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Memo to the Planning Commission 
 

HEARING DATE: MAY 28, 2020 
CONTINUED FROM: JANUARY 9, 2020 HEARING 

 
Date: May 18, 2020 
Case No.: 2017-002545DRP-03 
Project Address: 2417 Green Street 
Permit Application: 2017.04.28.5244 
Zoning: RH-1 (Residential, House, One-Family) 
 40-X Height and Bulk District 
Block/Lot: 0560 / 028 
Applicant: Chris Durkin 
 474 Euclid Avenue 
 San Francisco, CA  94118  
Staff Contact: Christopher May – (415) 575-9087 
 christopher.may@sfgov.org 
Recommendation: Take DR and approve with modifications 
 

BACKGROUND 
In April, 2017, the project sponsor submitted a building permit application proposing to construct one- and 
three-story horizontal rear additions, third and fourth floor vertical additions, and to lower all floor plates 
within the existing single-family dwelling by approximately two feet. The floor area would increase from 
approximately 4,118 square feet to approximately 5,115 square feet.  The project also proposed alterations 
to the front façade, interior modifications including the expansion of the existing basement level garage to 
accommodate another off-street parking space, and the partial excavation and terracing of the rear yard.   
 
Following the October 23, 2017 neighborhood notification and subsequent filings of three requests for 
Discretionary Review, the project sponsor revised the project by including a one-bedroom accessory 
dwelling unit (ADU) occupying the entire first floor of the project, measuring approximately 1,023 square 
feet. While the revised project also proposed alterations to the front façade, no changes were made to the 
massing of the building as originally proposed. 
 
On June 26, 2019, Environmental Planning staff issued a Preliminary Mitigated Negative Declaration, 
which was subsequently appealed by Richard Drury of Lozeau Drury, LLP, on behalf of the owner of 2421 
Green Street, also one of the DR requestors.  
 
At the January 9, 2020 public hearing, the Planning Commission adopted a motion upholding the PMND, 
which included site-specific mitigation measures to ensure that any potential adverse impacts that 
excavation associated with the project might have on the adjacent historic resource at 2421 Green Street 
would be reduced to a less-than-significant level, pursuant to the California Environmental Quality Act 
(CEQA). 
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After hearing and closing public comment, the Commission continued the requests for Discretionary 
Review and directed Planning staff to mediate between the project sponsor and the DR requestors in an 
attempt to negotiate a mutually-satisfactory modification to the project. The Commission specifically 
requested the project sponsor to redesign the project with the following objectives: 
 

• Reduce the depth of the horizontal rear addition with sensitivity to the adjacent historic resource, 
thereby minimizing the number of property line windows that would be obscured by the project; 

• Reduce or eliminate the amount of excavation, thereby mitigating the potential foundational 
impacts to the adjacent building; and 

• Not alter the location of the existing floor plates.   
 

While generally supportive of the proposed ADU, the Commission added that its inclusion in the project, 
along with any increase in the number of off-street parking spaces, was not sufficient justification to further 
excavate the site. The Commission did not comment on the excavation proposed to accommodate the new 
laundry room, storage area for waste and recycling bins, a bicycle parking space, and the staircase and 
elevator connecting the garage level to the floors above. 
 
CURRENT PROPOSAL 
Following the January 9, 2020 hearing, the project sponsor redesigned the project which has resulted in the 
following changes: 
 

• Reduction in the depth of the horizontal rear addition at floors 1-4, totaling approximately 380 
square feet; 

• Reduction in the amount of excavation at the basement level by approximately 85 cubic yards, and 
approximately 220 square feet of floor area; 

• Reduction in the amount of excavation at the first-floor breezeway directly adjacent to the uphill 
neighbor's property line, measuring approximately 35 cubic yards; and 

• No lowering of any of the existing floor plates, as previously proposed. 
 
The revised project still proposes an ADU on the first floor, now measuring approximately 987 square feet, 
and also proposes an additional parking space in the basement level, as originally proposed.  
 
In accordance with the Commission’s direction, the Planning Department organized a mediation with the 
project sponsor and the DR requestors, which was scheduled to be held at City Hall on March 17, 2020. 
Due to the Shelter-in-Place order that went into effect that day, the meeting was cancelled. Planning staff 
attempted to organize virtual meetings with the project sponsor and the DR requestors, however all three 
DR requestors declined to participate. 
 
