
 

www.sfplanning.org 

 

 

 

Discretionary Review 
Abbreviated Analysis 
HEARING DATE: MARCH 15, 2018 

 
Date: March 8, 2018 
Case No.: 2016-014004DRP 
Project Address: 2865 Vallejo Street  
Permit Application: 2016.10.11.9920 
Zoning: RH-1(D) [Residential House, One-Family (Detached)] 
 40-X Height and Bulk District 
Block/Lot: 0958/017 
Project Sponsor: Lewis Butler 
 Butler Armsden Architects 
 1420 Sutter Street, First Floor 
 San Francisco, CA 94109 
Staff Contact: Brittany Bendix – (415) 575-9114 
 Brittany.bendix@sfgov.org 
Recommendation: Do not take DR and approve as proposed 
 

PROJECT DESCRIPTION 
The proposal includes interior renovations, a rear horizontal addition at the southwest corner of the 
existing building, and a vertical addition.  
 
SITE DESCRIPTION AND PRESENT USE 
The project site is located on the south side of Vallejo Street between Baker and Broderick Streets, near the 
center of the Cow Hollow neighborhood. The subject property is 136.5 feet deep and 25 feet wide, 
contains 3,412.5 square feet and slopes steeply upward from Vallejo Street. The property is developed 
with a three-story single-family dwelling constructed circa 1925. The existing front building wall is set 
back 39 feet from the front property line.  
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The subject property is within a portion of the Cow Hollow neighborhood that is noted in the Cow Hollow 
Neighborhood Design Guidelines (CHNDG) as the “Upper Elevation Subarea.’ The CHNDG characterizes 
this area as large lots developed with large detached single-family homes. Located in the steepest portion 
of the Cow Hollow neighborhood, the massing of these buildings varies in scale depending on the 
topographic conditions of the lots. As is evident along the southern Vallejo Street block face, between 
Baker and Broderick Streets, dwellings on up-sloping lots are generally four stories. Additionally, on this 
side of Vallejo Street, the majority of dwellings maintain a strong block face pattern that consists of deep 
front setbacks with detached garages at the front property line. Along the northern block face for this 
portion of Vallejo Street dwellings, down-sloping lots have a  two- to three-story massing at the street 
front and then increase up to six stories at the rear of their properties. This change in building heights at 
the front and rear of properties is a reflection of the neighborhood’s topography.  
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CASE NO. 2016-014004DRP 
2865 Vallejo Street 

The immediate context of the subject property also reflects this characterization. Both of the subject 
property’s adjacent neighbors are four stories. The property to the east aligns with the front building wall 
of the subject property, set back approximately 39 feet from the street, and the property to the west has no 
front setback. Directly across from the subject property is a  three-story single-family dwelling that 
becomes five-stories at its rear. Directly behind the subject property is a four-story single-family dwelling.   
 
BUILDING PERMIT NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION DATES DR FILE DATE DR HEARING DATE FILING TO HEARING 

TIME 

311 
Notice 

30 days 
November 13, 2017 – 

December 13, 2017 
December 8, 

2017 
March 15, 2018 97 days 

 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice 10 days March 5, 2018 March 5, 2018 10 days 
Mailed Notice 10 days March 5, 2018 March 5, 2018 10 days 

 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

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

- 7 (including DR Requstor) - 

Neighborhood groups - 1 - 
 
The request for Discretionary Review included letters from six property owners, in addition to the 
primary DR applicant, asserting concerns over the compatibility of the vertical addition with the 
surrounding neighborhood context. Included in the DR application is also a letter from the Cow Hollow 
Association recommending disapproval of the proposed vertical addition.  
 
DR REQUESTOR 
Robert Tandler, 2856 Vallejo Street – across Vallejo Street and two properties east of the subject property.   
 
DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES 
See attached Discretionary Review Application, dated December 8, 2017. 
 
PROJECT SPONSOR’S RESPONSE TO DR APPLICATION 
See attached Response to Discretionary Review.   
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CASE NO. 2016-014004DRP 
2865 Vallejo Street 

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).  
 
RESIDENTIAL DESIGN TEAM REVIEW 
Most of the adjacent neighboring buildings are four-stories. The proposed upper floor addition is setback 
from the front sufficiently such that it would: a) be minimally visible as viewed from the Vallejo Street 
frontage; and b) step with the topography to reinforce the upsloping site while preserving views (as 
recommended by Cow Hollow Design Guidelines – pgs. 21-24). 
 
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 Determination 
Section 311 Notice 
DR Application 
Response to DR Application  
Reduced Plans 
 
BB:  G:\DOCUMENTS\Building Permits\2865 Vallejo St\Case Packet\1 DR - Abbreviated Analysis.docx  
 



Parcel Map 

Discretionary Review Hearing 
Case Number 2016-014004DRP 
2865 Vallejo Street 

SUBJECT PROPERTY 

DR REQUESTOR 



*The Sanborn Maps in San Francisco have not been updated since 1998, and  
this map may not accurately reflect existing conditions. 

Sanborn Map* 

SUBJECT PROPERTY 
DR REQUESTOR 

Discretionary Review Hearing 
Case Number 2016-014004DRP 
2865 Vallejo Street 



Aerial Photo 

SUBJECT PROPERTY DR REQUESTOR 

Discretionary Review Hearing 
Case Number 2016-014004DRP 
2865 Vallejo Street 



Zoning Map 

SUBJECT PROPERTY 

Discretionary Review Hearing 
Case Number 2016-014004DRP 
2865 Vallejo Street 



Site Photo 

SUBJECT PROPERTY 

Discretionary Review Hearing 
Case Number 2016-014004DRP 
2865 Vallejo Street 



   CEQA Categorical Exemption Determination 
PROPERTY INFORMATION/PROJECT DESCRIPTION
Project Address Block/Lot(s)

Case No. Permit No. Plans Dated

Addition/
Alteration

Demolition
(requires HRER if over 45 years old)

New
Construction

Project Modification
(GO TO STEP 7)

Project description for Planning Department approval.

STEP 1: EXEMPTION CLASS
TO BE COMPLETED BY PROJECT PLANNER

*Note: If neither class applies, an Environmental Evaluation Application is required.*
Class 1 – Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft.

Class 3 – New Construction/ Conversion of Small Structures. Up to three (3) new single family
residences or six (6) dwelling units in one building; commercial/office structures; utility extensions.; .;
change of use under 10,000 sq. ft. if principally permitted or with a CU. Change of use under 10,000
sq. ft. if principally permitted or with a CU.
Class___

STEP 2: CEQA IMPACTS  
TO BE COMPLETED BY PROJECT PLANNER
If any box is checked below, an Environmental Evaluation Application is required.

Air Quality:Would the project add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and senior care facilities) within an Air Pollution Exposure Zone?
Does the project have the potential to emit substantial pollutant concentrations (e.g., backup diesel
generators, heavy industry, diesel trucks)? Exceptions: do not check box if the applicant presents
documentation of enrollment in the San Francisco Department of Public Health (DPH) Article 38 program and
the project would not have the potential to emit substantial pollutant concentrations. (refer to EP _ArcMap >
CEQA Catex Determination Layers > Air Pollutant Exposure Zone)

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing
hazardous materials (based on a previous use such as gas station, auto repair, dry cleaners, or heavy
manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards
or more of soil disturbance or a change of use from industrial to residential? If yes, this box must be
checked and the project applicant must submit an Environmental Application with a Phase I
Environmental Site Assessment. Exceptions: do not check box if the applicant presents documentation of
enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DPH waiver from the

中文詢問請電: 415.575.9010
Para información en Español llamar al: 415.575.9010

Para sa impormasyon sa Tagalog tumawag sa: 415.575.9121

2865 Vallejo Street 0958/017

2016-014004PRJ 2016.10.11.9920 10/11/16
✔

Vertical and horizontal addition. Interior renovations.

✔
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Maher program, or other documentation from Environmental Planning staff that hazardous material effects
would be less than significant (refer to EP_ArcMap > Maher layer).
Transportation: Does the project create six (6) or more net new parking spaces or residential units?
Does the project have the potential to adversely affect transit, pedestrian and/or bicycle safety
(hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities?
Archeological Resources:Would the project result in soil disturbance/modification greater than two
(2) feet below grade in an archeological sensitive area or eight (8) feet in a non archeological sensitive
area? (refer to EP_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area)
Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment
on a lot with a slope average of 20% or more? (refer to EP_ArcMap > CEQA Catex Determination Layers >
Topography)

Slope = or > 20%: Does the project involve any of the following: (1) square footage expansion greater
than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or more of
soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Topography) If box is
checked, a geotechnical report is required.

Seismic: Landslide Zone: Does the project involve any of the following: (1) square footage expansion
greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or
more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard
Zones) If box is checked, a geotechnical report is required.

Seismic: Liquefaction Zone: Does the project involve any of the following: (1) square footage
expansion greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50
cubic yards or more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers >
Seismic Hazard Zones) If box is checked, a geotechnical report will likely be required.

If no boxes are checked above, GO TO STEP 3. If one or more boxes are checked above, an Environmental
Evaluation Application is required, unless reviewed by an Environmental Planner.

Project can proceed with categorical exemption review. The project does not trigger any of the
CEQA impacts listed above.

Comments and Planner Signature (optional):

STEP 3: PROPERTY STATUS – HISTORIC RESOURCE 
TO BE COMPLETED BY PROJECT PLANNER
PROPERTY IS ONE OF THE FOLLOWING: (refer to Parcel Information Map)

Category A: Known Historical Resource. GO TO STEP 5.
Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4.
Category C:Not a Historical Resource or Not Age Eligible (under 45 years of age).GO TO STEP 6.

✔

✔
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STEP 4: PROPOSED WORK CHECKLIST 
TO BE COMPLETED BY PROJECT PLANNER

Check all that apply to the project.
1. Change of use and new construction. Tenant improvements not included.
2. Regular maintenance or repair to correct or repair deterioration, decay, or damage to building.
3.Window replacement that meets the Department’sWindow Replacement Standards. Does not include
storefront window alterations.

4.Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or
replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

5.Deck, terrace construction, or fences not visible from any immediately adjacent public right of way.
6.Mechanical equipment installation that is not visible from any immediately adjacent public right of
way.

7.Dormer installation that meets the requirements for exemption from public notification under Zoning
Administrator Bulletin No. 3: Dormer Windows.

8. Addition(s) that are not visible from any immediately adjacent public right of way for 150 feet in each
direction; does not extend vertically beyond the floor level of the top story of the structure or is only a
single story in height; does not have a footprint that is more than 50% larger than that of the original
building; and does not cause the removal of architectural significant roofing features.

