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Memo to the Planning Commission
HEARING DATE: JUNE 16, 2016

Continued from the April 28, 2016 Hearing
 

Date: June 9, 2016 
Case No.: 2015-004434DRP 
Project Address: 3790-3792 21st Street 
Permit Application: 2015.04.10.3305 
Zoning: RH-2 [Residential House, Two-Family] 
 40-X Height and Bulk District 
Block/Lot: 3604/026A 
Project Sponsor: Bill Egan 
 15 Perego Ter, #5 
 San Francisco, CA 94131 
Staff Contact: Nancy Tran– (415) 575-9174 
 nancy.h.tran@sfgov.org 
Recommendation: Approve the project as proposed 

 

BACKGROUND
On January 14, 2016, the Planning Commission closed public comment and continued the proposed 
project at 3790-3792 21st Street to April 14, 2016. During deliberation, the Commission expressed concerns 
regarding the disproportionate size of units and lower unit’s floor plan. The Commission also requested 
project design revisions to address the long 21st Street façade, window proportion and material treatment. 
 
On April 14, 2016, the Commission continued the project to April 28, 2016 to allow the Project Sponsor 
additional time to address the Commission’s comments. 
 
On April 28, 2016 the Commission continued the project to June 16, 2016. 
 

CURRENT PROPOSAL
The project was revised to improve the equity between units, project design and address additional 
Residential Design Team (RDT) comments; the changes do not require new Section 311 notification. The 
lower unit, previously proposed as an 828 square foot studio, was widened approximately 1 foot 6 inches 
and reconfigured into a 920 square foot one-bedroom unit. Direct access to/from the garage and lower 
unit was removed and additional windows for light and air were introduced along 21st Street and the 
new rear yard light well. Per the Commission’s discussion, the Project Sponsor revised the subject 
property’s design by modifying the structure’s proposed volume reduction on all floors. The façade’s 
articulation was also modified based on the Commission and RDT’s comments. 
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RESIDENTIAL DESIGN TEAM REVIEW
The Residential Design Team (RDT) reviewed the project following the revision submittal and requested 
the changes listed below. The project has been partially revised based on RDT’s design requests and are 
the official plans submitted to the Commission. 

Eliminate the Juliet balcony at the right corner of the front façade, but keep the inset.  
Eliminate the corner void on the first floor – the deck area should be interior space to solidify 
the massing. 
Increase vertical proportions at the corner; adding the 2nd story window that is missing from 
the elevation may achieve this direction. 

 

REQUIRED COMMISSION ACTION
In order for the project to proceed, the Commission must approve the project as proposed or take DR on 
the proposed plans. 
 

BASIS FOR RECOMMENDATION
The project sponsor has addressed the Commission’s previous comments regarding floor plan 
and exterior design. 
The proposed Project meets all applicable requirements of the Planning Code.  

 

RECOMMENDATION: Approve the project as proposed 

 
Attachments: 
Revised Plans 
Public Comment 
Discretionary Review Abbreviated Analysis dated January 4, 2016 
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OWNER / CONTACT 
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415.515.4837 
 
ARCHITECT 
BILL  EGAN 
15  PEREGO  TERRACE  #5 
SAN  FRANCISCO,  CA.  94131 
415.260.1228 
 

PROJECT  DATA 
 
ADDRESS - 3790, 3792 TWENTY-FIRST STREET, SAN FRANCISCO, CA 
BLOCK / LOT - 3604/026A 
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OCCUPANCY  CLASS - R3 
CONSTRUCTION - 5B 
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Discretionary Review
Abbreviated Analysis

HEARING DATE: JANUARY 14, 2016
 
Date: January 4, 2016 
Case No.: 2015-004434DRP 
Project Address: 3790-3792 21st Street 
Permit Application: 2015.04.10.3305 
Zoning: RH-2 [Residential House, Two-Family] 
 40-X Height and Bulk District 
Block/Lot: 3604/026A 
Project Sponsor: Bill Egan 
 15 Perego Ter, #5 
 San Francisco, CA 94131 
Staff Contact: Nancy Tran – (415) 575-9174 
 nancy.h.tran@sfgov.org 
Recommendation: Do not take DR and approve as proposed 
 

