demolition and new construction within a RH-2 zoning.  

  

 

BASIS FOR RECOMMENDATION 

The Department recommends that the demolition of the existing single-family dwelling and the 

construction of a new single-family dwelling be approved. The Project is consistent with the Objectives 

and Policies of the General Plan and complies with the Residential Design Guidelines and Planning Code. 

The Project meets the criteria set forth in Section 101.1 of the Planning Code in that: 

 

 The Project will not result in any reduction of housing units currently in our housing stock. 

 The Project will create one family-sized dwelling-unit, with four bedrooms.  

 No tenants will be displaced as a result of this Project. 

 The project is not considered an affordable unit. 

 Given the scale of the Project, there will be no significant impact on the existing capacity of the 

local street system or MUNI.  

 The RH-2 Zoning District allows a maximum of two dwelling-units on this lot. The Project is 

therefore is an appropriate density for the neighborhood. 

 Although the structure is more than 50-years old, a review of the Historic Resource Evaluation 

resulted in a determination that the existing building is not an historic resource or landmark. 
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RECOMMENDATION:  

Case No. 2013.0170D – Do not take DR and approve the demolition. 

Case No. 2013.1631D – Do not take DR and approve the new construction as proposed. 

 

DEMOLITION CRITERIA - ADMINISTRATIVE REVIEW 

Existing Value and Soundness 

1. Whether the Project Sponsor has demonstrated that the value of the existing land and structure of 

a single-family dwelling is not affordable or financially accessible housing (above the 80% 

average price of single-family homes in San Francisco, as determined by a credible appraisal 

within six months);  

 

Project Meets Criteria 

Based on Planning staff’s review of the appraisal prepared by Charles R. Anderson – an independent third 

party for this Project - the property was appraised on September 20, 2013 at a value of $1,525,000.00. This 

value exceeds the 80th percentile of San Francisco single-family home values, which is $1,342,000.00. Due 

to this, the project is not considered to be affordable for the purposes of this report and Planning Code 

Section 317. Please contact planner for copy of appraisal.  

 

2. Whether the housing has been found to be unsound at the 50% threshold (applicable to one- and 

two-family dwellings); 

 

Project Does Not Meets Criteria 

A soundness report was not prepared for the property. The project sponsor states that the approximate cost 

to upgrade the existing building to meet current standards is estimated at $580,000.00 which does not meet 

the soundness threshold or 75% upgrade threshold given that the building was appraised for 

$1,525,000.00. 
 

DEMOLITION CRITERIA 

Existing Building 

1. Whether the property is free of a history of serious, continuing code violations; 

 

Project Meets Criteria 

A review of the databases for the Department of Building Inspection and the Planning Department did not 

show any enforcement cases or notices of violation.  

 

2. Whether the housing has been maintained in a decent, safe, and sanitary condition; 

 

Project Meets Criteria 

The housing is free of Housing Code violations and appears to have been maintained in a decent, safe, and 

sanitary condition. 

 

3. Whether the property is a ʺhistorical resourceʺ under CEQA; 

 

Project Meets Criteria 
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Although the structure is more than 50-years old, a review of the Historic Resource Evaluation resulted in 

a determination that it is not an historic resource for the purposes of CEQA.  

 

4. If the property is a historical resource, whether the removal of the resource will have a 

substantial adverse impact under CEQA; 

 

Criteria Not Applicable to Project 

The property is not a historical resource. 

 
Rental Protection 

5. Whether the Project converts rental housing to other forms of tenure or occupancy; 

 

Criteria Not Applicable to Project 

The existing unit is currently vacant and thus not rental housing. It has been owner-occupied for more 

than 20 years. 

 

6. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration 

Ordinance or affordable housing; 

 

Project Meets Criteria 

According to the Project Sponsor, the building is not subject to rent control because it is a single-family 

dwelling that is currently vacant. 
 