Note: Project Planner must check box below before proceeding.
Project is not listed. GO TO STEP 5.
Project does not conform to the scopes of work. GO TO STEP 5.
Project involves four or more work descriptions. GO TO STEP 5.
Project involves less than four work descriptions. GO TO STEP 6.

STEP 5: CEQA IMPACTS – ADVANCED HISTORICAL REVIEW
TO BE COMPLETED BY PRESERVATION PLANNER

Check all that apply to the project.
1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and

conforms entirely to proposed work checklist in Step 4.
2. Interior alterations to publicly accessible spaces.
3.Window replacement of original/historic windows that are not “in kind” but are consistent with

existing historic character.
4. Façade/storefront alterations that do not remove, alter, or obscure character defining features.
5. Raising the building in a manner that does not remove, alter, or obscure character defining

features.
6. Restoration based upon documented evidence of a building’s historic condition, such as historic

photographs, plans, physical evidence, or similar buildings.
7. Addition(s), including mechanical equipment that are minimally visible from a public right of way

and meet the Secretary of the Interior’s Standards for Rehabilitation.

8.Other work consistentwith the Secretary of the Interior Standards for the Treatment of Historic Properties
(specify or add comments):

✔

✔
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9.Other work that would not materially impair a historic district (specify or add comments):

(Requires approval by Senior Preservation Planner/Preservation Coordinator) ________________________
10. Reclassification of property status. (Requires approval by Senior Preservation Planner/Preservation
Coordinator)

Reclassify to Category A Reclassify to Category C
a. Per HRER dated: (attach HRER)
b. Other (specify):

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST check one box below.
Further environmental review required. Based on the information provided, the project requires an
Environmental Evaluation Application to be submitted.GO TO STEP 6.
Project can proceed with categorical exemption review. The project has been reviewed by the
Preservation Planner and can proceed with categorical exemption review.GO TO STEP 6.

Comments (optional):

Preservation Planner Signature:

STEP 6: CATEGORICAL EXEMPTION DETERMINATION
TO BE COMPLETED BY PROJECT PLANNER

Further environmental review required. Proposed project does not meet scopes of work in either (check
all that apply):

Step 2 – CEQA Impacts

Step 5 – Advanced Historical Review

STOP! Must file an Environmental Evaluation Application.

No further environmental review is required. The project is categorically exempt under CEQA.

Planner Name: Signature:

Project Approval Action:

If Discretionary Review before the Planning Commission is requested,
the Discretionary Review hearing is the Approval Action for the
project.
Once signed or stamped and dated, this document constitutes a categorical exemption pursuant to CEQA Guidelines and Chapter 31
of the Administrative Code.
In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination can only be filed
within 30 days of the project receiving the first approval action.

✔

Brittany Bendix

Brittany
Bendix

Digitally signed 
by Brittany 
Bendix
Date: 2018.03.08 
12:59:23 -08'00'

Building Permit



  

中文詢問請電:  415.575.9010  |  Para Información en Español Llamar al: 415.575.9010  |  Para sa Impormasyon sa Tagalog Tumawag sa:  415.575.9121 

 

1650 Mission Street Suite 400   San Francisco, CA 94103 

NOTICE OF BUILDING PERMIT APPLICATION   (SECTION 311) 
 

On October 11, 2016, the Applicant named below filed Building Permit Application No. 2016.10.11.9920 with the City and 
County of San Francisco. 
 

P R O J E C T  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: 2865 Vallejo Street Applicant: Joe Wrigley 
Cross Street(s): Baker and Broderick Streets Address: 1420 Sutter Street, First Floor 
Block/Lot No.: 0958/017 City, State: San Francisco, CA  94109 
Zoning District(s): RH-1(D) / 40-X Telephone: (415) 266-7767 
Record No.: 2016-014004PRJ Email: wrigley@butlerarmsden.com 

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 RO JE CT  FE ATURES  EXISTING  PROPOSED  
Building Use Residential No Change 
Front Setback 39 Feet No Change 
Side Setbacks None No Change 
Building Depth 47 feet 2 inches No Change 
Rear Yard 50 feet 4 inches No Change 
Building Height  49 feet 5.25 inches (top of curb to finished roof) 61 feet 1.25 inches (top of curb to mid-pitch) 
Number of Stories 3 (excluding detached garage at street) 4 (excluding detached garage at street) 
Number of Dwelling Units 1 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 proposal includes interior renovations, a rear horizontal addition at the southwest corner of the existing building, and a 
vertical addition.  
 
***A previous set of plans was mailed on 11/13/17, but they didn’t not include the existing site conditions. This mailing 
includes the full set of plans – existing and proposed. All other information and the expiration date remains the same.*** 
 
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:  Brittany Bendix 
Telephone: (415) 575-9114       Notice Date: 11/13/2017   
E-mail:  brittany.bendix@sfgov.org     Expiration Date: 12/13/2017 
  



 
 

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 

http://www.communityboards.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/


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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~~ ~ 01 to , d I ~-fP~s
RECEIVED

APPLICATION FOR

Discretionary Review 
DEC p 8 ZOtl

CITY &COUNTY OF S.F.
1.Owner/Applicant Information 

PLANNINGP'ECPAATMENT

OR APPLK3AM'9 NMIE:

Robert Tandler & V Benesch, J&S Krooss, M&0 Muduroglu, L Fulmer, K&M Brown, N&S Larsen, K Doerge

oa,wariwre~oor~ss: ' avooat ~~rHo►F:
2856 ValleJo St., San Frar~sco CA 94123 ~ 415 ) 789-6494

AROPEFIIY OWPER WHO IS WING lif M46:T ON WF~CFI Y011 ABE dBCJIE7~0~MlIY~EVEY1 Nll~i'.

Owner 2865 ValleJo St
ADDRESS: .. _ _ COOL' ~ 7HH91d!

