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Memo to the Planning Commission 
HEARING DATE: JANUARY 8, 2015 

Previous Planning Commission Hearing: November 20, 2014 

 
 

Date: January 1, 2015 
Case No.: 2014.0177D / 2014.0178D 
Project Address: 53 STATES STREET 
Permit Application:  2014.0130.7476 (Demolition) 
 2014.0130.7472 (New Construction) 
Zoning: RH-2 (Residential House, Two-Family) 
 40-X Height and Bulk District 
Block/Lot: 2623/074 
Project Sponsor: John Lum, John Lum Architecture 
 3246 17th Street 
 San Francisco, CA 94110 
Staff Contact: Tina Chang – (415) 575-9197 
 tina.chang@sfgov.org 
Recommendation: Do Not Take DR and Approve Demolition and New Construction as 
 Proposed. 

 

BACKGROUND 
The Project Sponsor proposes to demolish an existing, vacant, one-story single-family dwelling and 
construct a new four-story two-family dwelling with two off-street parking spaces. The Property is 
located in an RH-2 (Residential House, Two-Family) Zoning District, and a 40-X Height and Bulk 
District. 
 
The proposed Project was heard before the Planning Commission on November 20, 2014. After public 
testimony in opposition to the Project, the Planning Commission continued the item to January 8, 2015. 
Although there were a variety of suggestions made during the hearing, the primary changes requested 
included: 

• Removal of the stair penthouse and roof deck 
• Vary the massing of the building 
• Reduce the massing and size of the structure 

 

CURRENT PROPOSAL 
The following changes have been made in response to the Commission’s concerns: 

• Removal of car lift for a subterranean garage reducing the gross square footage of the structure 
by approximately 1,000 square feet, the number of parking spaces from four to two, and the scale 
of the proposed building from five levels to four 

mailto:tina.chang@sfgov.org


Memo to Planning Commission CASE NO. 2014.0177D/2014.0178D 
Hearing Date:  January 8, 2014 53 States Street 

 2 

• Removal of the proposed roof deck and stair penthouse 

• Additional setback of the fourth level from 13’-9” to approximately 18’-2” from the front building 
wall on the west side of the building and 26’-11”on the east side of the building. 

• Reduction in size of the lower unit from 2,357 square feet to 2,125 square feet 

• Reduction in size of the upper unit from 2,620 square feet to 2,220 square feet 

The Department has not received any letters of opposition to or support of the Project since the hearing 
on November 20, 2014.   

 

REQUIRED COMMISSION ACTION 
In order for the Project to proceed, the Commission must decide whether or not to take Discretionary 
Review and approve the proposed demolition of the existing, vacant, single-family dwelling unit and 
new construction of a three-story, four-level, two-unit building within RH-2, and 40-X Height and Bulk 
District pursuant to Planning Code Section 317. 

 

BASIS FOR RECOMMENDATION  
 The Project Sponsor has reduced the mass and scale of the structure, as recommended by the 

Commission.  
 The Project Sponsor has relayed these changes to the neighbors. 
 The scale and mass of the new dwelling-units are contextual and compatible with the 

surrounding neighborhood character. 
 The Project is consistent with adopted City policies and General Plan. 
 The Project is Code-complying and meets all other applicable requirements of the Planning 

Department. 
 

 
 

 
Attachments: 
Revised Plans 
 
 
*If Commissioners need copies of the previous staff report, please contact staff ASAP. 
 
 
 

RECOMMENDATION: Approve with Conditions 
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TIEN-STATES

AS NOTED

11.19.13 Project Review ja

11.26.13 Pre-App Meeting ja

12.11.13 Pre-App Meeting ja

01.06.14 Pre-App Meeting ja

01.31.14 Demo/311 Submittal ja

06.24.14 Revision 1 ja

07.22.14 Revision 2 ja

11.10.14 Discretionary Review hm

12.09.14 Discretionary Review aa

12.22.14 Redesign aa

12.24.14 Redesign Revisions aa

REDUCED SET SCALE = 50%

SITE PHOTOS

A0.4

340 - 344 CASTRO ST. 15 & 17 STATES ST.

25  STATES ST. 27  STATES ST.

60 & 62 STATES ST.

53 STATES ST.51A & 51B STATES ST.

89 & 91 STATES ST.