PROJECT DESCRIPTION
The proposal is construction of a new third story addition with roof deck, lightwell infill, excavation to 
create a basement level and extensive interior remodeling. The project includes exterior changes such as 
relocation of off-street parking from 21st Street to Noe Street, replacement of two garage doors with a 
single door, as well reconfiguration/replacement of windows and doors on the existing two-family 
dwelling. 
 
SITE DESCRIPTION AND PRESENT USE
The project site is on the northeast corner of 21st and Noe Streets, Lot 026A in Assessor’s Block 3604 and is 
located within the RH-2 (Residential House, Two-Family) Zoning District and the 40-X Height and Bulk 
District. The ~1,700 SF lot has 30’ of frontage and a depth of 58’. The property is a developed two-story, 
~1,500 square foot building (~2,150 GFA) with two off-street parking spaces on the ground floor and was 
constructed circa 1929. 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD
The subject property is located in a residential area located along the southerly border of Castro/Upper 
Market and adjacent to an RH-1 (Residential, One Family) district. Parcels within the immediate vicinity 
consist of single- and two-family dwellings of varied design and construction dates. 
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CASE NO. 2015-004434DRP
3790-3792 21st Street

BUILDING PERMIT NOTIFICATION
 

TYPE
REQUIRED

PERIOD
NOTIFICATION DATES DR FILE DATE DR HEARING DATE FILING TO 

HEARING TIME

311 
Notice 

30 days 
August 18, 2015 – 

September 17, 2015 
September 17, 2015 January 14, 2016 119 days 

 
HEARING NOTIFICATION
 

TYPE
REQUIRED 

PERIOD
REQUIRED NOTICE DATE ACTUAL NOTICE DATE

ACTUAL 
PERIOD

Posted Notice 10 days January 4, 2016 January 4, 2016 10 days 
Mailed Notice 10 days January 4, 2016 December 31, 2015 14 days 

 
 
PUBLIC COMMENT
 

SUPPORT OPPOSED NO POSITION

Adjacent neighbor(s) 1 - - 
Other neighbors on the 
block or directly across 
the street 

- 1 (DR requestor) - 

Neighborhood groups - - - 
 
Support – Laurie Gottlieb – Adjacent owner/occupant at 3782 21st Street, expressed support for the 

project. 

 
DR REQUESTOR
Ellen Soulis, 3791 21st Street, San Francisco, CA 94114 
Requestor is the abutter located across the street (south) of the subject property. 
 
DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES
See attached Discretionary Review Application, dated September 17, 2015. 
 
PROJECT SPONSOR’S RESPONSE TO DR APPLICATION
See attached Response to Discretionary Review, dated December 1, 2015. 
 
ENVIRONMENTAL REVIEW
The Department has determined that the proposed project is exempt/excluded from environmental 
review, pursuant to CEQA Guideline Section 15301 (Class One - Minor Alteration of Existing Facility, (e) 
Additions to existing structures provided that the addition will not result in an increase of more than 
10,000 square feet). Upon review of Environmental Application No. 2015-004434ENV, historic 
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CASE NO. 2015-004434DRP
3790-3792 21st Street

preservation staff concluded that the subject property is not eligible for listing in the California Register 
under any criteria individually or as part of a historic district. Preservation staff comments associated 
with the exemption are included in the attached CEQA Categorical Determination document. 
 
RESIDENTIAL DESIGN TEAM REVIEW
The Residential Design Team (RDT) reviewed the project following the submittal of the Request for 
Discretionary Review and found that the proposed project meets the standards of the Residential Design 
Guidelines (RDGs) and that the project does not present any exceptional or extraordinary circumstances 
for the following reason: 
 
1. The proposed massing is appropriate as the project is a corner building and is adjacent to other 3-

story buildings on the block-face of Noe Street.  
 