1809 Kings Island Dr.~ 75093 ( ) -----~~-~~~3 - --- - _ ~___-- __- -- _ .
~~~~
s.~.w~ea. ❑ Jae Wrigley

~oo~e ~ ~cooe ~~o~c

1420 Sutter St, First Floor 94109 ' (415) 266.7767

EMAIL ADDRESS

2. Location and Classification

srnffr~oonr~saFrna~c~: ~ a000e

2865 Valie)o St., San Francisco CA ! 94123

cross srr~rs:
Baker and Broderick

ASSESSORS ~OOOLOF. LOT DIMENSIONS: ID~AIEA~FT~: ~ ~~~1R(.T. HEIGHT/BULX OISTTiICT: - ---

0958 /p~~ 25x136 apex 34~ (~-~(p) 40-X
_ _..._... _.—____'____L. _._i___.._.—____.~_._ — ____ _...

3. Project Description

pbrs cl~ecic en v~e~ appy

Chat►ge of Use ❑ Change of Hours ❑ New Construction'2~i Alterations i?S Demolition Other

Additions to Building Rcar ~ Front ~C Height ~ h~ Side Yard _

Single Family Residential
Present or Previous Use:

Single Family Residential
Proposed Uae:

201b.10.11.9920 - --- - - -- October 11, 2016
Budding Permit Applicatia~ No. _ Date Piled:



4. Actions Prior to a Discretionary Review Request

nw~a. rn iw

Have you dlscaa,resed tWs proJe~t wNh the PermR appNcanl7

Did you tll9ais9 the projelX vWth the Plemiki9 Deperiment Permit ►eviaw Ple►Yief? [$ ❑

Did you participam in outside mediation on this wse7 ❑ (~

5. Changes Made to the Project as a Result of Mediation

If you have discussed the project with the applicant, planning staff or gone through mediation, please

summarize the result, including any changes there were made to tfie proposed project.

nne of the rosignerc Keith nnw~ has ditruscr~ri ~g'iE±e-t with au~nlirant All rncinnPrc have rrmmunirateci

their obJectlons to planning staff. Robert Tandler has discussed this project with planning siafT. No changes

SMI lMNCi9C0 PLAI➢11M0 D'e P~iTMf NT V.09.0] TO'2



Application for Discretionary Review

Discretionary Review Request

In the space below and an separate paper, if necessary; please present facts sufficiait to answe
r each question.

What are the reasons for rnquesting Discretionary Review? The Project meets the minimum sta
ndards of the

Planning Code. What are the exceptional and eutraordinary circumstances that justify Discretionary
 Review of

the project? How does the project conflict with the Cites General Plan or the Planning Code's Priorit
y Policies or

Residential Design Guidelines? Please be spedfic and site specific sections of the Residential Design 
Guidelines.

—Ihs~[a~s~d_tieight violateslh~nv~l~QllQ~x~ighh~rh~D.esign~uldellnes.ltis~hlgh~or_thshl~k

which currently has aconstant roofline,creating afive-story project In a four-story neighborhood. This

genvet R~ vatam~ a~sd~ll~td~ttrr~s starnng~rr pages

_3b.Qf_salt_gWdelin~s.Ihe~rn~eciis~i~uptiv~~lthln_tham~aNngstated within~a[dguidellnesand_the

proposed addition would present a problem for neighbors on the north side of Broadway, as well as the north

and~outtsstde~ ot~iaitejo~T,-anUtts~~asTstO~~f~ak~r5t. dae to theTawermg arrd mt~raptiv~T~fttn~. --

Theproposed appilcatl~nlsrAnfusing~ndpoIenllallTlnnacurale In that the blill~ingls_cur~entlylnursi~rles_

2 The Residential Design Guidelines assume some impacts to be reasonable and expected as part of construction.

Please explain how this project would cause unreasonable impacts. If you believe your propert}; the properly of

others or the neighborhood would be adversely affected, please state who would be affected, and how:

TI1P.~jert Is out of oral - willlthQ_nPighhnring h iii Idfna~lt ~Nould~kllght and ~I and violate the  privar.~.

of neighboring buildings. It would block the views of nearby residents.

1'he project-~r~ate~~zi~ng~rou~pr~tt~rstttsrtn~ r~~l~nbortsood. tt wut ers~bur~g~~thers~to a~rnmst~ry.-__

ThP~mjert fines not comply with the Cow Hnllnw Assnriatinn Pre-Ano~heGkliSt.~ ~idelinec in m ~Iti~_

respects set forth In the attached letter from Geoff Wood.

3. What alternatives or changes to the proposed project, beyond the changes (if any) already made would respond to

the exceptional and extraordinary circumstances and reduce the adverse effects noted above in question A11

__ReduGe~he_proJeCiheLgh~yone tsory. ------------- --- -- _ ---



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: /' _ Datc: ~/~_~_

Print name, and indicate ether tfwner, or authorized agent:

Z~" (o U`ti ~ J

$All iRMICISCO VUNNING OF>APIYENi VM.Oi.Af:



Applicant's Affidavit

Under penalty of perjury the following de
daraHons are made:

a: The undersigned is the owner or authorize
d agent of the owner of this propert}•

b: The information presented is true and corr
ect to the best of my knowledge.

c: The other information or applications may 
be required-

Signature: ~ --- -- - - ----- Date: ~ ~yi-i—=~ -

Print name, and indicate whethe owner o
r authorized agent

~}t~~~~~"~~~ ~ ~~ ~`.
Owror r Autl,on— ieb ngpn (coda one) -

Susan and John Krooss
2868 Vallejo St.

„v rxn~¢isca ~~~..sniau ce:.wmrn* ~ w m :m:



Applicant's Affidavit

Under penalty of perjury the 
following declarations are ma

de:

a: The undersigned is the own
er or authorized agent of the

 owner of this property.

b: The information presented 
is true and correct to the best o

f my knowledge.

c: The other information or ap
plications may be required.

Signature: 
_ Date: ~~~~~"'_

Print name, and indicate wheth
er owner, or authorized agent:

1Y1~-~~-r1---~1f~ s~O ~ --
Owner /Authorized gent (cirGe one)

d,~tn~Nl uD ~2o G c.v

9AN FP~NCISCO MNVIN
G ~EPAFIMENI V.Oe.O

T.201:





Applicant's Affidavit

Under penalty of perjury the fotlotving declareH
ons are made:

a: The undersigned is the owner or authorized 
agent of the owner of this property.

b: 'fhe information presented is true and correct
 to the best of my knowledge.

c: The other inForma6on or applicaflons may be
 required.

~j~ / 
/~

Sign2ture: f 1,t .(g'lJ~_ Date: •~ ~ Q~ . ~ ~ /ACV - - -- --- .,. .----/ 
_—. _,.

Print name, and indicate whether, or author
ized agent:

owner ~ ~ua,m¢ed Agm~ (wae wie~

Marianne and Kevin Brown

2448 Baker St

j/.N iAANCi5C0 !hANfilnG O
EPA9T11f N" Y pp u] 2ni:



Applicant's Affidavit

Under penalty of perjury the following declaratio
ns are made:

a: The undersigned is the owner or authorized 
agent of the owner of this property.

b: The information presented is true and corre
ct to the best of my knowledge.

c: The other intormaHcm or applications may be 
required.

~.,

Signature: ! t ,~_~ --~,r~ -- Date: I ~ ~_

Print name, and indi to ~v ethe or authorized agent:

Owner I Awnrizee nyem (Gras one)

Susan and Niels Larsen

2856 Vallejo St.

LMiPnnC~Sco?iAN1:IKG OEo~nlM1'nT rOe.or :oi:



Applicant's Affidavit

Under penalty of perjury the following dedaraHons are made:

a: The undersigned Is the owner or authorized agent of the owne
r of this property.

b: The information presented is true and correct to the best of
 my knowledge.

c: The other information or applicarinns may be required.

Signature~~~►l~'` ~ ' _ Date:\~ ~~

Print name, and indicate ~vhetheT~r~r aufh~ri•reci agent

~~._~ ._'~-~ ~ 9 ~. tab ~_` ~ ~~~R_
Owner / AUtlMriu!tl Ayen1 (Grck~ oi+e1 ...

~~ ~1 ~ ~ ~~~-~~~ S~~

inx iAAN1:i5G0 o~,NNIxG PGvp:lf~~t H~ v A n1 :n':



Addendum To Application For Discretionary Review 2865 Vallejo St.

Application Co-Signed By:

Robert Tandler and Valli Benesch

2856 Vallejo St.

Susan and John Krooss

2868 Vallejo St

Maryam and Oran Muduroglu

2841 Vallejo Street, SF

Loraine W. Fulmer

2878 Vallejo Street

Kevin and Marianne Brown

2448 Baker Street

Niels and Susan Larsen

2858 Vallejo St.

Keith Doerge

2875 Vallejo St
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-Letters of Objection from Neighborhood

A - Letber from Bob Tandler and Valli Benesch, residents 2856 Vallej
o St.

Dear &ittany.

Thank you for getting back to me. I am concerned that the proposed height 
of the redevelopment at 2865 Vallejo is too

high for the neighborhood, is an inappropriate design in this location, blocks 
light, sky, and creates shadow and privacy

problems for the neighbors.

Further, and most significantly, the proposed design violates the Cow 
Hollow Neighborhood Design Guidelines in several

respells, a copy of which is attached for your convenience. As this is a
 PDF, I am not able to copy all of those sections

into this e-mail.

Looking at:

2. Building Envelope, starting at page 36, this proposed design violate
s every aspect of the RooFline, Volume and Mass

guidelines and wnuld be "disruptive" as identfied therein. There are pr
ohibitions that require a project to: Respell Roofline

Patterns, Minimize the Impact of Inconsistent Building Rooflines,

3. SCALE The scale of a building is its perceived size relative to the size of its 
elements and to the size of elements in

neighboring buildings. The scale of any new building or building atteretion sh
ould be compatible with that of neighboring

buildings Respect the Scale of the Neighborhood If a building is actually lar
ger than its neighbors, it can be made to look

smaller by fa4ade articulations and setbacks. If nothing helps, reduce 
the actual size of the building.

This building is out of scale wdh its neighbors and neighborhood

Height,

A structure higher than others in its block face or context risks incompatibility.
 As a resuR, the height relationship between

structures in Cow Hollow has been the source of intensive debate. Sev
eral specific height relationships create concern,

including' •down-slope structures with excessively high rea r facades blockin
g light and overwhelrrrng up-slope structures

located on the same block •down-slope structures blocking views from
 up-slope structures across the street, and

doom-slope structures blocking lateral views and light from up-slope structur
es when located on a block face

perpendicular to the hill slope. • on moderately or steeply up-sloping 
lots, to preserve mid-block open space and amenities

such as access to overhead light and air. it may be necessary to limit the he