Planning Department staff have reviewed the revised project, which is not seeking any variances or 
modifications to the requirements of the Planning Code, and have determined that it is not considered to 
be tantamount to demolition. 
 
In order to address the issues and concerns raised by the DR Requestors, and in accordance with the 
direction given by the Planning Commission at the January 9, 2020 hearing, Planning staff recommend that 
the Commission take DR and approve the revised project with the following modification: 
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• Reduce the amount of excavation at the basement level such that no additional vehicular parking 
space is created. 

 
Attachments: 
Revised Plans dated April 24, 2020 
Project Sponsor Submittal dated May 14, 2020 
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Discretionary Review 
Abbreviated Analysis 

HEARING DATE: SEPTEMBER 19, 2019 

CONTINUED FROM: JULY 11, 2019 HEARING 

 

Date: September 9, 2019 

Case No.: 2017-002545DRP-03 

Project Address: 2417 Green Street 

Permit Application: 2017.04.28.5244 

Zoning: RH-1 (Residential, House, One-Family) 

 40-X Height and Bulk District 

Block/Lot: 0560 / 028 

Applicant: Chris Durkin 

 474 Euclid Avenue 

 San Francisco, CA  94118  

Staff Contact: Christopher May – (415) 575-9087 

 christopher.may@sfgov.org 

Recommendation: Take DR and approve as revised 

 

PROJECT DESCRIPTION 

As initially submitted in April, 2017, the project proposed to construct one- and three-story horizontal 

rear additions, 3rd and 4th floor vertical additions, and to lower all floor plates within the existing single-

family dwelling by approximately 2 feet. The floor area would increase from approximately 4,118 square 

feet to approximately 5,115 square feet.  The project also proposed alterations to the front façade, interior 

modifications including the expansion of the existing basement level garage to accommodate another off-

street parking space, and the partial excavation and terracing of the rear yard.   

 

Since the October 23, 2017 neighborhood notification and subsequent filings of three requests for 

Discretionary Review, the project sponsor has revised the project by proposing to include a one-bedroom 

accessory dwelling unit (ADU) occupying the entire first floor of the project, which measures 

approximately 1,023 square feet.  The revised project also proposes changes to the alterations to the front 

façade, including smaller window openings, wood windows instead of aluminum clad windows and 

dark painted trim.  No changes have been made to the originally-proposed massing of the building. 

 

Planning Department staff reviewed the demolition calculation statistics and determined that the revised 

project is not considered to be tantamount to demolition, per Section 317 of the Planning Code.  The 

revised project is not seeking any variances or modifications to the requirements of the Planning Code. 

 

SITE DESCRIPTION AND PRESENT USE 

The project site is a rectangular-shaped lot located on the south side of Green Street in the Pacific Heights 

neighborhood, and is developed with a four-story-over-garage, single-family dwelling constructed circa 

1908.  The lot is approximately 25 feet wide, 100 feet deep and 2,500 square feet in size.  The lot slopes 

mailto:christopher.may@sfgov.org
mailto:christopher.may@sfgov.org
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steeply upward from the street such that the garage level and approximately half of the first floor are 

below existing grade at the rear of the building. 

 

SURROUNDING PROPERTIES AND NEIGHBORHOOD 

This portion of the Pacific Heights neighborhood is also within the area subject to the Cow Hollow 

Neighborhood Design Guidelines, and is characterized primarily by a mix of three- and four-story single-

family homes, constructed from the early 1900s through the 1920s.  This portion of the neighborhood is 

zoned primarily RH-1 (Residential, House, One-Family), however the neighborhood transitions further to 

the east along Green Street beyond Pierce Street, where the majority of properties are zoned RH-2 

(Residential, House, Two-Family) and RH-3 (Residential, House, Three-Family).  Immediately to the west 

of the subject property is a three-story single-family dwelling that extends approximately 35 feet beyond 

the existing rear wall of the subject building.  It has several property line windows overlooking the 

subject building and its rear yard.  The building immediately adjacent to the subject property on the east 

side is a four-story-over-garage single-family dwelling which is approximately the same depth as the 

subject building.  Green Street slopes laterally downward, to the east, and the steep upsloping 

topography on the south side of the street results in each of the buildings being a story shorter at the rear, 

including the subject property.     