In response to the DR requestor’s concern with respect to form, RDT instructed the project sponsor to 
make modifications to the project. The project has been satisfactorily revised to address RDT’s design 
requests listed below and are the official plans submitted to the Commission. 
 
1. Propose a solid railing/parapet to provide a strong roof cap as viewed from the public right-of-way. 
2. Provide appropriate high quality window trim. 
3. Provide additional information on façade materials (quality, application and finishes). 
4. Improve the first two floor window/glazing proportions to better relate to the more vertical 

proportions and solid-to-void ratio found in the immediate neighborhood. (The window proportions 
at the 3rd floor are acceptable). 

 
Under the Commission’s pending DR Reform Legislation, this project would not be referred to the 
Commission as this project does not contain or create any exceptional or extraordinary circumstances. 
 

RECOMMENDATION: Do not take DR and approve project as proposed 

 
Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Context Photographs 
CEQA Categorical Exemption Determination 
Section 311 Notice 
DR Notice 
DR Application 
Response to DR Application dated December 1, 2015 
Revised Plans per RDT Comments 
Public Comments 
 
NT: I:\Cases\2015\ 2015-004434DRP - 21st St_3790-3792
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*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.

Sanborn Map*
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Zoning Map
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1650 Miss ion Street Suite 400   San Franc isco,  CA 94103  

NOTICE OF BUILDING PERMIT APPLICATION   (SECTION 311) 
 

On April 10, 2015, the Applicant named below filed Building Permit Application No. 2015.04.10.3305 with the City and 
County of San Francisco. 
 

P R O P E R T Y  I N F O R M A T I O N  A P P L I C A N T  I N F O R M A T I O N  
Project Address: 3790-3792 21st Street Applicant: Bill Egan 
Cross Street(s): Noe Street Address: 15 Perego Ter, #5 
Block/Lot No.: 3604/026A City, State: San Francisco, CA  94131 
Zoning District(s): RH-2 / 40-X Telephone: (415) 260-1228 

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 

PROJ ECT F EATURES  EXISTING  PROPOSED  
Building Use Residential Residential 
Front Setback None No Change 
Side Setbacks None No Change  
Building Depth 50 feet No Change 
Rear Yard 8 feet No Change 
Building Height 32 feet 38 feet 6 inches 
Number of Stories 2 3+basement 
Number of Dwelling Units 2 No Change 
Number of Parking Spaces 2 No Change 

P R O J E C T  D E S C R I P T I O N  
The project proposes a new third story addition with roof deck, three-story lightwell infill, excavation to create a basement level 
and extensive interior remodeling. The project includes exterior changes such as parking/curbcut relocation from 21st Street to 
Noe Street as well reconfiguration/replacement of windows and doors. See attached plans. 
 
The issuance of the building permit by the Department of Building Inspection or the Planning Commission project approval at 
a discretionary review hearing would constitute as the Approval Action for the project for the purposes of CEQA, pursuant to 
Section 31.04(h) of the San Francisco Administrative Code. 

For more information, please contact Planning Department staff: 
Planner:  Nancy Tran 
Telephone: (415) 575-9174       Notice Date:   
E-mail:  nancy.h.tran@sfgov.org      Expiration Date:   

8/18/15
9/17/15



GENERAL INFORMATION ABOUT PROCEDURES 
Reduced copies of the proposed project plans have been included in this mailing for your information.  If you have questions 
about the plans, please contact the project Applicant listed on the front of this notice. You may wish to discuss the plans with 
your neighbors or neighborhood association, as they may already be aware of the project. If you have general questions about 
the Planning Department’s review process, please contact the Planning Information Center at 1660 Mission Street, 1st Floor (415/ 
558-6377) between 8:00am - 5:00pm Monday-Friday.  If you have specific questions about the proposed project, you should 
contact the planner listed on the front of this notice.  

If you believe that the impact on you from the proposed project is significant and you wish to seek to change the project, there 
are several procedures you may use. We strongly urge that steps 1 and 2 be taken.  