ight of additions to the rear of the house.... In

these areas, vertical expansions that further limit the light are not appro
priate.

Unfortunately, I cannot copy the examples in the Guidelines that show that thi
s proposal is too hgh for its surroundings,

would be disruptive to the neighborhood and the neighbors.

Have you had a chance to look at these Guidelines

bok forward to our conversation this afternoon. Please call me at 
415.789.6494, at your convenience.

Many Thanks,

Bob Tandler

Fritzi Realty I Tehama Partners, LLC.

75 &oadway, Suite 202

San Francisco, CA 94111

415361-4122(0)//415-789-6494(c)

bob rltv.com

Addendum Co-Signers &Attachments to Application For Discr
etionary Review 2865 Vallejo St.



B -Letter from Keith Doerge, resident 2875 Vallejo St

TO: Ms. Brittany Bendix
SAN FRANCISCO PLANNING DEPARTMENT

December 6, ?017

RE• 2665 Vallejo Street. San Francisco, CA Appl. No. 2016.10.11.9920

Dear Ms. Bendix:

am the adjacent neighbor to the Wes[ of 2865 Vallejo Street. As you 
can see from the plans, the ApplignYs house is

right on the property line, between our Mro properties.

Reasons that this additional Floor level should be denied approval: Res
ultant neighbor's extraordinary loss of

morning light and sky; addition's appearance would be inappropriately i
nconsistent with the surrounding

houses; neighbors deserve relief from excessive construction work on a singl
e property site, in this case 2865

Vallejo Street which lasted almost four years.

Loss of IighUsky: Houses on this bock of Vallejo Street were built at a high
er level to capture the North view. The house

at 2865 Vallejo Street was the last house that could attempt to perch on the 
rock underpinning, and ended up with only

50°b solid footings. The next house West, my house, never attempted shill-siting, a
nd was buiR from the street level.

My main floor living area is just above the garage Ievel, similar to conventional houses
. When I walk out to my patio

(South direction), the curtent West v~rall of 2865 Vallejo is high enough to block the
 morning sun and much of the sky. If

they were permiried to add an additional 12 feet to this property-line height, they wou
ld dramatically increase the effect of

having ahigh-rise building next door.

Inappropriate 'look' and "scale' for the location: At the el Drisco presentation abo
ut one year ago, Mr. Butler covered

the compliance of the design with the owner's daimed right to build additional fbor 
level to a certain height, based upon

the code. What he did not address, and was not mentioned within the Notice from th
e Planning Commission, was any

mention of the Cow Hollow Neighborhood Design Guidelines. These Guidelines wou
ld seem to be of sufficient importance

that the Planning Commission should advise neighbors of that aspect of review, and
 Mr Butler should have addressed the

degree to which his project fell outside of those guidelines.

Given the stark, unattractive departure from the neighborhood houses, some requirement sho
uld be made to have Mr.

Butler report to the Review Board and the neighbors about the substantial variance from thos
e Cow Holbw Design

Guidelines.

Relief from excessive construction: It may make some sense to mention that our n
eighborhood recently suffered

through a four vear ceriod of construdan while the Seller developed this into a $6,0
00,000 property. Among other

aspects, the garage was e~Rended South under the house with basement rooms an
d an elevator added. To immediately

grant snout-of-state buyer the option of commencing new and major construction to
 add a fifth floor'~iew penthouse" that

is unrelated to the foundational house or the neighborhood, seems beyond what the
 neighborhood should have to endure.

At the very least his AoolicanYs request should be viewed through the lens of
 very close adherence to the Cow Hollow

Design Guidelines.

One further question. I attended Architect William &rtler's presentation at the el Drisco Hotel, which I beli
eve was more

than a year ago. Prior to that meeting, I received an extensive set of plans that described th
e project. Further at the el

Drisco Hotel, Mr. Butler displayed and discussed enlarged views of all aspects. Now,
 with this recent Notice, I received

only Mro pages of reduced-scale drawings that did not make dear what changes, 'rf 
any, have been made from the

Appliption mailed to us a year ago. K there has been any further change, it would s
eem obligatory that the full set of

plans and accompanying presentation and question period be repeated so that all de
tails of the final Application are

clearly understood.

Thank you for your consideration of this request for Discretionary Review hearing.

Keith Doerge

2875 Vallejo Street

San Francisco, CA 94123

Addendum Co-Signers &Attachments to Application For Discretionary Review 2865 Vallejo St
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C -Letter from Cow Hollow Association

Dear &ittany,

am enclosing a checklist (see Attachment Ill -Cow Hollow Pre-App 
Checklist) for the above project as it may be

helpful to you. 1 realize that this checklist is late, however, the CHA member
 who actually attended the Pre-App meeting

over a year ago, is no longer on our board and did not complete a checklist
 before he left.

met with several very concerned neighbors yesterday regarding the proposed
 project at 2865 Vallejo. They were very

troubled about [he additional height of the proposed (5th) floor in general.

Although the lot slopes steeply uphill from the street, the final height of the f
ifth floor is 61 feet from the street and will

tower over all other homes on [he south side. This block of Vallejo is very co
nsistent in height, setbacks, scale and

traddional architectural design. The proposed addition interrupts this block-f
ace signifcantly and should not be approved

as drawn. This proposal is a perfect example of how to disrupt the block fac
e as described in our Guidelines on page 17.

would even think it will be a problem for neighbors on the north side of Broadway l
ooking down at the interuptive roof line

of this project.

Additionally, there are two other concerns about this project that are no fault
 of the owner or architect. The lapsed period

between the required Pre-App meeting and the time to file plans is over a ye
ar, and could be several years. This is rare,

but does happen. ARer this time lapse, neighbors forget the proposal, people mov
e and the purpose for the Pre-App

meeting becomes ineffective. After aone-year lapse, a new Pre-App meetin
g should be required before plans are filed.

The other concern is the notice area for Pre-Apps. It is too restricted and sh
ould be enlarged to 150 feet, the same area

required for 311 notices. Important issues that concern more of the street ne
ighbors and certainly neighbors who

next-adjoin the proposed property, legitimately should be discussed at the P
re-Application meeting.

know you don't make these policies, but these are critical issues as we see more a
nd more projects come before us.

feel that some of the neighbors may file for DR., in which case, we would suppor
t this effort wdh a letter to folbw. Please

call me, if you have any questions or comments. Thanks for your help on this.

Geoff Wood

CHAZoning Committee

D -Letter from John and Susan Krooss, residents 2868 Vallejo St.

Dear Ms Bendix,

We reside at 2868 Vallejo Street, directly across the sfreet from 2865 Vallejo, 
which is currently under a design review

We are hghly concerned about the proposed redevelopment. The plans call for a 
looming building, completely out of

touch with both the neighborhood and the current house itself. This n
ew structure would tower over all other building on

that side of the street, and block light from the street as well as neighboring 
properties inducting our own.

In additbn, as you may or may not be aware, this house has been the subje
ct of numerous massive, multi-year

construction projects the past decade. At this point, this is basically a brand
 new dwelling. To force neighbors to endure

yet another contentious project on the same house seems extreme at best.

Thank you very much for your time and attention to this matter

Sincerely.

Susan and John Krooss

2868 Vallejo St.

~ackkroossCo'~ama il, com

svkerr~gmail.com

415-297-0952

Addendum Co-Signers 8 Attachments to Application For Discretion
ary Review 2865 Vallejo St.



E - Letterfrom Maryam and Oran Muduroglu, residents 2841 Vallejo St

Dear Brittany,

am contacting you as a concerned neighbor regarding an upcoming project at 2865 Vallejo SVeet We are 
on the same

side of the block and just one house away.

Frankly, we are surprised that the proposed project was not denied by the city planning department. tt appears to be

against the guidelines with keeping the front of the house in line with the other homes and staying true to the historic

elements of the city. We just completed a project of our own and worked hard to stay in line to the guidelines required by

the city...

All the homes on the south side of the block are of the same height...not only would the new floor addition to 2865 Vallejo

treet project create an imbalance to the entire block of homes, it also will set an unfortunate precedent to future

homeowners regarding the required heights of the homes, triggering a domino effect oT rising root heights.

This towering addition will block our views of the Broadway clrffs, the Presid'w and the direct sunlight to our bedrooms on

the back west side of the house. There has been muRitude of construction on this block for years as you already know and

a ll the neighbors have been more than patient and accepting of all the inconveniences', however, none of the projects