Priority Policies 

7. Whether the Project conserves existing housing to preserve cultural and economic neighborhood 

diversity; 

 

Project Does Not Meet Criteria 

The Project does not meet this criterion because the existing dwelling will be demolished.  Nonetheless, the 

Project results in a no loss of housing and thus preserves the quantity of housing. One family-sized unit 

will replace one single-family home that contained only two bedrooms. The creation of this family-sized 

unit will preserve the cultural and economic diversity within the neighborhood. 

 

8. Whether the Project conserves neighborhood character to preserve neighborhood cultural and 

economic diversity; 

 

Project Meets Criteria 

The Project will conserve the neighborhood character by constructing a replacement building that is 

compatible with regard to materials, massing, glazing pattern, and roofline with the dwellings in the 

surrounding neighborhood. By creating a compatible new building in a neighborhood defined by one- and 

two- family units, the neighborhood’s cultural and economic diversity will be preserved. 

 

9. Whether the Project protects the relative affordability of existing housing; 

 

Project Meets Criteria 

The existing building was appraised at $1,525,000.00 on September 30, 2013 and is therefore not 

considered affordable 
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10. Whether the Project increases the number of permanently affordable units as governed by Section 

415;  

 

Project Does Not Meet Criteria 

The Project does not include any permanently affordable units, as the construction of the dwelling does not 

trigger Section 415 review. 

 
Replacement Structure 

11. Whether the Project located in-fill housing on appropriate sites in established neighborhoods; 

 

Project Meets Criteria 

The Project replaces one for one a single family dwelling-unit in a neighborhood characterized by one- and 

two-family dwellings. 

 

12. Whether the Project increases the number of family-sized units on-site. 

 

Project Meets Criteria 

The Project will create one family-sized unit – with four-bedrooms. The floor plans reflect new quality, 

family housing.  

 

13. Whether the Project creates new supportive housing; 

 

Project Does Not Meet Criteria 

The Project is not specifically designed to accommodate any particular Special Population Group as defined 

in the Housing Element. 

 

14. Whether the Project is of superb architectural and urban design, meeting all relevant design 

guidelines to enhance existing neighborhood character. 

 

Project Meets Criteria 

The Project is in scale with the surrounding neighborhood and constructed of high-quality materials. 

Furthermore, the project will feature green sustainable building elements. The project meets the Residential 

Design Guidelines. 

 

15. Whether the Project increases the number of on-site dwelling units; 

 

Project Does Not Meets Criteria 

The Project does not increase the number of dwelling units on the site. 

 

16. Whether the Project increases the number of on-site bedrooms. 

 

Project Meets Criteria 

The Project increases the number of bedrooms on the site from two to four. 
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Design Review Checklist 
 

NEIGHBORHOOD CHARACTER (PAGES 7-10) 

QUESTION 

The visual character is: (check one)  

Defined  

Mixed X 

 

Comments:  The surrounding neighborhood consists of a mixture of one-, two-, and three-story 

buildings, containing mostly one or two residential units. The block face of the subject property has a 

mixed visual character, though the block face across the street is more uniform, and helps to define the 

blocks visual character in terms of building scale. 

 

SITE DESIGN (PAGES 11 - 21) 

                                                                 QUESTION YES NO N/A 

Topography (page 11)    

Does the building respect the topography of the site and the surrounding area? X   

Is the building placed on its site so it responds to its position on the block and to 

the placement of surrounding buildings? 
X   

Front Setback (pages 12 - 15)     

Does the front setback provide a pedestrian scale and enhance the street? X   

In areas with varied front setbacks, is the building designed to act as transition 

between adjacent buildings and to unify the overall streetscape? 
X   

Does the building provide landscaping in the front setback? X   

Side Spacing (page 15)    

Does the building respect the existing pattern of side spacing?   X 

Rear Yard (pages 16 - 17)    

Is the building articulated to minimize impacts on light to adjacent properties? X   

Is the building articulated to minimize impacts on privacy to adjacent properties? X   

Views (page 18)    

Does the project protect major public views from public spaces?   X 

Special Building Locations (pages 19 - 21)    

Is greater visual emphasis provided for corner buildings?   X 

Is the building facade designed to enhance and complement adjacent public 

spaces? 
  X 

Is the building articulated to minimize impacts on light to adjacent cottages?   X 

 

Comments: The Project proposes a code‐complying front setback that serves as a transition between the 

two adjacent properties (the new construction was factored in) and that provides more than the required 

amount of landscaping.  The new building respects the existing block pattern by not impeding into the 

established mid-block open space and by providing a recess along the northern side property line so to 
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respect the side spacing to the property at 2119 Castro Street. The overall scale of the proposed structure 

is consistent with the block face and is complementary to the neighborhood character. 