 

BUILDING PERMIT NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION DATES DR FILE DATES 

ORIGINAL DR 

HEARING DATE 

FILING TO ORIGINAL 

HEARING TIME 

311 

Notice 
30 days 

October 23, 2017 – 

November 22, 

2017 

November 17-21 

2017 
July 12, 2018 238-242 days 

 

DISCRETIONARY REVIEW HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE ACTUAL PERIOD 

Posted Notice 20 days June 21, 2019 June 21, 2019 20 days 

Mailed Notice 20 days June 21, 2019 June 21, 2019 20 days 

 

PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s) -- 

3 (2421 Green Street, 2415 Green Street 

and 2727 Pierce Street) – DR 

Requestors 

-- 

Other neighbors on the 

block or directly across 

the street 

-- 6 -- 

Neighborhood groups -- - -- 

No other neighborhood comments have been received regarding this project.  
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DR REQUESTORS 

Susan Byrd & Mark Lampert, owners of 2415 Green Street. 

Philip Kaufman, owner of 2421 Green Street. 

Louise & Carlos Bea, owners of 2727 Pierce Street. 

 

DR REQUESTORS’ CONCERNS AND PROPOSED ALTERNATIVES 

See attached Discretionary Review Applications, dated November 17 and 21, 2017. 

 

PROJECT SPONSOR’S RESPONSE TO DR APPLICATION 

See attached Response to Discretionary Review, dated June 27, 2018.   

 

ENVIRONMENTAL REVIEW 

On May 16, 2017, Environmental Planning staff issued a Categorical Exemption for the original project 

pursuant to CEQA Guideline Section 15301 (Class 1 - 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).  

 

On November 22, 2017, an appeal of the CEQA document was filed with the Board of Supervisors, on the 

basis that the project would have significant impacts on an adjacent historic resource (2421 Green Street).   

 

Based on the facts presented to the Board at its January 9, 2018 hearing, the Board of Supervisors upheld 

the appeal, finding that that the project was not categorically exempt from further environmental review, 

and reversed the determination by the Planning Department. 

 

On February 7, 2018, the project sponsor submitted a revised Environmental Evaluation application, 

including a revised geotechnical report, a vibration report, a revised historic resource evaluation 

response, and confirmation from the Department of Public Health that the project sponsor has conducted 

soil testing and had enrolled in the Maher program. 

 

On June 26, 2019, Environmental Planning staff issued a Preliminary Mitigated Negative Declaration, 

which was subsequently appealed by Richard Drury of Lozeau Drury, LLP, on behalf of the owner of 

2421 Green Street, also one of the DR requestors. Environmental Planning staff have reviewed the PMND 

appeal, which asserts that impacts from the project on adjacent properties warrant the preparation of an 

Environmental Impact Report (EIR). Staff is of the opinion that no substantial evidence of a significant 

environmental effect has been presented that would warrant preparation of an EIR and therefore 

recommends that the Planning Commission adopt the motion to uphold the PMND. 

 

The Commission’s action with respect to the requests for Discretionary Review constitutes the Approval 

Action for the project for the purposes of CEQA, pursuant to San Francisco Administrative Code Section 

31.11(h). 
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RESIDENTIAL DESIGN ADVISORY TEAM REVIEW 

The Residential Design Advisory Team reviewed the project as it was initially submitted on September 6, 

2017 and found that the project met the general intent of the Residential Design Guidelines and the Cow 

Hollow Design Guidelines. RDAT again reviewed the project, on December 20, 2017, following the 

submission of the three DR requests. The DR Requestors allege that the project is not adequately 

“terraced”, per the Cow Hollow Neighborhood Design Guidelines. The Department notes that while 

respecting the topography of a site is applicable to all development projects in Cow Hollow, the project is 

located on a laterally-sloping lot, whereas the “terracing” guidelines illustrate scenarios where terracing 

is recommended for only upsloping or downsloping lots. Nevertheless, RDAT found that the project 

appropriately respects the neighborhood’s topography and the architectural context, preserving the 

stepping down the hill along Green Street. The proposed rear addition averages between the rear walls of 

the adjacent buildings and massing is reduced on upper levels, maintaining privacy as well as access to 

light, air and midblock open space. The volume and massing of the addition is consistent with the Cow 

Hollow Neighborhood Design Guidelines.   