1. Request a meeting with the project Applicant to get more information and to explain the project's impact on you. 
2. Contact the nonprofit organization Community Boards at (415) 920-3820, or online at www.communityboards.org for a 

facilitated discussion in a safe and collaborative environment. Community Boards acts as a neutral third party and has, 
on many occasions, helped reach mutually agreeable solutions.   

3. Where you have attempted, through the use of the above steps or other means, to address potential problems without 
success, please contact the planner listed on the front of this notice to discuss your concerns. 

If, after exhausting the procedures outlined above, you still believe that exceptional and extraordinary circumstances exist, you 
have the option to request that the Planning Commission exercise its discretionary powers to review the project. These powers 
are reserved for use in exceptional and extraordinary circumstances for projects which generally conflict with the City's General 
Plan and the Priority Policies of the Planning Code; therefore the Commission exercises its discretion with utmost restraint. This 
procedure is called Discretionary Review. If you believe the project warrants Discretionary Review by the Planning 
Commission, you must file a Discretionary Review application prior to the Expiration Date shown on the front of this notice. 
Discretionary Review applications are available at the Planning Information Center (PIC), 1660 Mission Street, 1st Floor, or 
online at www.sfplanning.org). You must submit the application in person at the Planning Information Center (PIC) between 
8:00am - 5:00pm Monday-Friday, with all required materials and a check payable to the Planning Department.  To determine the 
fee for a Discretionary Review, please refer to the Planning Department Fee Schedule available at www.sfplanning.org. If the 
project includes multiple building permits, i.e. demolition and new construction, a separate request for Discretionary Review 
must be submitted, with all required materials and fee, for each permit that you feel will have an impact on you.   
Incomplete applications will not be accepted. 

If no Discretionary Review Applications have been filed within the Notification Period, the Planning Department will approve 
the application and forward it to the Department of Building Inspection for its review. 

BOARD OF APPEALS 

An appeal of the Planning Commission’s decision on a Discretionary Review case may be made to the Board of Appeals within 
15 calendar days after the building permit is issued (or denied) by the Department of Building Inspection. Appeals must be 
submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 304. For further information about appeals to 
the Board of Appeals, including current fees, contact the Board of Appeals at (415) 575-6880. 

ENVIRONMENTAL REVIEW 

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part of this 
process, the Department’s Environmental Review Officer has deemed this project to be exempt from further environmental 
review, an exemption determination has been prepared and can be obtained through the Exemption Map, on-line, at 
www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may be made to the Board of 
Supervisors within 30 calendar days after the project approval action identified on the determination. The procedures for filing 
an appeal of an exemption determination are available from the Clerk of the Board at City Hall, Room 244, or by calling (415) 
554-5184.     

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a hearing on 
the project or in written correspondence delivered to the Board of Supervisors, Planning Commission, Planning Department or 
other City board, commission or department at, or prior to, such hearing, or as part of the appeal hearing process on the CEQA 
decision. 















1650 Miss ion Street , Sui te  400 •  San Franc isco,  CA 94103 •  Fax (415)  558-6409

NOTICE OF PUBLIC HEARING  
Hearing Date: Thursday, January 14, 2015
Time: 12:00 PM (noon)
Location: City Hall, 1 Dr. Carlton B. Goodlett Place, Room 400
Case Type: Discretionary Review
Hearing Body: Planning Commission

 P R O P E R T Y  I N F O R M A T I O N  A P P L I C A T I O N  I N F O R M A T I O N  

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

The request is a for a Discretionary Review of Building Permit Application No. 2015.04.10.3305
proposing construction of a new third story addition with roof deck, three-story lightwell infill, 
excavation to create a basement level and extensive interior remodeling. The project includes exterior 
changes such as parking/curbcut relocation from 21st Street to Noe Street as well 
reconfiguration/replacement of windows and doors on the existing two-family dwelling.