41 STATES ST.

SAME SIDE OF STREET

SAME SIDE OF STREET

FACING SIDE OF STREET

(SUBJECT PROPERTY)(ADJACENT PROPERTY)

61 STATES57& 59 STATES ST.
(ADJACENT PROPERTY)

65 STATES

69 & 71 STATES

83 & 83A STATES

45 STATES ST.

37  STATES ST.
(36 UNITS)

85 & 87 STATES ST.

74 & 76 STATES 66 & 68 STATES

54 STATES ST. 44 & 46 STATES ST.
40 & 42 STATES ST. 36 & 38 STATES ST.

A

B C

A

B

C



scale :

project number :

project name :

date : issues/ revisions : by :

cl
ie

nt
 :

JO
HN

 L
U

M
 A

RC
HI

TE
CT

U
RE

 IN
C

.
32

46
 S

EV
EN

TE
EN

TH
 S

TR
EE

T 
SA

N
 F

RA
N

CI
SC

O
, C

A 
94

11
0

TE
L 

41
5 

55
8 

95
50

  F
AX

 4
15

 5
58

 0
55

4

30
4 

D
IA

M
O

N
D

 S
T

R
EE

T
SA

N
 F

R
A

N
C

IS
C

O
, C

A
 9

41
14

st
ep

he
n 

bj
or

ga
n 

/ p
hi

lip
pe

 fo
rg

ue
s

62
7 

ca
st

ro
 s

t
sa

n 
fr

an
ci

sc
o,

 c
a 

94
11

4

00000

BJORGAN / FORGUES

10. 31
.

15

scale :

project number :

project name :

date : issues/ revisions : by :

cl
ie

nt
 :

JO
HN

 L
U

M
 A

RC
HI

TE
CT

U
RE

 IN
C

.
32

46
 S

EV
EN

TE
EN

TH
 S

TR
EE

T 
SA

N
 F

RA
N

CI
SC

O
, C

A 
94

11
0

TE
L 

41
5 

55
8 

95
50

  F
AX

 4
15

 5
58

 0
55

4

T
IE

N
-S

T
A

T
ES

 R
ES

ID
EN

C
E

53
 S

T
A

T
ES

 S
T

SA
N

 F
R

A
N

C
IS

C
O

, C
A

 9
41

14 tie
n

53
 s

ta
te

s 
st

sa
n 

fr
an

ci
sc

o,
 c

a 
94

11
4

TIEN-STATES

AS NOTED

11.19.13 Project Review ja

11.26.13 Pre-App Meeting ja

12.11.13 Pre-App Meeting ja

01.06.14 Pre-App Meeting ja

01.31.14 Demo/311 Submittal ja

06.24.14 Revision 1 ja

07.22.14 Revision 2 ja

11.10.14 Discretionary Review hm

12.09.14 Discretionary Review aa

12.22.14 Redesign aa

12.24.14 Redesign Revisions aa

REDUCED SET SCALE = 50%

EXISTING / DEMO
FLOOR PLANS

A1.0

DN

7'-3" 3'-3"

ELECTRIC
HEATER

FAN

W/D

EXISTING/DEMO FLOOR PLAN: BASEMENT
Scale: 1/4" = 1'-0"

1
A1.0

FAMILY ROOM
 

LAUNDRY
 

BATH
 

BEDROOM
 

SOIL

REMOVE (E) CONCRETE 
RETAINING WALLS, TYP.

REMOVE (E) FLOORING & FRAMING, 
PREPARE AREA FOR (N) CONCRETE 
SLAB, TYP.

REMOVE (E) PLUMBING 
FIXTURES, TYP.

REMOVE (E) EXTERIOR WALL 
FRAMING AND FOUNDATION, TYP.

REMOVE (E) STAIR AND RAILING

REMOVE (E) EQUIPMENT, TYP.

REMOVE (E) WINDOWS AND DOORS, TYP.

REMOVE (E) INTERIOR WALL 
FRAMING, TYP.

18'-4 1/2"

35
'-8

"
17

'-1
0 

1/
2"

53
'-6

 1
/2

"

16'-3 1/2"

10'-9" N

6'-6 1/2"

7'-8" 6'-7"

DN

EXISTING/DEMO FLOOR PLAN: FIRST FLOOR
Scale: 1/4" = 1'-0"

2
A1.0

LIVING ROOM
 

BEDROOM
 

KITCHEN
 

BATH
 

FOYER
 

BEDROOM
 

DN

DINING
 

REMOVE (E) FLOORING & FRAMING

REMOVE (E) PATIO, RAILING, 
RAMP

REMOVE (E) EXTERIOR WALL 
FRAMING , TYP.