were inconsiderate of the consistency of the homes on the block or added a floor which would affect the privacy and light

of the immediate neighbors.

We look forwards to discussing this further via a Discretionary Review.

Best and happy holidays.

Maryam and Oran Muduroglu

2841 Vallejo Street SF

415-806-0699 cell

F -Letter from Loraine Fulmer, resident 2878 Vallejo St

Dear Brittany and David,

have resided at 2818 Vallejo Street for 35 years. I am extremely concerned about the proposed project at 2865 Vallejo

Street. Adding a 5th floor to the home would be visibly and physically incompatible with the other homes on the south side

of the street. In addition, expanding the height of the home could have a negative impact on the adjacent homes., as wnell

as the Broadway homes behind it, by blocking light, air, and views.

Character of the neighborhood should be respected, as well as the Cow Hollow Neighborhood Design Guidelines. It

would be unfortunate to albwthis probed to set a precedent for future neighborhood construction projects.

look forward to future discussions with you.

Sincerely,

Loraine W. Fulmer

San Francisco. CA. 94123

415 760-2004 cell

loreinefulmer@me.com

Addendum Co-Signers &Attachments to Application For Discretionary Review 2865 Vallejo St



G -Letter from Kevin and Marianne Bro~rm, residents 2448 Baker St

Dear &ittany,

We are contacting you as concerned neighbors.

My husband and I have been living in the middle of the block of

2448 Baker Street(between Vallejo and Broadway) since 1971.

Our house is very close and would be very much affected by the proposed

addition of a fourth floor of the property of 2865 Vallejo Street.

It would Klock a huge part of our open views towards the East to the

Berkeley Hilfs,our neighbjors very attractive rooflines and the steep hill,

with iYs very attractive rooflines and houses on Divisadero Street.

This proposed addition of a forth floor would set an unacceptable precedent

fog this very nice ,uniform block of rooflines on Vallejo SVeet.

The add'Rion would be oppressive and block a lot of our our sun and sky

a nd be looming over our back gardens .

Sincerely,

Kevin and Marianne Brown

2448 Baker Street

San Frencisco.Ca

415 346 8604

H -Letter from Niels and Susan Larsen, residerrts 2858 Vallejo St.

We live at 2858 Vallejo st, across the street from a proposed addition at 2865 Vallejo st. We are very opposed to their plan

to expand their building envelope by 12 feet in height. We believe this will destroy the rhythm and beauty of our block. The

houses now form a uniform step up to Broadway with large open spaces separating the blocks and similar heights. Thi
s is

a formula that creates the unique look of many charrring San Francisco neighborhoods. It also is respectful o
f neighbors

open space and light. We believe this is contrary to agreed upon guidelines for our neighborhood and are hop
eful this will

not be allowed.

Thank you respectfully,

Susan and Niels Larsen

Addendum Co-Signers &Attachments to Application For Discretionary Review 2865 Vallejo St.



-Additional Specific Issues and Objections From John and Susan Krooss, residents 2868 
Vallejo St.

To Whom It May Concern

We submit the following issues and objections:

1. The proposed structure is incongruous with the neighborhood. The current roofline of the entire block is

consistent within a few feet. Adding an additional story to 2865 will stick out like a sore thumb towering above all

the other structures. This is a gross violation of neighborhood conformity standards relating to disruption of the

block face.

2. The proposed additlon is inconsistent with the both the neighborhood and the current structure's architectural

style. The additional top fbor looks like a glass fronted box popped onto an otherwise athactive home. The

impact is jarring and disruptive of the block's otherwise very charming appeal.

3. This five story structure would set a precedent for the block. If one neighbor can build to this limit then others

will do so as well We live on the other side of the street and can expect that this will be used as justfication [o

go higher on our side as well. This will become a domino effect ensuring complete transformation of the

neighborhood.

4. Technically the permit application contains a discrepancy concerning the number of stories. It shales that the

existing structure is a "three story structure excluding a detached garage at the street." The drawings further

state that the next door property 2875 Vallejo is currently a four story structure. This is not accurate. Attachment

of the 2865 garage to the house creating a massive first level was the subject of a four year long demolition and

construdan project on the house from 2012 through 2014. The hillside under [he house was excavated all the

way to the back of the house to greatly expand the garage and create a bottom level. The garage is no longer

detached. In addition to a massive four car garage which runs from the street all the way to the house setback,

the current bottom floor includes a large exercise room, storage room and elevator, and the house rises three

more stories from there for a total of four stories. The addition would be a ffth story. 2875 has a similar height

envelope, however it does not have any bottom level living space, just a modest size garage. The more

accurate statement would be that 2865 is currently four stories and 2875 is currently three.

5. Renderings of the Public View from the street (See Images F -Public View Rendering Issue) supplied in support

of the permit application are confusing and potentially misleading. The depiction of the public view of the

addition to 2865 appears as smaller than it actually would be as can be seen in the corrected rendering. This

discrepancy is very obvious when viewed from the street, and any physical site survey would clearly show this

deviation. Obviously, the effect of this disparity is to minimize the disruptive impression of the addition to 2865.

6. This building was under constant conshudion for four years prior to 2015. It is essentially a brand new house.

To embark on another massive multi-year remodel is very disruptive and unfair to the neighborhood.

John and Susan Krooss

2868 Vallejo St.

Addendum Co-Signers 8 Attachments to Application For Discretionary Review 2865 Vallejo St



II - Images

A -Before and After Images From Krooss (2868 Vallejo) Top Floor
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B -Before and After Images From Tandler/Larsen (2856!2858 Vallejo) Sidewalk Street Level

Before After
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C -Before and After Images From Brown (2448 Baker) 2nd Floor Back Deck

fiefore After

D -Before and After Image From Brown's (2448 Baker) Top Floor

Before After
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F -Public View Rendering Issue
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Nom: Rendering of top level view appears to be inaccurate as can be seen by (1) comparison to the height

of the chimney pipe of 2853 which is approximately the same height as the top of the windows of the new

addition on 2865 and at the same set back, and (2) analysis of the site section drawing below provided by

the architect which shows the cross section of the projected view of the new addition to be approximately 5

to 6 feet, as shown in the corrected rendering above.

,.. ...
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III -Cow Hollow Pre-App Checklist
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#000uoa~
Joe Wrigley #0958/016
1420 Sutter St., First Floor Keith Doerge
San Francisco, CA 94109 2875 Vallejo St.

San Francisco, CA 94123-4616

#0958!017 #0958/017
Occupant 2865 Vallejo TRS
2865 Vallejo St. 1809 Kings Island Dr.
San Francisco, CA 94123-4616 Plano, TX 75093-2423

#0001 /003 #0958/018
Radius Service J & B VonBothmer
1221 Harrison St. #18 2853 Vallejo St.
San Francisco, CA 94103 San Francisco, CA 94123-4616

#0001 /004 #0958/030
Butler Armsden Architects G & A Getty
1420 Sutter St. 1 st Floor 2870 Vallejo St.
San Francisco, CA 94109 San Francisco, CA 94115-0000

#0955/013 
#0958/030Jeannette Larsen TR5 
G & A Getty2858 Vallejo St.

San Francisco, CA 94123-4617 2870 Broadway St.
San Francisco, CA 94115-0000

#0955/013 
#0958/030Susan and Niels Larsen

2858 Vallejo St. Occupant

San Francisco, CA 94123-4617 2880 Broadway St.
San Francisco. CA 94115-0000

#0955/014 #0958/019

Susan and John Krooss Maryam and Oran Muduroglu

2868 Vallejo St. 2841 Vallejo Street

San Francisco, CA 94123-4617 San Francisco, CA 94123-4616

#0955/015 #0958/029
Loraine Fulmer TRS Kevin and Marianne Brown
2878 Vallejo St. 2448 Baker Street
San Francisco, CA 94123-4617 San Francisco, CA 94123

#0958/006 p ~1S£f ! O i Z
Ann Getty ~~,,~ 'rn.~~ ~e r
2880 Broadway St. 

Z gS6 ~a I ~~J o SfSan Francisco, CA 94115-1061
S4~F.w.,►~,scc~ G 4yiZ3—~IGI~

#0958/006
Occupant
2864 Broadway St
San Francisco. CA 94115-1061
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Bendix, Brittany (CPC)

From: Caroline Le <carolinele9@yahoo.com>
Sent: Thursday, December 07, 2017 12:54 PM
To: Bendix, Brittany (CPC)
Subject: Concerns regarding 2865 Vallejo St.

Dear Brittany, 
  
I am writing regarding the proposed vertical addition at 2865 Vallejo Street.  My husband and I live two houses 
away at 2881 Vallejo Street. Our house was renovated in the 1990’s by previous owners.  At that time, the 
house was built to its maximum allowable height according to zoning restrictions. We renovated our house in 
2011, and we were informed that the house is still at its maximum height and that it would not be possible to 
build vertically. Our roof height is currently in line with the other houses on our block, including 2865 Vallejo 