 

The Residential Design Advisory Team did recommend that, in order to ensure that the type, finish, and 

quality of the project materials is compatible with those used in the surrounding Cow Hollow 

neighborhood, the existing windows on the front façade should either be repaired or replaced in-kind 

with new wood or aluminum clad wood windows.  In response, the project sponsor has submitted a 

revised front elevation indicating that the replacement windows will be smaller than originally proposed 

and would be clad in wood and painted in a dark trim.   

 

After having reviewed the revised proposal, Planning Department staff has determined that the revised 

project meets the intent of the RDAT’s request and therefore does not contain or create exceptional or 

extraordinary circumstances.  Specifically, the DR Requestors’ concerns regarding the loss of light and 

privacy are neither extraordinary nor exceptional as the depth, massing and side setbacks of the rear 

addition are appropriate and maintain access to the midblock open space from all of the DR Requestors’ 

properties.   

   

In addition, the Planning Department notes that the proposed accessory dwelling unit on the first floor 

accounts for almost all of the 1,078 square feet of floor area added to the building, while the primary 

dwelling unit will actually decrease in size from 4,118 square feet to 4,092 square feet.  The remainder of 

the additional habitable floor area is for shared access to the garage level. 

 

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: Take DR and approve project as revised 

 

Attachments: 

Block Book Map  

Sanborn Map 

Zoning Map 

Aerial Photographs  

Context Photographs 

PMND dated June 26, 2019 
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Section 311 Notice and Plans 

DR Applications dated November 17 and 21, 2017 

Public Correspondence  

Project Sponsor Response to DR Application dated June 27, 2018 

Revised Plans dated June 6, 2018 

DR Requestor Submittals dated September 24 and 25, 2018 

Project Sponsor Submittal dated November 19, 2018 
 



Parcel Map 

Discretionary Review Hearing 
Case Number 2017-002545DRP-03 
2417 Green Street 

SUBJECT PROPERTY 

DR REQUESTORS 



*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 

Discretionary Review Hearing 
Case Number 2017-002545DRP-03 
2417 Green Street 

DR REQUESTORS 



Zoning Map 

SUBJECT PROPERTY 

Discretionary Review Hearing 
Case Number 2017-002545DRP-03 
2417 Green Street 



Height & Bulk Map 

SUBJECT PROPERTY 

Discretionary Review Hearing 
Case Number 2017-002545DRP-03 
2417 Green Street 



Aerial Photo 

(Facing South) 

SUBJECT PROPERTY 
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2417 Green Street 

DR REQUESTORS 



Aerial Photo 

(Facing North) 

SUBJECT PROPERTY 

Discretionary Review Hearing 
Case Number 2017-002545DRP-03 
2417 Green Street 

DR REQUESTORS 



Aerial Photo 

(Facing West) 

SUBJECT PROPERTY 

Discretionary Review Hearing 
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2417 Green Street 

DR REQUESTORS 



Site Photo 

SUBJECT PROPERTY 
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Preliminary Mitigated Negative Declaration 
 

Date: June 26, 2019 

Case No.: 2017-002545ENV 

Project Title: 2417 Green Street 
BPA No.: 201704285244 

Zoning: RH-1 [Residential-House, One Family] Use District 

 40-X Height and Bulk District 

Block/Lot: 0560/028 

Lot Size: 2,500 square feet 

Project Sponsor Chris Durkin, 2417 Green Street, LLC 

 (415) 407-0486 

Lead Agency: San Francisco Planning Department 

Staff Contact: Jeanie Poling – (415) 575-9072 

 jeanie.poling@sfgov.org 

 

PROJECT DESCRIPTION:  

The project site is on the south side of Green Street on the block bound by Green, Pierce, Scott, and Vallejo 

streets in the Pacific Heights neighborhood. The 2,500-square-foot project site contains a vacant four-story 

single-family residential building constructed circa 1905. The residence encompasses the front (northern) 

two thirds of the lot. The property at its Green Street frontage slopes with an elevation of approximately 

150 feet along the western (up slope) side to 145 feet along eastern (down‐slope) side. The project would 

lower building floor plates by approximately 2 feet, construct one- and three-story horizontal rear 

additions, and construct third and fourth floor vertical additions above a portion of the existing building. 