 

BUILDING SCALE AND FORM (PAGES 23 - 30) 

QUESTION YES NO N/A 

Building Scale (pages 23  - 27)    

Is the building’s height and depth compatible with the existing building scale at 

the street? 
X   

Is the building’s height and depth compatible with the existing building scale at 

the mid-block open space? 
X   

Building Form (pages 28 - 30)    

Is the building’s form compatible with that of surrounding buildings?  X   

Is the building’s facade width compatible with those found on surrounding 

buildings? 
X   

Are the building’s proportions compatible with those found on surrounding 

buildings? 
X   

Is the building’s roofline compatible with those found on surrounding buildings? X   

 

Comments: The new construction is compatible with the established building scale at the street, as it 

creates a stronger street wall with a more compatible front setback. The height and depth of the building 

are compatible with the existing mid-block open space, as the rear wall of the new building aligns with 

the rear walls of adjacent properties. The building’s form, façade width, proportions, and roofline are also 

compatible with the mixed neighborhood context. 

 

ARCHITECTURAL FEATURES (PAGES 31 - 41) 

                                                      QUESTION YES NO N/A 

Building Entrances (pages 31 - 33)    

Does the building entrance enhance the connection between the public realm of 

the street and sidewalk and the private realm of the building? 
X   

Does the location of the building entrance respect the existing pattern of building 

entrances? 
X   

Is the building’s front porch compatible with existing porches of surrounding 

buildings? 
X   

Are utility panels located so they are not visible on the front building wall or on 

the sidewalk?  
X   

Bay Windows (page 34)    

Are the length, height and type of bay windows compatible with those found on 

surrounding buildings? 
X   

Garages (pages 34 - 37)    

Is the garage structure detailed to create a visually interesting street frontage? X   

Are the design and placement of the garage entrance and door compatible with 

the building and the surrounding area? 
X   

Is the width of the garage entrance minimized? X   

Is the placement of the curb cut coordinated to maximize on-street parking? X   
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Rooftop Architectural Features (pages 38 - 41)    

Is the stair penthouse designed to minimize its visibility from the street?    X 

Are the parapets compatible with the overall building proportions and other 

building elements?  
X   

Are the dormers compatible with the architectural character of surrounding 

buildings?  
  X 

Are the windscreens designed to minimize impacts on the building’s design and 

on light to adjacent buildings? 
  X 

 

Comments:   The location of the entrance and landing is consistent with the predominant pattern of 

raised entrances found of the east side of Castro Street. The garage door has been reduced to the 

standards of the Residential Design Guidelines with the goal to minimize the visual impacts of the vehicle 

entrance. The placement of the garage is similar to the pattern found on the block face. 

 

BUILDING DETAILS (PAGES 43 - 48) 

QUESTION YES NO N/A 

Architectural Details (pages 43 - 44)    

Are the placement and scale of architectural details compatible with the building 

and the surrounding area? 
X   

Windows (pages 44 - 46)    

Do the windows contribute to the architectural character of the building and the 

neighborhood? 
X   

Are the proportion and size of the windows related to that of existing buildings in 

the neighborhood? 
X   

Are the window features designed to be compatible with the building’s 

architectural character, as well as other buildings in the neighborhood? 
X   

Are the window materials compatible with those found on surrounding buildings, 

especially on facades visible from the street? 
X   

Exterior Materials (pages 47 - 48)    