Street.  The proposed additional story would have a roofline significantly higher than all other houses on the 
block.  This would alter the character of the neighborhood.  It would be an unprecedented height allowance, that 
would encourage neighboring houses to build vertically as well.  We are also extremely concerned about the 
obstruction of light and loss of privacy that the vertical addition would cause.  Thank you for considering the 
concerns of the numerous neighbors who have expressed objection to this project. 
  
Sincerely, 
Caroline and Thinh Le 
  
2881 Vallejo Street 
San Francisco, CA 94123 
carolinele9@yahoo.com 
(415) 913-7333 
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Project Information

Property Address: Zip Code: 

Building Permit Application(s): 

Record Number: Assigned Planner: 

Project Sponsor

Name:  Phone:  

Email:   

Required Questions

1. Given the concerns of the DR requester and other concerned parties, why do you feel your proposed 
project should be approved?   (If you are not aware of the issues of concern to the DR requester, please meet the DR 
requester in addition to reviewing the attached DR application.)

2. What alternatives or changes to the proposed project are you willing to make in order to address the 
concerns of the DR requester and other concerned parties?   If you have already changed the project to 
meet neighborhood concerns, please explain those changes and indicate whether they were made before 
or after filing your application with the City.

3. If you are not willing to change the proposed project or pursue other alternatives, please state why you feel 
that your project would not have any adverse effect on the surrounding properties.  Include an explaination 
of your needs for space or other personal requirements that prevent you from making the changes 
requested by the DR requester.

RESPONSE    TO  
D I S C R E T I O N A RY
R E V I E W  ( d r p )

2865 Vallejo 94123

2016-1011-9920

2016-014004DRP Brittany Bendix

Lewis Butler, Butler Armsden Architects 415.674.5554

butler@butlerarmsden.com

See attached response to discretionary review.

See attached response to discretionary review.

See attached response to discretionary review.





 

 

Response to Discretionary Review 
 
Project Address:  
2865 Vallejo St. 
 
DR Requestors address:  
2856 Vallejo St. 
 
1. Given the concerns of the DR requester and other concerned parties, why do you feel your proposed project 
should be approved? 
 
2865 Vallejo sits on a steeply sloping lot with a change or grade from street level to the rear of the lot of more than 
40 feet.  The grade change between Broadway and Vallejo is steep enough that the two cross streets, Baker and 
Broderick, are pedestrian stairs and do not have automobile access.  This presents a unique situation in regards to 
the height of the building. The project sponsor is proposing a vertical addition of approximately 12 feet 2 inches.  
The addition will be set back approximately 17 feet from the front façade, behind the existing roof line, and 56 feet 
from the front property line.  
 
The DR requesters have stated that the proposed vertical addition does not follow the Cow Hollow Design Guidelines, 
and is inconsistent with the neighborhood’s massing and scale.  The DR requesters also state that this project will 
adversely affect the uphill neighbors on the north side of Broadway.  However, no residents of Broadway have 
expressed concern with the addition.  The adjacent neighbor at 2875 Vallejo claim that there would be an additional 
loss of a light in their rear yard. 
 
Visibility  
Most of the signers of the DR request live across Vallejo St.  See accompanying Exhibit A through C showing DR 
requesters’ addresses. Because of the steeply sloping site and the addition being setback from the façade, the 
vertical addition is marginally visible from the public right of way. See attached Exhibit A through C for the 
rendering.  The DR requesters have photoshop “corrected” Butler Armsden Architects original renderings.  You can 
see from the section in Exhibit D that their “correction” is inaccurate.      
 
Design Guidelines 
In the letters from the neighbors, many of them have cited the “Cow Hollow Residential Design Guidelines”. Unlike 
the San Francisco Planning Department Residential Design Guidelines, the Cow Hollow Guidelines are not adopted 
by the San Francisco Planning Code. The Cow Hollow Design Guidelines were endorsed by the Planning Commission 
April 26, 2001 (excluding appendix).  The proposed addition is compatible with Cow Hollow Residential Design 
Guidelines (CHRDG) and the San Francisco Residential Design Guidelines.   The scale of the vertical addition is 
broken up by setting it back approximately 17 feet behind the existing roofline (CHRDG pg37).  In regard to the 
height, the Cow Hollow Residential Design Guidelines state as follows (CHRDG pg38): 

 

A structure higher than others in its block face or context risks incompatibility. As a result, the height relationship 

between structures in Cow Hollow has been the source of intensive debate. Several specific height relationships create 

concern, including:  

• down-slope structures with excessively high rear facades blocking light and overwhelming up-slope structures 

located on the same block  

• down-slope structures blocking views from up-slope structures across the street, and   

• down-slope structures blocking lateral views and light from up-slope structures when located on a block face 

perpendicular to the hill slope.  

• on moderately or steeply up-sloping lots, to preserve mid-block open space and amenities such as access to 

overhead light and air, it may be necessary to limit the height of additions to the rear of the house.  

The proposed addition creates none of the above-mentioned concerns.  The proposed addition does not block light, 
vent or view from the up-hill neighbors.  The proposed addition is vertical, so it does not encroach on the mid-block 
open space.  Because of the steep slope, the proposed vertical addition does not affect the houses located on 
Broadway. 
 
The San Francisco Planning Residential Design Guidelines recommend setting back vertical additions a minimum of 
15 free from the front façade. The proposed addition is set back approximately 17 feet. 
 
Light and Vent of the Adjacent Neighbor 2875 Vallejo 
The existing structure at 2865 Vallejo already creates shade in the morning for the adjacent property at 2875 
Vallejo.  Because of the morning sun angles, the proposed addition causes only a minimal increase in the amount of 
shade already experienced at 2875 Vallejo. 
 
  



 

 

2. What alternatives or changes to the proposed project are you willing to make in order to address the concerns of 
the DR requester and other concerned parties?  If you have already changed the project to meet neighborhood 
concerns, please explain those changes and indicate whether they were made before or after filing your application 
with the City. 
 
The only modification the DR requesters have asked for is to eliminate the addition completely. The project sponsor 
does not see this as a compromise solution. Through the Planning Department review the proposed addition was 
lowered nearly 2 feet, and the front eave was reduced by over 4 feet to reduce the visual impact from the down-
loping neighbors and the public right of way. 
 
3. If you are not willing to change the proposed project or pursue other alternatives, please state why you feel that 
your project would not have any adverse effect on the surrounding properties. Include an explanation of your needs 
for space or other personal requirements that prevent you from making the changes requested by the DR requester. 
 
The project sponsor is open to a discussion, but the opportunity has not been available. The project sponsor is not 
willing to completely abandon the project. 
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NOTE: DESIGN BASED ON THE ADJACENT MENTIONED CODE SECTIONS. CONSTRUCTION SHALL
CONFORM TO ALL APPLICABLE CODES.

1.  ALL WORK SHALL BE IN COMPLIANCE WITH ALL APPLICABLE LOCAL BUILDING CODES AND
REGULATIONS. CONTRACTOR SHALL BE RESPONSIBLE FOR PERMITS APPLICABLE TO
SPECIFIC TRADES OR SUBCONTRACTORS.

2. CONTRACTOR WILL HAVE EXAMINED THE PREMISES AND SITE SO AS TO COMPARE
THEM WITH THE DRAWINGS AND WILL HAVE SATISFIED HIMSELF AS TO THE CONDITION
OF EXISTING WORK AND ADJACENT PROPERTY PRIOR TO SUBMISSION OF BID.  NO
ALLOWANCES WILL SUBSEQUENTLY BE MADE ON BEHALF OF THE CONTRACTOR BY
REASON OF ANY OMISSION ON HIS PART TO INCLUDE THE COSTS OF ALL ITEMS OF WORK,
EITHER LABOR OR MATERIALS, WHETHER THEY ARE OR ARE NOT ESPECIALLY OR
PARTICULARLY  SHOWN OR NOTED BUT WHICH ARE IMPLIED OR REQUIRED TO ATTAIN THE
COMPLETED CONDITIONS PROPOSED IN THE DRAWINGS.

3. ALL SUBCONTRACTORS TO THE GENERAL CONTRACTOR SHALL INSPECT THE SITE
AND SHALL CONVEY ANY QUESTIONS REGARDING DESIGN INTENT AND SCOPE OF WORK
TO THE ARCHITECT PRIOR TO SUBMITTING BID AND PRIOR TO COMMENCING WORK.

4. CONTRACTOR SHALL COORDINATE THE WORK OF THE VARIOUS TRADES AND
SUBCONTRACTORS AND SHALL BE RESPONSIBLE FOR ANY ACTS, OMISSIONS, OR ERRORS
OF THE SUBCONTRACTORS AND OF PERSONS DIRECTLY OR INDIRECTLY EMPLOYED BY
THEM.

5. CONTRACTOR TO ASSUME SOLE RESPONSIBILITY FOR JOB SITE CONDITIONS
INCLUDING SAFETY OF PERSONS AND PROPERTY FOR THE DURATION OF THE PROJECT.

6.  CONTRACTOR TO CONFORM TO HOMEOWNERS ASSOCIATION RULES AND
GUIDELINES.

7. CONTRACTOR TO NOTIFY ARCHITECT IMMEDIATELY AND PRIOR TO ORDERING OF
ALL LONG LEAD ITEMS AND OF APPROXIMATE DELIVERY DATES.

8. ALL CONSTRUCTION MATERIALS AND SUPPLIES TO BE STORED, HANDLED, AND
INSTALLED ACCORDING TO MANUFACTURERS' RECOMMENDATIONS.

9. IF ERRORS OR OMISSIONS ARE FOUND IN THE DRAWINGS THEY SHALL BE