The floor area would increase from approximately 4,118 square feet to approximately 5,115 square feet. A 

one-bedroom accessory dwelling unit measuring approximately 1,023 square feet would be added on the 

first floor. The project also proposes a partial excavation of the rear yard for a sunken terrace, façade 

alterations, interior modifications, and expansion of the existing basement level garage to accommodate 

one additional vehicle, for a total of two vehicle parking spaces. 

FINDING:  

This project could not have a significant effect on the environment.  This finding is based upon the criteria 

of the Guidelines of the State Secretary for Resources, Sections 15064 (Determining the Significance of the 

Environmental Effects Caused by a Project), 15065 (Mandatory Findings of Significance), and 15070 

(Decision to Prepare a Negative or Mitigated Negative Declaration), and the following reasons as 

documented in the initial evaluation (initial study) for the project, which is attached. 

 

A mitigation measure is included in this project to avoid potentially significant effects.  See page 80. 

 

cc: Chris Durkin, Project Sponsor Distribution List 

 Christopher May, Current Planning Division Interested Parties 

 Supervisor Catherine Stefani, District 2 Virna Byrd, M.D.F. 
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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 311/312) 
 

On April 28, 2017, the Applicant named below filed Building Permit Application No. 2017.04.28.5244 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: 2417 Green Street Applicant: Chris Durkin 

Cross Street(s): Pierce and Scott Streets Address: 474 Euclid Ave 

Block/Lot No.: 0560/028 City, State: San Francisco, CA  94118 

Zoning District(s): RH-1 / 40-X Telephone: (415) 407-0486 

Record No.: 2017-002545PRJ Email: chris@durkinincorporated.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 R O J E C T  F E A T U R E S  EXISTING  PROPOSED  
Building Use Residential No Change 

Front Setback 0 feet No Change 

Side Setbacks None West side: 0-3 feet (1
st
 floor), 4 feet (2

nd
- 4

th
 floors)  

East side: 0 feet (1
st
 floor), 4 feet (2

nd
 & 3

rd
 floors), 

7 feet (4
th

 floor)  

Building Depth 58 feet 75 feet 

Rear Yard 40 feet (1
st
 floor), 42 feet (2

nd
 floor), 54 

feet (3
rd

 & 4
th

 floors) 
25 feet (1

st
 floor), 30 feet (2

nd
 & 3

rd
 floors), 45 feet 

(4
th

 floor) 

Building Height 45 feet 43 feet 

Number of Stories 4 No Change 

Number of Dwelling Units 1 No Change 

Number of Parking Spaces 1 2 

P R O J E C T  D E S C R I P T I O N  
The proposal is to lower all floor plates by approximately 2 feet, construct 1- and 3-story horizontal rear additions, as well as 
3

rd
 and 4

th
 floor additions above the existing single-family dwelling.  The floor area would increase from approximately 4,118 

square feet to approximately 5,115 square feet.  The project also proposes façade alterations, interior modifications 
including the expansion of the existing basement level garage to accommodate another vehicle and the partial excavation of 
the rear yard. 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:  Christopher May 

Telephone: (415) 575-9087             Notice Date: 10/23/2017   

E-mail:  christopher.may@sfgov.org    Expiration Date: 11/22/2017   



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 
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. 

http://www.communityboards.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
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Nov. 17, 2017 
 
President Rich Hillis and Honorable Commissioners 
San Francisco Planning Commission 
c/o Planning Information Center 
1660 Mission Street 
San Francisco, CA 94103 
 
RE: Application for Discretionary Review for Permit Application No. 2017.04.28.5244 

and 2017.10.02.0114 - 2417 Green Street 
 
Dear President Rich Hillis and Honorable Commissioners: 
 

By this letter, and attached application packet, Mr. Philip Kaufman (Applicant) hereby 

requests Discretionary Review (“DR”) of the above-referenced permit application (“Project”). 