A Planning Commission approval at the public hearing would constitute the Approval Action for the 
project for the purposes of CEQA, pursuant to San Francisco Administrative Code Section 31.04(h).

Project Address: 3790-3792 21st St
Cross Street(s): Noe Street
Block /Lot No.: 3604/026A
Zoning District(s): RH-2 / 40-X
Area Plan: N/A

Case No.: 2015-004434DRP
Building Permit: 2015.04.10.3305
Applicant: Bill Egan
Telephone: (415) 260-1228
E-Mail: billegan7@gmail.com

A D D I T I O N A L  I N F O R M A T I O N  

FOR MORE INFORMATION, PLEASE CONTACT PLANNING DEPARTMENT STAFF: 
Planner: Nancy Tran Telephone: (415) 575-9174 E-Mail: nancy.h.tran@sfgov.org

ARCHITECTURAL PLANS: If you are interested in viewing the plans for the proposed project please 
contact the planner listed below. The plans of the proposed project will also be available one week 
prior to the hearing through the Planning Commission agenda at: http://www.sf-planning.org

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.



GENERAL INFORMATION ABOUT PROCEDURES
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

HEARING INFORMATION 

You are receiving this notice because you are either a property owner or resident that is adjacent to the proposed project or 
are an interested party on record with the Planning Department.  You are not required to take any action.  For more 
information regarding the proposed work, or to express concerns about the project, please contact the Applicant or 
Planner listed on this notice as soon as possible.  Additionally, you may wish to discuss the project with your neighbors 
and/or neighborhood association as they may already be aware of the project. 

Persons who are unable to attend the public hearing may submit written comments regarding this application to the 
Planner listed on the front of this notice, Planning Department, 1650 Mission Street, Suite 400, San Francisco, CA 94103, by 
5:00 pm the day before the hearing.  These comments will be made a part of the official public record and will be brought to 
the attention of the person or persons conducting the public hearing. 

Comments that cannot be delivered by 5:00 pm the day before the hearing may be taken directly to the hearing at the 
location listed on the front of this notice.  Comments received at 1650 Mission Street after the deadline will be placed in the 
project file, but may not be brought to the attention of the Planning Commission at the public hearing.   

APPEAL INFORMATION 

An appeal of the approval (or denial) of a building permit application by the Planning Commission may be made to the 
Board of Appeals within 15 calendar days after the building permit is issued (or denied) by the Director of the Department 
of Building Inspection. Appeals must be submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 
304. For further information about appeals to the Board of Appeals, including current fees, contact the Board of Appeals at 
(415) 575-6880. 

ENVIRONMENTAL REVIEW 

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part of this 
process, the Department’s Environmental Review Officer has deemed this project to be exempt from further environmental 
review, an exemption determination has been prepared and can be obtained through the Exemption Map, on-line, at 
www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may be made to the Board of 
Supervisors within 30 calendar days after the project approval action identified on the determination. The procedures for 
filing an appeal of an exemption determination are available from the Clerk of the Board at City Hall, Room 244, or by 
calling (415) 554-5184.     

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a hearing 
on the project or in written correspondence delivered to the Board of Supervisors, Planning Commission, Planning 
Department or other City board, commission or department at, or prior to, such hearing, or as part of the appeal hearing 
process on the CEQA decision. 
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December 1, 2015 

Subject: DR Response 
Project Address: 3790 21st Street 
Application No.: 2015.0410.3305 

Question 1.  

1) We understand the 50’ facade is different than most buildings on the block due to the orientation of 
this corner lot. To address this issue we have incorporated projecting building elements, built-up trim 
elements and recesses to modulate the expanse of the wall. We have also introduced contrasting 
building materials to accentuate the various building elements. The exterior materials were specifical-
ly chosen to coordinate with the materials typically found in the neighborhood - stucco, wood and 
stone. The proportion of the bays and windows were also designed to be compatible in scale with 
similar elements in the neighborhood. 