BROUGHT TO THE ATTENTION OF THE ARCHITECT BEFORE PROCEEDING WITH THE WORK.

10. DRAWINGS SCHEMATICALLY INDICATE NEW CONSTRUCTION. THE CONTRACTOR
SHOULD ANTICIPATE, BASED ON EXPERIENCE, A REASONABLE NUMBER OF ADJUSTMENTS
TO BE NECESSARY TO MEET THE DESIGN OBJECTIVES AND SHOULD CONSIDER SUCH
ADJUSTMENTS AS INCLUDED IN THE SCOPE OF WORK.

11. WHEN SPECIFIC FEATURES OF CONSTRUCTION ARE NOT FULLY SHOWN ON THE
DRAWINGS OR CALLED FOR IN THE GENERAL NOTES, THEIR CONSTRUCTION SHALL BE OF
THE SAME CHARACTER AS SIMILAR CONDITIONS.

12. ALL DIMENSIONS TO BE TAKEN FROM NUMERIC DESIGNATIONS ONLY;
DIMENSIONS ARE NOT TO BE SCALED OFF DRAWINGS.

13. THESE NOTES TO APPLY TO ALL DRAWINGS AND GOVERN UNLESS MORE SPECIFIC
REQUIREMENTS ARE INDICATED APPLICABLE TO PARTICULAR DIVISIONS OF THE WORK.
SEE SPECIFICATIONS AND GENERAL NOTES IN THE SUBSECTIONS OF THESE DRAWINGS.

14. ALL DIMENSIONS ARE TO FACE OF FINISH, U.O.N.
15. WEATHER STRIP ALL DOORS LEADING FROM HEATED TO UNHEATED AREAS.

PROVIDE VINYL BEAD TYPE WEATHER STRIPPING AT THESE DOORS AND WINDOWS. ALL
SIDES OF THE DOOR MUST BE WEATHERSTRIPPED, INCLUDING THE THRESHOLD.

16. CAULK AND SEAL OPENINGS IN BUILDING EXTERIOR 1/8" OR GREATER TO
PREVENT AIR INFILTRATION.

17. WINDOWS TO BE OPERABLE AND CLEANED, U.O.N.
18. ALL WALL FRAMING SHALL BE 2x4 @ 16" O.C. MINIMUM. U.O.N.
19. ALL GYPSUM BOARD SHALL BE 5/8" THICK, TYPE "X", U.O.N.
20. ALL GYPSUM AND/OR PLASTER SURFACES SHALL BE SMOOTH, CONTINUOUS, FREE

OF IMPERFECTIONS, AND WITH NO VISIBLE JOINTS, U.O.N.
21. STUCCO OVER WOOD SHEATHING SHALL INCLUDE TWO LAYERS OF GRADE 'D'

BUILDING PAPER.
22. STRUCTURAL WOOD MEMBERS ADJACENT TO CONCRETE ARE TO BE PRESSURE

TREATED DOUGLAS FIR.
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AS NOTED

REVISIONS: BY:

SHEET INDEX

F.D.  FLOOR DRAIN
F.F. & E. FURNITURE, FIXTURES &  
  EQUIP.
F.F.  FINISH FLOOR
FIN.  FINISH
FLR.  FLOOR
FLUOR. FLUORESCENT
FIXT.  FIXTURE
F.O.  FACE OF
F.O.C.  FACE OF CONCRETE
F.O.F.  FACE OF FINISH
F.O.S.  FACE OF STUD
FNDN.  FOUNDATION
FT.  FOOT OR FEET
FTG.  FOOTING
FURR.  FURRING

GALV.  GALVANIZED
GA.  GAGE
G.F.I.C. GROUND FAULT  
  INTERCEPTOR CIRCUIT
GL.   GLASS
GR.  GRADE
GRND. GROUND
GSM.  GALVANIZED SHEET METAL
GYP.  GYPSUM

H.B.  HOSE BIB
H.C.  HOLLOW CORE
HDWD. HARDWOOD
HDWR. HARDWARE
HT.  HEIGHT
HORIZ. HORIZONTAL
HR.  HOUR

INSUL. INSULATION
INT.  INTERIOR

LAM.  LAMINATE
LAV.  LAVATORY
L.O.  LINE OF
LT.  LIGHT

MAX.  MAXIMUM
MED. CAB. MEDICINE CABINET
MECH. MECHANICAL
MEMB. MEMBRANE
MTL.  METAL
MTD.  MOUNTED
MFR.  MANUFACTURER
MIN.  MINIMUM
MIR.  MIRROR
MISC.  MISCELLANEOUS

N.  NORTH
N.I.C.  NOT IN CONTRACT
NO.  NUMBER
NOM.  NOMINAL
N.T.S.  NOT TO SCALE

O/  OVER
O.A.  OVERALL
OBS.  OBSCURE
O.C.  ON CENTER
O.D.  OUTSIDE DIAMETER
OPNG.  OPENING
OPP.  OPPOSITE

GENERAL NOTESSYMBOLSABBREVIATIONS PROJECT TEAM VICINITY MAP

PROJECT DATA

&  AND
∠         ANGLE
@  AT
  CENTERLINE
Ø  DIAMETER
#  NUMBER
(D)  DEMOLISH
(E)   EXISTING
(N)  NEW
(R)   REMOVE

A.B.  ANCHOR BOLT
ABV.  ABOVE
ADJ.  ADJACENT
A.F.F.  ABOVE FINISHED FLOOR
AGGR. AGGREGATE
ALN.  ALIGN
ALUM.  ALUMINUM
APPROX.  APPROXIMATE
ARCH.  ARCHITECUTRAL
AV.  AUDIO VISUAL

BD.   BOARD
BLDG.  BUILDING
BLK.  BLOCK
BLKG.  BLOCKING
BM.  BEAM
B.O.   BOTTOM OF
B.U.R.  BUILT UP ROOFING
B/W  BETWEEN

CAB.   CABINET
CEM.   CEMENT
CER.   CERAMIC
CLG.  CEILING
CLKG.  CAULKING
CLR.  CLEAR
C.M.U. CONC. MASONRY UNIT
C.O.  CENTER OF
COL.  COLUMN
CONC. CONCRETE
CONT.  CONTINUOUS

DBL.   DOUBLE
DTL.  DETAIL
DIA.  DIAMETER
DIM.   DIMENSION
DN  DOWN
DR.  DOOR
DS.  DOWNSPOUT
DWG.  DRAWING
DWR.  DRAWER

E.  EAST
EA.  EACH
ELEC.  ELECTRICAL
ELEV.  ELEVATION
ENCL.  ENCLOSURE
EQ.  EQUAL
EQUIP.  EQUIPMENT
EXT.  EXTERIOR

CODES
2013 CA BLDG. CODE
2013 S.F. BLDG. CODE & AMENDMENTS
2013 CA ENERGY CODE
2013 S.F. ELECTRICAL CODE
2013 S.F. MECHANICAL CODE
2013 S.F. PLUMBING CODE
2013 S.F. FIRE CODE

SCOPE OF WORK

1420 SUTTER STREET, 1ST FLOOR
SAN FRANCISCO, CA 94109
BUTLERARMSDEN.COM

E    INFO@BUTLERARMSDEN.COM
T    415-674-5554
F    415-674-5558

CURRENT

CL

P.G.  PAINT GRADE
PL.   PLATE
PLAM.  PLASTIC LAMINATE
PLYWD. PLYWOOD
PR.  PAIR
PROP.LN.  PROPERTY LINE
P.T.   PRESSURE TREATED

R.  RISER
RAD.  RADIUS
R.D.  ROOF DRAIN
RDWD. REDWOOD
REF.  REFERENCE
REFR.  REFRIGERATOR
REINF. REINFORCED
REQ.  REQUIRED
RESIL. RESILIENT
R.L.  RAIN LEADER
RM.  ROOM
R.O.  ROUGH OPENING

S.  SOUTH
S.C.  SOLID CORE
SCHED. SCHEDULE
SD  SMOKE DETECTOR
SECT.  SECTION
SHR.  SHOWER
SHT.  SHEET
SIM.  SIMILAR
SL.  SLOPE
S.L.D.  SEE LANDSCAPE DRAWINGS
SPEC.  SPECIFICATION
SQ.  SQUARE
S.S.D.  SEE STRUCTURAL
  DRAWINGS
S.S.  STAINLESS STEEL
STD.  STANDARD
STL.  STEEL
STOR.  STORAGE
STRUC. STRUCTURAL
SYM.  SYMMETRICAL

T.  TREAD
T.B.  TOWEL BAR
TEL.  TELEPHONE
T.&G.  TONGUE AND GROVE
THK.  THICK
TMPR.  TEMPERED
T.O.  TOP OF
T.O.P.  TOP OF PAVEMENT
T.O.W.  TOP OF WALL
T.S.  TUBULAR STEEL
T.V.  TELEVISION
TYP.  TYPICAL

U.O.N.  UNLESS OTHERWISE NOTED

V.C.T.  VINYL COMPOSITION TILE
VERT.  VERTICAL
V.I.F.  VERIFY IN FIELD

W.  WEST
W/  WITH
WD.  WOOD
W/O  WITHOUT
W.P.  WATERPROOFING
WT.  WEIGHT
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(N) LOUNGE

11 sq ft

SITE SECTION
SCALE 3/32=1'-0"

EX HIBIT  D    SITE  SECTION
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SHEET:
1 OF 6

EX
IS

TI
N

G
 S

IT
E 

PL
A
N210.30'

219.18' F.F.

221.68'

251.63'

257.28' T.O. LOW RIDGE

251.63'

257.28' T.O. LOW RIDGE

260.96' T.O. RIDGE

259.24' T.O. RIDGE

260.96'259.24'

251.63'

253.58' T.O. FLAT RF.

269.61' T.O. RIDGE

266.81' T.O. RIDGE

267.54'

261.46'

260.63'

269.74' T.O. RIDGE

268.36' T.O. LOW RIDGE260.06'

1
A1.4

1
A1.5

1
A1.7

1
A1.6

DEMO (E) FLAT ROOF
& CURB FOR (N)
VERTICAL ADDITION

DEMO (E) PITCHED
ROOF BEHIND PEAK

DEMO (E) CURB
VERTICAL ADDITION

(E) PAVED
DRIVEWAY

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

FLAT ROOF

2
5

.0
0

'

136.5'

136.5'

(E) PATIO

(E) SPA

2
5

.0
0

'

(E) GARDEN

(E) LANDSCAPING

(E) LANDSCAPING

(E) CONC. WALK

(E) LANDSCAPING

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) ROOF

1
A1.8

1
A1.8

1
A1.9

1
A1.9

266.04' T.O. RIDGE

261.46'

263.79' T.O. FLAT RF.

(E) PITCHED
ROOF TO REMAIN

(E) OUTLINE OF
BUILDING BELOW

DEMO (E)
CHIMNEY

DN

ADJACENT PROPERTY
2853 VALLEJO STREET
4 STORY RESIDENCE

0958/018

ADJACENT PROPERTY
2875 VALLEJO STREET
4 STORY RESIDENCE

0958/016

VALLEJO STREET
(ASPHALT)

UP

UP

UP UP

PROPERTY LINE

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

PROPERTY LINE

EXISTING WALL
TO BE REMOVED

NEW WALL

EXISTING WALL

SYMBOLS N

SCALE: 3/32" =    1'-0"1 EXISTING SITE PLAN
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SHEET:
2 OF 6

PR
O

PO
S
ED

 S
IT

E 
PL

A
N

(N) WD.
DECK

(N) WD.
DECK

1
A3.1

1
A3.2

1
A3.4

1
A3.3

34'-4 1/2" (25% REAR YARD SETBACK) 15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

50'-4" 47'-2"

10
'-

0 
7/

8"
3'

-3
 1

/2
"

4'
-4

 5
/8

"
6'

-1
1"

24
'-

8"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

210.30'

219.18' F.F.

221.68'

251.63'

257.28' T.O. LOW RIDGE

251.63'

257.28' T.O. LOW RIDGE

260.96' T.O. RIDGE

259.24' T.O. RIDGE

260.96'259.24'

251.63'

253.58' T.O. FLAT RF.

269.61' T.O. RIDGE

266.81' T.O. RIDGE

267.54'

261.46'

260.63'

269.74' T.O. RIDGE

268.36' T.O. LOW RIDGE260.06'

265.13'

276.94' T.O. RF. RIDGE

(E) PAVED
DRIVEWAY

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

136.5'

136.5'

(E) SPA

2
5

.0
0

'

(E) GARDEN

(E) LANDSCAPING

(E) LANDSCAPING

(E) CONC. WALK

(E) LANDSCAPING

2
5

.0
0

'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

SLOPE

SLOPE

SLOPE

SLOPE

1
A3.5

1
A3.5

1
A3.6

1
A3.6

(N) OUTLINE OF
BUILDING BELOW

INTEGRAL
GUTTER, TYP.

(N) SKYLIGHT
ABOVE

(N) DECK W/ 42"
GLASS RAILING

(E) PITCHED
ROOF TO REMAIN

(E) OUTLINE OF
BUILDING BELOW

(N) PARAPET
ALIGNED W/ (E)

(N) PARAPET
ALIGNED W/ (E)

METAL STANDING
SEAM, CLASS A ROOF

FUTURE DESIGNATED PHOTOVOLTAIC
OR SOLAR HOT WATER AREA, TO BE
FILED UNDER A SEPERATE PERMIT

(N)

DN

ADJACENT PROPERTY
2853 VALLEJO STREET
4 STORY RESIDENCE

0958/018

VALLEJO STREET
(ASPHALT)

UP

UP

UP UP

PROPERTY LINE

P
R

O
P

ER
TY

 L
IN

E

P
R

O
P

ER
TY

 L
IN

E

PROPERTY LINE

SUBJECT PROPERTY
2865 VALLEJO STREET
3 STORY RESIDENCE

0958/017

(N)

ADJACENT PROPERTY
2875 VALLEJO STREET
4 STORY RESIDENCE

0958/016

EXISTING WALL
TO BE REMOVED

NEW WALL

EXISTING WALL

SYMBOLS N

SCALE: 3/32" =    1'-0"1 PROPOSED SITE PLAN
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SHEET:
3 OF 6

EX
IS

TI
N

G
 P

LA
N

S

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

(E) PATIO

(E) SPA

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) LIVING ROOM
201

(E) DINING ROOM
202

(E) BREAKFAST
205

(E) KITCHEN
204

(E) POWDER ROOM
203

1
A1.5

1
A1.7

1
A1.6

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5
F

DN

UP

DN

ADJACENT PROPERTY
2875 VALLEJO STREET
4 STORY RESIDENCE

0958/016

1
A1.8

1
A1.9

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

1
A1.5

1
A1.7

1
A1.6

DEMO (E) FLAT ROOF
& CURB FOR (N)
VERTICAL ADDITION

DEMO (E) PITCHED
ROOF BEHIND PEAK

DEMO (E) CURB
VERTICAL ADDITION

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) ROOF

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

1
A1.8

1
A1.9

(E) PITCHED
ROOF TO REMAIN

(E) OUTLINE OF
BUILDING BELOW

DEMO (E)
CHIMNEY

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0" 24'-10 1/8"

47'-2"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

232.63' F.F. (E) LANDSCAPING

(E) LANDSCAPING

(E) CONC. WALK
(E) LANDSCAPING

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) ENTRY
101

(E) STORAGE ROOM
102

(E) PASSAGE WAY
103

(E) EXERCISE ROOM
104

(E) BATH 01
105

1
A1.5

1
A1.7

1
A1.6

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

UP

UP

UP
UP

UP

W/D

ADJACENT PROPERTY
2875 VALLEJO STREET
4 STORY RESIDENCE

0958/016

1
A1.8

1
A1.9