REMOVE (E) WINDOWS AND DOORS, TYP.

REMOVE (E) INTERIOR WALL 
FRAMING, TYP.

18'-5"

1'-9" 6'-5 1/2"

26
'-8

"
4'

-2
 1

/2
"

18
'-0

"

48
'-1

0 
1/

2"

10'-9"

14
'-0

"

7'-8"

3'-7 1/2"

N

6'-7"

7'-8" 6'-7"



scale :

project number :

project name :

date : issues/ revisions : by :

cl
ie

nt
 :

JO
HN

 L
U

M
 A

RC
HI

TE
CT

U
RE

 IN
C

.
32

46
 S

EV
EN

TE
EN

TH
 S

TR
EE

T 
SA

N
 F

RA
N

CI
SC

O
, C

A 
94

11
0

TE
L 

41
5 

55
8 

95
50

  F
AX

 4
15

 5
58

 0
55

4

30
4 

D
IA

M
O

N
D

 S
T

R
EE

T
SA

N
 F

R
A

N
C

IS
C

O
, C

A
 9

41
14

st
ep

he
n 

bj
or

ga
n 

/ p
hi

lip
pe

 fo
rg

ue
s

62
7 

ca
st

ro
 s

t
sa

n 
fr

an
ci

sc
o,

 c
a 

94
11

4

00000

BJORGAN / FORGUES

10. 31
.

15

scale :

project number :

project name :

date : issues/ revisions : by :

cl
ie

nt
 :

JO
HN

 L
U

M
 A

RC
HI

TE
CT

U
RE

 IN
C

.
32

46
 S

EV
EN

TE
EN

TH
 S

TR
EE

T 
SA

N
 F

RA
N

CI
SC

O
, C

A 
94

11
0

TE
L 

41
5 

55
8 

95
50

  F
AX

 4
15

 5
58

 0
55

4

T
IE

N
-S

T
A

T
ES

 R
ES

ID
EN

C
E

53
 S

T
A

T
ES

 S
T

SA
N

 F
R

A
N

C
IS

C
O

, C
A

 9
41

14 tie
n

53
 s

ta
te

s 
st

sa
n 

fr
an

ci
sc

o,
 c

a 
94

11
4

TIEN-STATES

AS NOTED

11.19.13 Project Review ja

11.26.13 Pre-App Meeting ja

12.11.13 Pre-App Meeting ja

01.06.14 Pre-App Meeting ja

01.31.14 Demo/311 Submittal ja

06.24.14 Revision 1 ja

07.22.14 Revision 2 ja

11.10.14 Discretionary Review hm

12.09.14 Discretionary Review aa

12.22.14 Redesign aa

12.24.14 Redesign Revisions aa

REDUCED SET SCALE = 50%

PROPOSED FIRST
FLOOR/GARAGE

PLAN

A2.0

UP

STAIR
SLOPED CLG.

UP
 

FA
U

FA
U

W
H

W
H

(N) 8'-9 1/2" (N) 6'-8 1/2" (N) 15'-0"

(N) 4'-8" (N) 6'-5" (N) 4'-1" (N) 4'-11 1/2" (N) 14'-4"

(N
) 

18
'-7

"

PROPOSED FIRST FLOOR/GARAGE PLAN
1/8" = 1'-0"

1
A2.0

GARAGE
C.H. 9'-2"

18'7" x 31'1"

CLOSET
SLOPED CLG. ELEVATOR

 

MUDROOM
C.H. 9'-0"

4'11" x 10'11"
UP

SLOPED
BATH

C.H. 9'-0"
8'2" x 8'10"

BEDROOM
C.H. 9'-0"

11'9" x 15'0"

BEDROOM
C.H. 9'-0"

11'0" x 12'0"

BATH
C.H. 9'-0"
7'7" x 5'5"

LAUNDRY
C.H. 9'-0"

7'7" x 4'1"

W/D

UP TO
UPPER
DECK

CLOSET
 

CLOSET
C.H.9'-0"