Are the type, finish and quality of the building’s materials compatible with those 

used in the surrounding area? 
X   

Are the building’s exposed walls covered and finished with quality materials that 

are compatible with the front facade and adjacent buildings? 
X   

Are the building’s materials properly detailed and appropriately applied? X   

 

Comments: The placement and scale of the architectural details are compatible with the mixed 

residential character of this neighborhood. The façade is articulated with windows that are 

complimentary to the existing character of the neighborhood. The façade also features aluminum-clad 

wood windows that are residential in character and compatible with the window patterns found on 

neighboring buildings.  
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SPECIAL GUIDELINES FOR ALTERATIONS TO BUILDINGS OF POTENTIAL HISTORIC OR 
ARCHITECTURAL MERIT (PAGES 49 – 54) 

QUESTION YES NO N/A 

Is the building subject to these Special Guidelines for Alterations to Buildings of 

Potential Historic or Architectural Merit?  
   X 

Are the character-defining features of the historic building maintained?    X 

Are the character-defining building form and materials of the historic building 

maintained? 
  X 

Are the character-defining building components of the historic building 

maintained? 
  X 

Are the character-defining windows of the historic building maintained?   X 

Are the character-defining garages of the historic building maintained?   X 

 

Comments: The Project is not an alteration, and the dwelling that will be demolished has been 

determined not to be an historical resource for the purposes of CEQA. 

 

Attachments: 

Design Review Checklist for replacement building 

Zoning Map (Contains Block Numbers) 

Sanborn Map 

Aerial Map 

Section 311 Notice 

Residential Demolition Application 

Prop M Findings 

Public Comments 

 

 

Project Sponsor Submittals: 

Background Information 

Design Statement 

Demolition Determination pursuant to Planning Code Section 317 

Sustainability / Certified Passive House Information 

Neighborhood Support  

Exhibits 

Project and Design Description 

Photographs of Project Site and Project Block 

Renderings 

Environmental Evaluation / Historic Resources Information 

Support Letters 

Meetings with Neighbors, Concessions and Timeline 

Reduced Project Plans and Elevations 

Elevations  

 

* All page numbers refer to the Residential Design Guidelines 
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1650 Mission Street Suite 400   San Francisco, CA 94103  

NOTICE OF BUILDING PERMIT APPLICATION   (SECTION 311) 
 

On March 18, 2013,  the Applicant named below filed Building Permit Application Nos. 2013.03.18.2424 (New Construction) 

and 2013.03.18.2428 (Demolition) with the City and County of San Francisco. 
 

P R O J E C T  S I T E  I N F O R M A T I O N  C O N T A C T  I N F O R M A T I O N  

Project Address: 2123 Castro Street Applicant: Hood Thomas Architects 

Cross Street(s): Valley and 28
th

 Street Address: 440 Spear Street 

Block/Lot No.: 6612/027 City, State: San Francisco, CA  94105 

Zoning District(s): RH-2/40-X Telephone: (415) 543-5005 

You are receiving this notice as a property owner or resident within 150 feet of the proposed project. You are not required to 

take any action. For more information about the proposed project, or to express concerns about the project, please contact the 

Applicant listed above or the Planner named below as soon as possible. If you believe that there are exceptional or 

extraordinary circumstances associated with the project, you may request the Planning Commission to use its discretionary 

powers to review this application at a public hearing. Applications requesting a Discretionary Review hearing must be filed 

during the 30-day review period, prior to the close of business on the Expiration Date shown below, or the next business day if 

that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are filed, this project will be approved 

by the Planning Department after the Expiration Date. 

 

Members of the public are not required to provide personal identifying information when they communicate with the 

Commission or the Department. All written or oral communications, including submitted personal contact information, may 

be made available to the public for inspection and copying upon request and may appear on the Department’s website or in 

other public documents. 