Mr. Kaufman resides at 2421 Green Street, contiguous and immediately uphill to the proposed 

Project. As shown below, the Commission must grant Discretionary Review because the Project 

presents both exceptional and extraordinary circumstances that would negatively impact Mr. 

Kaufman’s property, a recognized historic resource, and that particular block of Green Street in 

general. In addition, review of the Project is required under the California Environmental Quality 

Act (“CEQA”), Public Resources Code §21000, et seq.  

 

I Introduction 

 A request for Discretionary Review requires the Applicant to address three central 

questions supported by factual evidence.1 Mr. Kaufman provides fact-based answers to those 

questions in section III below. In addition, Mr. Kaufman also raises other legal grounds in 

support of Discretionary Review such as violations of the California Environmental Quality Act 

(“CEQA”), California Civil Code § 832, San Francisco Building Code § 3307, San Francisco’s 

                                                 
1 DR Application at p. 9. 
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Maher Ordinance and San Francisco’s Historic Resource Preservation Ordinance and the Cow 

Hollow Neighborhood Design Guidelines. 

  

II. Factual Background 
 

On October 15, 2016, the City received an “application for environmental evaluation” for 

construction at 2417 Green Street.  The application described the Project as “the remodel, 

alterations and horizontal addition to an existing 4-story over basement single-family residence 

and includes:  

1. Expansion of garage in basement level,  
2. 1st, 2nd, and 3rd story horizonal rear yard addition,  
3. Alterations to front façade,  
4. Excavation and full foundation replacement,  
5. Lowering building,  
6. Interior remodel throughout.”2  
 
On May 16, 2017, the City issued a categorical exemption from all CEQA review. The 

CEQA exemption described the Project as “Alterations to an existing four-story-over-basement 

single-family residence with one vehicle parking space. Excavate to add two vehicle parking 

spaces. Three-story rear addition. Facade alterations and foundation replacement. Lower existing 

building.”3 The categorical exemption acknowledged the Project could present potentially 

significant impacts concerning hazardous materials, archeological resources, steep slope and 

historical resources.4 Despite clear evidence of environmental impacts in need of investigation 

and proposed mitigation and project alternatives, the City declared “no further environmental 

review is required.”5 

On May 18, 2017, the Department of Building Inspection (“DBI”) issued permit BPA 

2017.05.11.6316 for “garage expansion partial deteriorated basement wall and foundation 

replacement with new landscaping site wall at back yard.” (Exhibit 3).  

                                                 
 
2 See Site Permit, 311 Notification Set at p. 1 (April 28, 2017) (Exhibit 1). 
3 Cat Ex, at p.1. (Exhibit 2).  
4 Id., at p. 2. 
5 Id., at p.4.  
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On September 28, 2017, DBI issued a work suspension order on grounds that the DBI’s 

permit was finalized “without review by the Department of City Planning.” (Exhibit 4).  

In an email to a Green Street resident on October 3, 2017, the Planning Department made 

clear the Project would not go forward until the Planning Department reviewed the foundation 

permit for code-compliance.6  

Then, on October 12, 2017, the Planning Department reversed course and approved the 

piecemeal foundation work, but in order to do so it asked the applicant to remove a major 

component from suspended permit, BPA 2017.05.11.6316. At DBI’s request, the applicant 

removed from the application a proposed rear wall. Apparently, the only way DBI could issue a 

permit for the work was for the applicant to omit the “new landscaping site wall at back yard.” 

The proposed rear wall will be added back into the application later for Planning Department 

review.  

On October 23, 2017, the Planning Department sent the subject Notice of Building 

Permit Application (Section 311), with a new project description: “The proposal is to lower all 

floor plates by approximately 2 feet, construct 1- and 3- story horizontal rear additions, as well as 

3rd and 4th floor additions above the existing single-family dwelling. The floor area would 

increase from approximately 4,118 square feet to approximately 5,115 square feet. The project 

also proposes facade alterations, interior modifications including the expansion of the existing 

basement level garage to accommodate another vehicle and the partial excavation of the rear 

yard.”7 (Exhibit 6). 