8'4" x 6'8"

N

UP TO FRONT
ENTRANCE

1
A3.5

1/A3.2

4/A3.2

1/
A3

.1

3/
A3

.1

(E) ADJ. PROPERTY 64'-9"

(N
) 

11
'-9

"
(N

) 
11

'-0
"

(N) 5'-7 1/2"(N) 15'-11"

(N
) 

10
'-1

1"

(N) 40'-3"

(E) ADJ. PROPERTY 104'-6"

(N) 53 STATES 76'-2"

(N) 53 STATES 64'-0"

(N
) 

12
'-4

"
(N

) 
12

'-8
"

(N) 12'-2"

REQ'D REAR YARD: 26'-5" (25% LOT DEPTH)

(N) DECK ABOVE 3'-0"

(N) STAIR 3'-0"

(N) SIDEWALK ENCROACHMENT 1'-11"

(N) FIRE-RATED PROPERTY-LINE 
WALL






















	Memo to the Planning Commission
	hearing date: January 8, 2015
	background
	Current proposal
	required commission action
	basis for recommendation

	141230 - Tien States DR.pdf
	A0.0 [Title Sheet]
	Viewport-2

	A0.1 [(E) SITE PLAN]
	Viewport-33
	Viewport-35

	A0.2 [(N) Site Plan]
	Viewport-45
	Viewport-122

	A0.3 [SITE PHOTOS]
	Viewport-51

	A0.4 [SITE PHOTOS]
	Viewport-52

	A1.0 [(E) FLOOR PLANS]
	Viewport-4
	Viewport-6
	Viewport-7

	A2.0 [(N) First Floor Plan]
	Viewport-12
	Viewport-13

	A2.1 [(N) Second Floor Plan]
	Viewport-120
	Viewport-121

	A2.2 [(N) Third Floor Plans]
	Viewport-32
	Viewport-15

	A2.3 [(N) Fourth Floor Plans]
	Viewport-124
	Viewport-125

	A3.0 [(E) ELEVATIONS]
	Viewport-22
	Viewport-23
	Viewport-21
	Viewport-5
	Viewport-20

	A3.1 [(N) ELEV - NORTH]
	Viewport-105
	Viewport-36

	A3.2 [(N) ELEV - WEST]
	Viewport-38
	1/A3.2

	A3.3 [(N) ELEV - SOUTH]
	Viewport-44
	1/A3.3

	A3.4 [(N) ELEV - EAST]
	Viewport-50
	2/A3.6

	A3.5 [BUILDING SECTION]
	Viewport-49
	1/A3.5

	A3.9 [RENDER - REDESIGN]
	Viewport-111
	Viewport-109
	Viewport-83
	Viewport-31
	Viewport-102
	Viewport-119


	Tien States DR 141231.pdf
	A0.0-Title Sheet
	Viewport-2

	A0.1-(E) SITE PLAN
	Viewport-33
	Viewport-35

	A0.2-(N) Site Plan
	Viewport-45
	Viewport-122

	A0.3-SITE PHOTOS
	Viewport-51

	A0.4-SITE PHOTOS
	Viewport-52

	A1.0-(E) FLOOR PLANS
	Viewport-4
	Viewport-6
	Viewport-7

	A2.0-(N) First Floor Plan
	Viewport-12
	Viewport-13

	A2.1-(N) Second Floor Plan
	Viewport-120
	Viewport-121

	A2.2-(N) Third Floor Plans
	Viewport-32
	Viewport-15

	A2.3-(N) Fourth Floor Plans
	Viewport-124
	Viewport-125

	A3.0-(E) ELEVATIONS
	Viewport-22
	Viewport-23
	Viewport-21
	Viewport-5
	Viewport-20

	A3.1-(N) ELEV - NORTH
	Viewport-105
	Viewport-36

	A3.2-(N) ELEV - WEST
	Viewport-38
	1/A3.2

	A3.3-(N) ELEV - SOUTH
	Viewport-44
	1/A3.3

	A3.4-(N) ELEV - EAST
	Viewport-50
	2/A3.6

	A3.5-BUILDING SECTION
	Viewport-49
	1/A3.5

	A3.9-RENDER - REDESIGN
	Viewport-111
	Viewport-109
	Viewport-83
	Viewport-31
	Viewport-102
	Viewport-119