 
P R O J E C T  S C O P E  

  Demolition   New Construction   Alteration 

  Change of Use   Façade Alteration(s)   Front Addition 

  Rear Addition   Side Addition   Vertical Addition 

P R O J E C T  F E A T U R E S  EXISTING  PROPOSED  

Building Use Residential Residential 

Front Setback 11 Feet, 10 ½ inches 9 Feet, 10 ½ Inches 

Side Setbacks 3 Feet (South) 0 Feet 

Building Depth 60 feet 68 feet, 5 Inches 

Rear Yard 36 feet, 1 ½ inches 26 feet, 3 Inches 

Building Height 16 feet, 6 ½ inches 28 Feet (@ center line of property) 

Number of Stories 2 + attic 3 story 

Number of Dwelling Units 1 1 

P R O J E C T  D E S C R I P T I O N  

The proposal includes the demolition of the existing two-story (with attic) 2,081 sq.ft. single family dwelling unit and the 
construction of a new three story, 3,061 sq.ft. single-family dwelling that also includes a 611 sq.ft. of space for a 2 car garage at 
the first floor. A demo/new construction of a 3 story single-family dwelling unit at 2127 Castro street is also under review. The 
proposed project is consistent with the Residential Design Guidelines and all applicable provisions of the Planning Code. See 
attached plans. 

The application is subject for a Mandatory Discretionary Review per Planning Code Section 317. The Discretionary Review, Case 
No. 2013.1631D (New Construction) and 2013.0170D (Demolition) is tentatively scheduled to be heard before the Planning 
Commission on February 20

, 
2013. Any interested party with concerns about the project has the opportunity to file a separate 

Discretionary Review before the 30-day expiration date noted on this Section 311 notice.  

 

For more information, please contact Planning Department staff: 

Planner:  Jessica Look 

Telephone: (415) 575-6812       Notice Date:   

E-mail:  Jessica.look@sfgov.org      Expiration Date:   
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Dwelling Unit Removal 

APPLICATION FOR 	
p 

Dwelling Unit Removal 
Merger, Conversion, or Demolition 

V VL-T u1 iCt-H11i OyVV/> ’’ 7 
CONTACT FOR PROJECT INFORMATION: 

Same as 

ADDRESS: 
	

TELEPHONE: 

( 	 ) 

ML 	 - 

FOR 

Same as 

TELEPHONE:  

ZIP CODE: 

4:2 >K 

7 



0 

C-,  

I 13eOi 

11 Was the building subject to the Ellis Act 
within the last decade? 	 N c9 

12 Number of owner-occcupied units 	 f 

Applicant’s Affidavit 

Under penalty of perjury the following declarations are made: 
a: The undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct to the best of my knowledge. 
c: The other information or applications may be required. 

Signature: 
	

Date:  

Print name, and indicate whether owner, or authorized agent: 

D D
Owner ircIe one) 

8 	SAN FRANCISCO PLANNING DEPARTMENT 008 072012 



oplratinn tor 
Dwelling Unit Removal 

Loss of Dwelling Units Through Demolition 
(FORM A - COMPLETE IF APPLICABLE) 

Pursuant to Planning Code Section 317(d), the demolition of residential dwellings not otherwise subject to a 
Conditional Use Authorization shall be either subject to a Mandatory Discretionary Review hearing or will qualify 
for administrative approval. Administrative approval only applies to (1) single-family dwellings in RH-i Districts 
proposed for Demolition that are not affordable or financially accessible housing (valued by a credible appraisal 
within the past six months to be greater than 80% of combined land and structure value of single-family homes in 
San Francisco); or (2) residential buildings of two units or fewer that are found to be unsound housing. Please see 
website under Publications for Loss of Dwelling Units Numerical Values. 