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

10
'-

0 
7/

8"
3'

-3
 1

/2
"

4'
-4

 5
/8

"
6'

-1
1"

24
'-

8"

(E) PATIO BELOW

(E) SPA BELOW

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) MASTER BEDROOM
301

(E) M. BATH
302

(E) DRESSING ROOM
303

(E) BATHROOM
304

(E) BEDROOM
305

1
A1.5

1
A1.7

1
A1.6

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

1
A1.8

1
A1.9

(E) ROOF
OUTLINE ABOVE

DEMO (E)
RAILING

DN

W/D

DN

EXISTING WALL
TO BE REMOVED

NEW WALL

EXISTING WALL

SYMBOLS N

SCALE: 3/32" =    1'-0"2 EXISTING FIRST FLOOR (FOR REFERENCE ONLY)

SCALE: 3/32" =    1'-0"4 EXISTING ROOF

SCALE: 3/32" =    1'-0"1 EXISTING BASEMENT FLOOR (FOR REFERENCE ONLY)

SCALE: 3/32" =    1'-0"3 EXISTING SECOND FLOOR
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SHEET:
4 OF 6

PR
O

PO
S
ED

 P
LA

N
S

40
1

403B

402

403 404

403A 402A

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

263.29'

265.13'

1
A3.1

1
A3.2

1
A3.4

1
A3.3

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

(N) NON-
COMBUSTIBLE

DECK

(N) WD.
DECK

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(N) LOUNGE
402

(N) BATH
401

(N) BEDROOM
403

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

1
A3.5

1
A3.5

1
A3.6

1
A3.6

401A

16'-10"

(N) BALCONY &
CURB W/ 42"
GLASS RAILING

(N) STAIR & RAIL TO
MATCH (E) BELOW

(N) SKYLIGHT
ABOVE

(N) FIXTURES &
FINISHES

(N) DECK W/ 42"
GLASS RAILING

(E) PITCHED
ROOF TO REMAIN

(E) OUTLINE OF
BUILDING BELOW

(N) ALUM. SLIDING
DOOR

(N) DUAL POCKETING
DOOR

(N) ALUM. MULTI
SLIDE DOOR

(N) BUILT IN BBQ W/
STORAGE BELOW

(N) PARAPET
ALIGNED W/ (E)

AREA OF COND. SPACE
543 SQ. FT.

DN

UP

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

10
'-

0 
7/

8"
3'

-3
 1

/2
"

4'
-4

 5
/8

"
6'

-1
1"

24
'-

8"

(E) PATIO BELOW

(E) SPA BELOW

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

(E) MASTER BEDROOM
301

(E) M. BATH
302

(E) DRESSING ROOM
303

(E) BATHROOM
304

(E) BEDROOM
305

1
A3.1

1
A3.2

1
A3.4

1
A3.3

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

1
A3.5

1
A3.5

1
A3.6

1
A3.6

(E) ROOF
OUTLINE ABOVE

(N) STAIR & RAIL TO
MATCH (E) BELOW

DEMO (E)
RAILING

DN

W/D

UP

DN

(N) WD.
DECK

(N) WD.
DECK

1
A3.1

1
A3.2

1
A3.4

1
A3.3

15'-11 1/2" 12'-4" 7'-3" 9'-7 3/8" 3'-11 5/8" 14'-0"

47'-2"

24
'-

8"
10

'-
0 

7/
8"

3'
-3

 1
/2

"
4'

-4
 5

/8
"

6'
-1

1"

265.13'

276.94' T.O. RF. RIDGE
SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

SIDE SETBACK NOT
REQUIRED, PER SFPC
SEC 133.(a)(1)

136.5'

136.5'

136.5'

136.5'

25
%

 R
EA

R
 Y

A
R
D

 S
ET

B
A
C
K
, 

PE
R

S
FP

C
 1

34
.(

a)
(1

)

SLOPE

SLOPE

SLOPE

SLOPE

C

C

F

F

D

D

E

E

B

B

A

A

1

2

4

3

5

1
A3.5

1
A3.5

1
A3.6

1
A3.6

(N) OUTLINE OF
BUILDING BELOW

INTEGRAL
GUTTER, TYP.

(N) SKYLIGHT
ABOVE

(N) DECK W/ 42"
GLASS RAILING

(E) PITCHED
ROOF TO REMAIN

(E) OUTLINE OF
BUILDING BELOW

(N) PARAPET
ALIGNED W/ (E)

(N) PARAPET
ALIGNED W/ (E)

METAL STANDING
SEAM, CLASS A ROOF

FUTURE DESIGNATED PHOTOVOLTAIC
OR SOLAR HOT WATER AREA, TO BE
FILED UNDER A SEPERATE PERMIT

(N)(N)

EXISTING WALL
TO BE REMOVED

NEW WALL

EXISTING WALL

SYMBOLS N

SCALE: 3/32" =    1'-0"2 PROPOSED THIRD FLOOR
SCALE: 3/32" =    1'-0"1 PROPOSED SECOND FLOOR

SCALE: 3/32" =    1'-0"3 PROPOSED ROOF
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SHEET:
5 OF 6

EX
IS

TI
N

G
 E

LE
VA

TI
O

N
S-18'-3 1/4" (214'-4 1/4")

-9'-5 1/4" (223'-2 1/4")

-7'-0 1/4" (225'-7 1/4")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

28'-4" (260'-11 1/2")

33'-5" (266'-0 1/2")

8'
-1

0"
2'

-5
"

7'
-0

 3
/8

"
8'

-9
"

1'
-0

"
9'

-3
"

1'
-0

"
8'

-4
"

5'
-0

 7
/8

"

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

BASEMENT F.F.

T.O. GARAGE PARAPET

T.O. ROOF RIDGE

BASEMENT F.C.

GARAGE F.C.

GARAGE F.F.

(E) (E) (E) (E) (E)

(E) (E) (E) (E)

(E) (E)

(E)

SUBJECT PROPERTYSUBJECT PROPERTY

12345

DEMO (E) CHIMNEY

(E) WINDOWS TO
REMAIN, TYP.

(E) GRADE, TYP.

(E) DOORS TO
REMAIN, TYP.

(E) COPPER RAIN
LEADER

(N) BUILDING
OUTLINE

(E) GUARD RAIL TO
REMAIN

ALIGN

-1'-3" (231'-4 1/2")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

28'-4" (260'-11 1/2")

30'-8" (263'-3 1/2")

31'-2" (263'-9 1/2")

33'-5" (266'-0 1/2")

1'
-3

"
8'

-9
"

1'
-0

"
9'

-3
"

1'
-0

"
8'

-4
"

2'
-4

"
6"

2'
-2

 7
/8

"

DEMO (E) PORTION
OF PITCHED ROOF

DEMO (E) CHIMNEY

(E) WINDOWS TO
REMAIN, TYP.

(E) GRADE, TYP.

(E) DOORS TO
REMAIN, TYP.

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

ATTIC F.C.

T.O. PARAPET

T.O. ROOF RIDGE

BASEMENT F.F.

BASEMENT F.C.
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SCALE: 1/16" =    1'-0"1 EXISTING ELEVATION - NORTH (FACADE)
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SCALE: 1/16" =    1'-0"2 EXISTING ELEVATION - WEST

SCALE: 1/16" =    1'-0"4 EXISTING ELEVATION - EAST



14
20

 S
U

TT
ER

  
S
TR

EE
T 

1S
T 

FL
O

O
R

SA
N

  
FR

A
N

C
IS

C
O

, 
 C

A
  
 9

41
09

T 
  
41

5-
67

4-
55

54
F 

 4
15

-6
74

-5
55

8

E 
  
IN

FO
@

B
U

TL
ER

A
R
M

S
D

EN
.C

O
M

B
U

TL
ER

A
R
M

S
D

EN
.C

O
M

28
65

 V
A
LL

EJ
O

 S
TR

EE
T

 S
A
N

 F
R
A
N

C
IS

C
O

 ,
 C

A
 9

41
23

SHEET:
6 OF 6

PR
O

PO
S
ED

 E
LE

VA
TI

O
N

S

-18'-3 1/4" (214'-4 1/4")

-9'-5 1/4" (223'-2 1/4")

-7'-0 1/4" (225'-7 1/4")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

28'-4" (260'-11 1/2")

32'-6" (265'-1 1/2")

36'-0" (268'-7 1/2")

42'-10" (275'-5 1/2")

44'-3 3/4" (276'-11 1/4")

8'
-1

0"
2'

-5
"

7'
-0

 3
/8

"
8'

-9
"

1'
-0

"
9'

-3
"

1'
-0

"
8'

-4
"

4'
-2

"
3'

-6
"

6'
-9

 7
/8

"
1'

-5
 3

/4
"

16 sq ft 14 sq ft 14 sq ft 16 sq ft

(E) (E) (E) (E) (E)

(E) (E) (E) (E)

(E) (E)

(E)

SUBJECT PROPERTYSUBJECT PROPERTY

12345

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

BASEMENT F.F.

T.O. GARAGE PARAPET

T.O. GUARDRAIL

BASEMENT F.C.

GARAGE F.C.

GARAGE F.F.

ROOF DECK LEVEL F.F.

T.O. ROOF RIDGE

AVG. ROOF HEIGHT

(E) WINDOWS TO
REMAIN, TYP.

(E) GRADE, TYP.

(E) DOORS TO
REMAIN, TYP.

(E) COPPER RAIN
LEADER

(N) METAL
STANDING SEAM
PITCHED ROOF

(N) ALUM. SLIDING
DOOR SYSTEM

(E) GUARD RAIL TO
REMAIN

(N) 42" TEMP. BIRD
SAFE GLASS
GUARDRAIL, PER
SFPC SECTION 139

-1'-3" (231'-4 1/2")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

30'-8" (263'-3 1/2")

34'-2" (266'-9 1/2")

42'-10" (275'-5 1/2")

44'-3 3/4" (276'-11 1/4")

1'
-3

"
8'

-9
"

1'
-0

"
9'

-3
"

1'
-0

"
10

'-
8"

3'
-6

"
8'

-7
 7

/8
"

1'
-5

 3
/4

"

(E) WINDOWS TO
REMAIN, TYP.

(E) GRADE, TYP.

(E) DOORS TO
REMAIN, TYP.

SUBJECT PROPERTY SUBJECT PROPERTY

1 2 3 4 5

(E)

(E)

(E) (E)

(E)

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

BASEMENT F.F.

THIRD LEVEL F.F.

BASEMENT F.C.

T.O. GLASS RAILING

T.O. ROOF RIDGE

AVG. ROOF HEIGHT

33 sq ft 28 sq ft

(N) METAL
STANDING SEAM
PITCHED ROOF

(N) ALUM. SLIDING
DOOR SYSTEM

(N) 42" TEMP. BIRD
SAFE GLASS
GUARDRAIL, PER
SFPC SECTION 139

23'-6" (256'-1 1/2")

21'-6" (254'-1 1/2")

39
'-

9 
3/

8"

40
'-

0"
 M

A
X
IM

U
M

 H
EI

G
H

T 
LI

M
IT

-18'-3 1/4" (214'-4 1/4")

-9'-5 1/4" (223'-2 1/4")

-7'-0 1/4" (225'-7 1/4")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

28'-4" (260'-11 1/2")

30'-8" (263'-3 1/2")

42'-10" (275'-5 1/2")

44'-3 3/4" (276'-11 1/4")

8'
-1

0"
2'

-5
"

7'
-0

 3
/8

"
9'

-9
"

9'
-3

"
1'

-0
"

8'
-4

"
2'

-4
"

12
'-

1 
7/

8"
1'

-5
 3

/4
"

3'-2"

40
'-

0"
 M

A
X
IM

U
M

 H
EI

G
H

T 
LI

M
IT

(E) GRADE, TYP.

(E)

SUBJECT PROPERTY SUBJECT PROPERTY

F E D C B A

(E)

AVERAGE ELEVATION
@ REAR LOT LINE

AV
ER

A
G

E 
G

R
O

U
N

D
 E

LE
VA

TI
O

N
 A

T 
R
EA

R
 L

O
T 

LI
N

E 
IS

 G
R
EA

TE
R
 T

H
A
N

 2
0'

-0
"

A
B
O

V
E 

EL
EV

AT
IO

N
 A

T 
FR

O
N

T 
LO

T 
LI

N
E,

 P
ER

 S
FP

C
 S

EC
 2

61
.(

b)
(1

)(
A
)

PE
R
 S

FP
C
 S

EC
 2

61
.(

b)
(1

)(
A
)

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

BASEMENT F.F.

T.O. GARAGE PARAPET

BASEMENT F.C.

GARAGE F.C.

GARAGE F.F.

THIRD LEVEL F.F.

T.O. ROOF RIDGE

40'-0" MAX HEIGHT LIMIT,

PER SFPC SEC 261.(b)(1)(A)

23°

AVG. ROOF HEIGHT

PE
R
 S

FP
C
 S

EC
 2

61
.(

b)
(1

)(
A
)

3'
-6

"

(E) WINDOWS TO
REMAIN, TYP.

45 MIN. FIRE-RATED
ALUMINUM WINDOW

(N) 42" TEMP. BIRD
SAFE GLASS
GUARDRAIL, PER
SFPC SECTION 139

19'-6" (252'-1 1/2")

21'-6" (254'-1 1/2")

39
'-

9 
3/

8"

40
'-

0"
 M

A
X
IM

U
M

 H
EI

G
H

T 
LI

M
IT

-18'-3 1/4" (214'-4 1/4")

-9'-5 1/4" (223'-2 1/4")

-7'-0 1/4" (225'-7 1/4")

0" (232'-7 1/2")

8'-9" (241'-4 1/2")

9'-9" (242'-4 1/2")

19'-0" (251'-7 1/2")

20'-0" (252'-7 1/2")

28'-4" (260'-11 1/2")

32'-6" (265'-1 1/2")

42'-10" (275'-5 1/2")

44'-3 3/4" (276'-11 1/4")

8'
-1

0"
2'

-5
"

7'
-0

 3
/8

"
9'

-9
"

9'
-3

"
1'

-0
"

8'
-4

"
4'

-2
"

10
'-

3 
7/

8"
1'

-5
 3

/4
"

3'-2"

40
'-

0"
 M

A
X
IM

U
M

 H
EI

G
H

T 
LI

M
IT

(E) GRADE, TYP.

(E)

(E)

(E)

(E)

(E)

(E)

SUBJECT PROPERTYSUBJECT PROPERTY

FEDCBA

23°

AVERAGE ELEVATION
@ REAR LOT LINE

AV
ER

A
G

E 
G

R
O

U
N

D
 E

LE
VA

TI
O

N
 A

T 
R
EA

R
 L

O
T 

LI
N

E 
IS

 G
R
EA

TE
R
 T

H
A
N

 2
0'

-0
"

A
B
O

V
E 

EL
EV

AT
IO

N
 A

T 
FR

O
N

T 
LO

T 
LI

N
E,

 P
ER

 S
FP

C
 S

EC
 2

61
.(

b)
(1

)(
A
)

PE
R
 S

FP
C
 S

EC
 2

61
.(

b)
(1

)(
A
)

40'-0" MAX HEIGHT LIMIT,

PER SFPC SEC 261.(b)(1)(A)

FIRST LEVEL F.F.

FIRST LEVEL F.C.

SECOND LEVEL F.F.

SECOND LEVEL F.C.

BASEMENT F.F.

T.O. GARAGE PARAPET

BASEMENT F.C.

GARAGE F.C.

GARAGE F.F.

THIRD LEVEL F.F.

T.O. ROOF RIDGE

AVG. ROOF HEIGHT

PE
R
 S

FP
C
 S

EC
 2

61
.(

b)
(1

)(
A
)

3'
-6

"

(E) WINDOWS TO
REMAIN, TYP.

(N) 42" TEMP. BIRD
SAFE GLASS
GUARDRAIL, PER
SFPC SECTION 139

(E) OUTLINE OF
NEIGHBORING
PROPERTY

SCALE: 1/16" =    1'-0"1 PROPOSED ELEVATION - NORTH (FACADE)
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