2) The house is currently a two story duplex and we have proposed a 3 story duplex over a new base-
ment level that is accessed from Noe Street. As viewed from 21st Street the proposed building is a 3 
story building with the top story recessed from the perimeter walls of the 2nd story. A 3 story building 
as proposed is completely consistent with this block of 21st Street where 2/3 of the buildings are 3 
stories - many of which have a 3rd story front wall that is flush with the front wall of the 2nd story. 

3) The proposed 21st Street facade has a single point of entry to the house with no garage openings 
which is consistent with this neighborhood where the majority of the houses have a single point of en-
try and a single or no garage door. 

4) The architecture of the block is a wide mix of styles - Victorian, Craftsmen, Mediterranean Revival, 
Gothic Revival, Modern and Contemporary. The proposed building is simply another individual styled 
building that would be part of the eclectic variety of the neighborhood. 

5) With regards to the Noe street facade and massing, the proposed elevation is consistent with the 
height and massing of the adjacent buildings. The immediate adjacent building is a 3 story over 
garage residence and the next building to the north is a 4 story over garage residence. 

6) With regards to the impact the new story would have on the public experience we feel that the set-
backs from the streets that have been incorporated into the design  would mitigate any negative effect 
to the public experience of the neighborhood and the city. 

Question 2. 

1) With respect to the adjacent east property owner who's yard is most directly effected by the remodel, 
we  have worked consistently during the design process to coordinate the design with her concerns. 
Specifically, the east wall of the new 3rd floor was moved back to be 15’ from the east property line, 
most of the new proposed roof deck was removed along the east property line and the glass portion 
of the guardrail along the east property line was replaced with a stucco wall guardrail. These changes 
were made after filing the initial plans but are incorporated in the current plans being reviewed.  

       Her letter of support for the current design is attached. 
2)    Regarding the issues presented by the DR requester, for the reasons stated in Question #1 we feel  
       that the proposed design is consistent with the fabric of the neighborhood and with the City’s  
       Residential Design Guidelines and in general many of the issues stated in the DR had been  
       considered and addressed during the deign process and already incorporated into the proposed  
       design. 
3)    Both myself and Mr. Niland reached out to Mrs. Soulis by phone and email after the DR had been  
       filed to discuss her issues but did not receive a reply. 

Bill Egan,  Architect 

15  Perego  Terrace,  Suite  5, San Francisco, Ca. 94131          415.260.1228                       billegan7@gmail.com



Question 3) 

We feel the proposed design incorporates the following elements so as not to have a negative impact on 
the surrounding properties. 
1) The new 3rd floor has been set back substantially from the 21st and Noe Streets to minimize any im-

pact on the light and openness of the street corner. It also minimizes the bulk of the building along the 
front facade. 

2) The new 3rd floor has been set back 15’ from the east property line to maintain light and privacy for 
that property. 

3) The north wall at the new 3rd floor has been setback 3’ along the adjacent north property’s light well 
to provide a contributing light well. 

4) The SE and SW corner walls of the addition have been recessed from the adjacent perimeter walls to 
soften the building mass at the corners. 

5) The roof deck guardrails are primarily solid to present a gradual transition to the new recessed 3rd 
story. 

6) The floor area of the new 3rd story has been limited to 754 s.f. [43% of the lot area]. 

Respectfully submitted, 

Bill Egan

Bill Egan,  Architect 

15  Perego  Terrace,  Suite  5, San Francisco, Ca. 94131          415.260.1228                       billegan7@gmail.com
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Moscone
Emblidge
& Otis LLP

220 MontgomerySt ‘une 9 2016 SCOff EMBLIDGE
Suite 2100 ‘ Partner

San Francisco emblidge@mosconelaw.com
California 94104 I/ia Email and Hand Deliucry

Ph: (415) 362-3599
Fax: (415) 362-2006 Nancy Tran

www.mosconelaw.com Planner, Southwest Quadrant, Current Planning
Planning Department
City and County of San Francisco
1650 Mission Street, Suite 400
San Francisco, CA 94103
Email: Nancy.H.Tran@sfgov.org

Re: 3790-3792 21st St

Dear Nancy:

I am writing to update you and the members of the Commission about the
efforts the project sponsors have made to respond to the concerns the
Commission expressed about this project at its January 14, 2016 meeting.