The Planning Commission will consider the following criteria in the review of applications to demolish Residential 
Buildings. Please fill out answers to the criteria below: 

1. Whether the Project Sponsor has demonstrated that the value of the existing land and structure of a single-
family dwelling is not affordable or financially accessible housing (above the 80% average price of single-
family homes in San Francisco, as determined by a credible appraisal within six months); 	 - 

T~Aff 	P7p�fVc( ft4 )T 	Ec - r’!c 	C 

N1k)-4 	Tl-1I 	 ’ 	 - ’ 

2. Whether the housing has been found to be unsound at the 50% threshold (applicable to one- and two-family 
dwellings). 

No 	 f9(2I HA5 	-- -- 

c 

3. Whether the property is free of a history of serious, continuing code violations; 

O Ht 	2 -t 

0 	 0 F -T1 I 2N( 



13 ,  17n 
 f 	N) 	 Li 

4. Whether the housing has been maintained in a decent, safe, and sanitary condition; 

cL-4 	-1J\ 	 N 	c1 �  

i 	AI tT( Z’671-4 1--) 

5. Whether the property is a historical resource under CEQA; 

1Hc= ppp2- NA 	IN 	R&’.D P 

J4 	 H - 2VA.L. 	 -i= 

CE’ 

6. If the property is a historical resource, whether the removal of the resource will have a substantial adverse 

HIA 

7. Whether the Project converts rental housing to other forms of tenure or occupancy; 

)4c2 	J4 -rAi j 

Hc’if 	r 

B. Whether the Project removes rental units subject to the Rent Stabilization and Arbitration Ordinance; 

t7C2E 	N1O 	tvc’t�v 

(\JrA 4u’ 	 To 	-fE-T 	i1-t 

(’R DI NlN 
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Application tar 
Dwelling Unit Removal 

9. Whether the Project conserves existing housing to preserve cultural and economic neighborhood diversity; 

eT \ C7IE> 1c2 	 A-N \>(VTIf’X27 

v4ITH ’ 	1y4 

	

l 	 Ay4lLL 	R- 	tPCz 	i,At k4tLL- 

’C 

10. Whether the Project conserves neighborhood character to preserve neighborhood cultural and economic 
diversity; 

cT ( :s2FX 5 	’tTh 	 i7C 

	

CL 
	

) 	 cNlIC 7iVcRclTLt 

11. Whether the Project protects the relative affordability of existing housing; 

’D p CT 	’ 

	

V4Vft 	ATl/ 	}(c’\A 

k4 -1 ç  

12. Whether the Project increases the number of permanently affordable units as governed by Section 415; 

7-r 	4t1S 	’c p2AE 

rF  Pee  

(7 

13. Whether the Project located in-fill housing on appropriate sites in established neighborhoods; 

	

-r 	p": 	NILL H(N\ 

IJ 

	

4EE 	t-i 



(S 

Replacement Structure 

14. Whether the Project creates quality, new family housing; 

H(H 

\- L5 -4 

15. Whether the Project creates new supportive housing; 

4o. 

character; 

’-(f, Tl- 
	 4 ’T 	\c- 	-1lT5 

 LL 	 r-J ’) - 	 � 1 0  ¶i’1 HA N 

17. Whether the Project increases the number of on-site dwelling units; 

p4 07 !NcRl E) 	’ Ti-i 

P1 -" 	i N 	L4 N \T 

18. Whether the Project increases the number of on-site bedrooms. 

1’ 	�THD )cç 	 T-E 

’ 	Lkf 	EE 	 t I) 
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PROP. M FINDINGS 

FOR: 
2123 Castro Street 

SAN FRANCISCO, CA 94114 
Block 6612 Lot 027 

OWNER: 

Ewen Utting 
369 Duncan Street 

San Francisco, CA 94110 

ARCHITECT: 

Hood Thomas Architects 
440 Spear Street 

San Francisco, CA 94105 
415-543-5005 

March 8, 2013 



gI 
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Priority General Plan Policies - Planning Code Section 101.1 
(APPLICABLE TO ALL PROJECTS SUBJECT TO THIS APPLICATION) 

Proposition M was adopted by the voters on November 4, 1986. It requires that the City shall find that proposed 
alterations and demolitions are consistent with eight priority policies set forth in Section 101.1 of the Planning Code. 
These eight policies are listed below. Please state how the Project is consistent or inconsistent with each policy. Each 
statement should refer to specific circumstances or conditions applicable to the property. Each policy must have a 
response. If a given policy does not apply to your project, explain why it is not applicable. 

1. That existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for 
resident employment in and ownership of such businesses enhanced; 

’3  

2. That existing housing and neighborhood character bŒ 
	

in order 
cultural and economic diversity of our neighborhoods; 

3. That the City’s supply of affordable housing be 
	

and enhanced; 

4. That commuter traffic not impede Muni transit service or okrburden  our streets or neighborhood parking; 

lY-1L4fl 	 - 
15 



5. That a diverse economic base be maintained by protecting our industrial and service sectors from 
displacement due to commercial office development, and that future opportunities for resident employment 
and ownership in these sectors be enhanced; 

6. That the City achieve the greatest possible 
	

to protect against injury and loss of life in an 
earthquake; 

7. That landmarks and historic buildings be preserveØ and 

8. That our parks and open space and their access to 
	

light and vistas be protected from development. 

=Th 

16 	SAN FRANCISCO PLANNING DEPARTMENT V 08072012 



-j 
City Planning Case No._______________________ 
Address: 	2123 Castro Street 
Block and Lot No. 6612/027 

PRIORITY GENERAL PLAN POLICY FINDINGS - PROP. M. 

1. That existing neighborhood-serving retail uses be preserved and enhanced andfuture opportunities for 
resident employment in and ownership of such businesses be enhanced; 

The proposed residential building is in a residential district and will not affect or deter neighborhood-serving 
retail uses. 

2. That existing housing and neighborhood character be conserved and protected in order to preserve the 
cultural and economic diversity of our neighborhoods; 

The existing neighborhood is a mixture of styles originally constructed as single and multi-family dwellings 
(1-2 units with two multifamily apartment buildings at the northeast and northwest corner of Castro Street 
and 28th  Street). This new single family home will preserve the neighborhood character through use of 
similar materials, detailing, massing and a more updated style compatible with surrounding newer and older 
buildings. 

3. That the City’s supply of affordable housing be preserved and enhanced; 

This pioperty is located in an area of Noe Valley’s residential buildings of a compatible price point and will 
enhance the supply of affordable family sized housing. 

4. That commuter traffic not impede Muni transit service or overburden our streets or neighborhood parking; 

Construction of this building will not create any affect where commuter traffic impedes Muni service. This 
proposed construction adds the required off-street parking where none currently exists. 

5. That a diverse economic base be maintained by protecting our industrial and service sectors from 
displacement due to commercial office development, and that future opportunities for resident employment 
and ownership in these sectors be enhanced; 

No businesses and jobs are being displaced by this proposal that is located in a strictly residential 
neighborhood. 

6. That the City achieve the greatest possible preparedness to protect against injury and loss of life in an 
earthquake; 

The construction of this building replaces a structurally deficient building with one that will achieve the 
greatest seismic strength and preparedness, per current building code standards, against injury and loss of 
life in an earthquake. 

7. That landmarks and historic buildings be preserved; and 

The existing house is not listed as a landmark in any of the typical historical registers, nor is it listed as a 
contributing building to a historic neighborhood. 

8. That our parks and open space and their access to sunlight and vistas be protected from development; 

No public parks and open space are near the site of this proposed dwelling. The open space on site shall be 
as required by the Planning Department’s guidelines for setbacks. 



Jessica Look 415 575-6812 jessica.look@sfgov.org
San Francisco City Planning 1650 Mission St #400,San Francisco, CA 94103

I strongly oppose the demolition of a sound, affordable house in my neighborhood to make way for
two huge, unaffordable buildings at 2123 and 2127 Castro Street. .

The proposed three-story buildings would be higher than any other single-family house on its block. I
am opposed to their scale and design elements. They are extremely out of character with
surrounding homes on the block and neighborhood. Their imposing concrete design would alter the
character and charm of this neighborhood and impose housing that is unaffordable to the majority of
the people who live here. In contrast, the existing house fits in well between its north and south'
neighbor, both 1.5 story cottages, both in architectural style, and in affordability. .

Please respect our right to maintain the character of our wonderful neighborhood by voting to
oppose this development. "
Sincerely,
[Your name]

D~.