First, let me provide some background. This project involves the remodel
of a t’vo-unit residential building at the corner of 21st and Noe Streets.
Exhibit A shows how the building looks today.

This matter came before the Commission through an application for
discretionary review filed by Ellen Soulis, who resides across the street from
the project site. In her application for discretionary review, Ms. Soulis raised
two issues: the “façade design decisions have created a more monolithic-
styled structure . . out of scale with its environs,” and a perceived
interference with “the clear quality of light as it interplay with hillside
topography on view in the distance.”

The project sponsors believed they had satisfied Ms. Soulis’s concerns, and
staff recommended that Commission not take discretionary review and
approve the project. Nonetheless, this matter came to hearing on January
14. At the hearing, Ms. Soulis did not speak. The Commission expressed
concerns about the plainness of the exterior façade and the configuration of
the smaller, second unit in the building. The Commissioner voted to
continue the matter and directed the projects sponsors to come back with
revised drawings that addressed the Commission’s concerns.
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Exterior Facade. Exhibit B shows how the exterior façade was depicted for the
Commission at the January 14 meeting. Since then, the project architect Bill Egan
has come up with additional façade treatments to make the façade more interesting
and less monolithic appearing. Those treatments are shown in Exhibit C. Ms. Soulis
has said that Mr. Egan’s new plans have “accommodated [her] wishes.” See Exhibit
D.) \Ve have also spoken with Kristen Grannan who addressed the Commission at
the last meeting and she has said she is “fine moving fonvard” with project as revised.
(Exhibit E.) In addition, another adjacent neighbor, Laurie Gottlieb, supports the
project. (See Exhibit F.) At present, we are not aware of any opposition to the
design of this project.

Second Unit. Apparently the Commission has raised concerns about several recent
projects where it appeared that a second unit in a two-unit building had been
designed so that the second unit could easily be incorporated into the larger unit.
Because this would result in the loss of a unit at a time when housing is so scarce in
our City, the Commission understandably does not want to put its stamp of approval
on a project that might decrease the housing stock. This was never the intent of the
design of this project.

The current building has a small second unit — a 652-square-foot studio. When the
project sponsors came before you in January, they were proposing to construct a 27
% larger second unit — an $28-square-foot studio. The Commission expressed
concerns about that unit, in terms of its configuration, lack of clear separation from
the larger unit, and limited access to natural light (the unit is partially below grade).
Mr. Egan has addressed all of the Commission’s concerns as shown in Exhibit G
which compare the three designs.

• The unit has been enlarged to 920 square feet. This is 41% larger than the
existing unit.

• The unit has been modified from a studio configuration to a one-bedroom
configuration. Plus, a second window has been added in the main living
space, and a light well has been added at the rear in the bedroom.

• The unit is now completely separated from the larger unit. The door from the
second unit to the garage — which some Commissioners felt was odd — has
been eliminated. It should be pointed out the stairs at the rear give the second
unit access only the home’s backyard, not to the unit above.
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In addition, the most recent occupant of the second unit has written a letter
explaining how the newly designed unit is clearly superior to the unit that currently
exists. (See Exhibit H.)

Unfortunately, the DHIC remains opposed to this aspect of the project, despite the
efforts the project sponsors and Mr. Egan have made to address DHIC’s concerns.
(See Exhibit I.) We note that the DHIC did not file for discretionary review, and the
only DR application regarding this project does not mention — much less object to —

the second unit’s configuration. We also note that DHIC’s desire for a larger unit
does not constitute an “exceptional and extraordinary” circumstance meriting
discretionary review.

We hope you will agree that this redesigned projects addresses the Commission’s
concerns, and we urge the Commission to approve this project so that this corner lot
will have a building that the neighborhood can be proud of.

cc: Members of the Commission
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