Jessica Look 415 575-6812 jes_si~JJ.Js~QJs@g9QY~Q[g
San Francisco City Planning 1650 Mission St #400, San Francisco, CA 94103

I strongly oppose the demolition of a sound, affordable house in my neighborhood to make yvay for
two huge, unaffordable buildings at 2123 and 2127 Castro Street.

The proposed three-story buildings would be highe~ than ,any other single-family house on its block. I
am opposed to their scale and design elements. They are extremely out of character with
surrounding homes on the block and neighborhood. Their imposing concrete design would alter the
character and charm of this neighborhood and impose housing that is unaffordable to the majority of
the people who live here. In contrast, the existing house fits in well between its north and south
neighbor, both 1.5 story cottages, both in architectural style, and in affordability.

Please respect our right to maintain the character of our wonderful neighborhood by voting to
oppose this development. . .~
Sincerely,
[Your name]

NAME ADDRESS EMAIL.
2/0-:3
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February 11, 2014 
 
Re: 2123 and 2127 Castro Street  
 
To Whom It May Concern: 
 
The Noe Valley neighbors continue to have deep concerns 
regarding this project.  
 
Our concerns: 
 
1) The project will replace affordable, perfectly sound housing 
with high-cost housing. 
2) The proposed designs are out of keeping with the other houses 
on the block. 
3) The proposed designs do not take into consideration the 
contour of the lots. 
4) The height and bulk of the proposed buildings dwarf the 
majority of the houses in the neighborhood. 
 
 
For these reasons, we ask that you not approve the proposed 
demolition. 
 
Thank you for your consideration. 
 
Sincerely, 
 
Concerned residents of Noe Valley 
 
 
 























  

 
Passive House Institute US | PHIUS 

401 N. Michigan Ave Ste. 500   Chicago Illinois    60611 
www.passivehouse.us 

 
 

Lisa White 

Passive House Institute US 

401 N. Michigan Ave, Suite 500 

Chicago, IL 60611 

 

San Francisco Planning Commission 

1650 Mission Street, #400 

San Francisco, CA 94103 

 

RE: 2123 & 2127 Castro Street, San Francisco 94131 

 

Dear San Francisco Planning Commission,  

 

My name is Lisa White and I am the Certification Manager at the Passive House Institute 

US (PHIUS). I had the pleasure of reviewing and certifying the Equilibrium House at 

4564 19th Street.  Projects like this, which achieve PHIUS+ Certification, undergo 

rigorous energy model review as well as many tests on-site for quality assurance.   

Through thoughtful design and engineering, PHIUS+ Certified projects cut energy use 

for space conditioning by up to 90%, and overall energy use by 60%. The Equilibrium 

House cut their energy use for space conditioning by so much that they theoretically 

could heat the home with as little energy as a hairdryer, and they will require no 

cooling. This is incredibly important as we know today that the built environment 

accounts for 40% of nationwide energy use. Project teams, like Enu Construction, using 

passive building techniques are demonstrating responsibility by going well above and 

beyond code requirements in an effort to create a more sustainable community and care 

for the environment.  

 



  

 
Passive House Institute US | PHIUS 

401 N. Michigan Ave Ste. 500   Chicago Illinois    60611 
www.passivehouse.us 

 
 

Passive building is geared toward energy conservation -- a truly endless supply of 

energy we all may obtain with well planned, thoughtful design and implementation. In 

addition to substantial energy savings, passive building includes a host of other benefits. 

These include excellent indoor air quality, incredible levels of comfort for the occupants, 

and long term durability.  

 

The construction team for the Equilibrium House displayed coordinated design and 

attention to detail shown when an airtightness “blower door” test was done for the 

project. This home achieved an impressive result of 0.58ACH @ 50Pa – which is over 5x 

tighter than required by the international energy conservation code.  Airtightness is 

important for both indoor air quality and energy savings. 

 

After my experience working with the Equilibrium House project team, I believe they 

hold great intentions and clearly demonstrate care for their community and the 

environment.  

 

 

Sincerely, 

 

Lisa White 


































































































































