On November 3, 2017, DBI issued BPA 2017.10.02.0114 allowing the foundation work 

to proceed under permit 2017.05.11.6316 that had been suspended, but absent the landscaping 

wall in the back yard. 

As the foregoing makes clear, the proposed Project is expansive regardless of DBI’s and 

the applicant’s attempts to chop it up into pieces. The whole Project should have gone through 

all legally-required approvals before any construction work was approved. As it stands, it is 

                                                 
6 Email from Christopher May to Susan Byrd. (Exhibit 5). 
7 Notice of Building Permit Application (October 23, 2017). 
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difficult for appellant get a full picture of the Project and the scope of the City approval process 

even though DBI has already approved construction work for the foundation of the Project.  

III. The Commission Must Grant this Request for Discretionary Review and Order 
Additional Analysis under CEQA 

 
 A. The Project presents exceptional and extraordinary circumstances and  
  cannot be exempted from CEQA 
 

As a preliminary and overarching matter, all available evidence shows this Project is not 

eligible for a categorical exemption under CEQA. Categorical exemptions are allowed for certain 

classes of activities that can be shown not to have significant effects on the environment.8 Public 

agencies utilizing CEQA exemptions must support their determination that a particular project is 

exempt with substantial evidence that support each element of the invoked exemption.9 A court 

will reverse an agency’s use of an exemption if the court finds evidence a project may have an 

adverse impact on the environment.10 

The City’s April 16, 2017 categorical exemption determination invoked a Class 1 

exemption which applies to projects for interior or exterior alterations and additions of less than 

10,000 square feet;11 unless, “there is a reasonable possibility that the project will have a 

significant effect on the environment due to unusual circumstances.”12 The City’s CEQA 

exemption admitted the Project could present potentially significant impacts concerning 

hazardous materials, archeological resources, steep slope and historical resources. Importantly, 

the City evaluated the wrong historical resource, focusing on the subject property (2417 

Green Street) rather than a significant historical resource contiguous to the Project at 2421 Green 

Street. (Exhibit 2). The facts below show the City must grant Discretionary Review based on this 

issue alone, and may not rely on a categorical exemption for this Project.   

                                                 
8 CEQA § 21084(a). 
9 CEQA § 21168.5. 
10 Dunn Edwards Corp. v. Bay Area Air Quality Management Dist. (1992) 9 Cal.App.4th 644, 
656. 
11 CEQA Guidelines § 15301. 
12 CEQA Guidelines § 13000.2(c); See Santa Monica Chamber of Commerce v. City of Santa 
Monica (2002) 101 Cal.App.4th 786. 
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1. The Project May Cause Significant Impacts on a  Historical Resource  
 
To date, both DBI and the Planning Department, have ignored the potentially significant 

impacts the Project would have on an historical resource, because the agencies have overlooked 

Mr. Kaufman’s residence at 2421 Green Street, known as the Coxhead House. Specifically, the 

CEQA exemption for the proposed Project contained a supplemental historic resource 

determination only for the subject property, and did not investigate whether the Project itself 

may pose negative effects on Mr. Kaufman’s property.13 

Mr. Kaufman’s property is an historic resource. The California Office of Historic 

Preservation deemed the Coxhead House “clearly eligible” for the National Park Service’s 

Register of Historic Places.14 Properties deemed eligible for listing on the national historic 

registry of historic places, like the Coxhead House, are protected under CEQA. An historical 

resource is a resource listed in, or determined to be eligible for listing in, the California 

Register of Historical Resources.15  If a project may cause a substantial adverse change in the 

significance of a historical resource, that project shall not be exempted from the statute.16   

Mr. Kaufman’s house was designed and built by renowned California architect Ernest 

Albert Coxhead in 1893 as his personal residence.17 Mr. Coxhead lived in the residence with his 

family while he practiced architecture in San Francisco. The house is considered one of the 

earliest and finest remaining examples of Late Victorian Shingle Style, and architecture of the 

First Bay Area Tradition. The Coxhead House is architecturally unchanged since the original 

construction date save for a very few necessary interior modernizations. The site and setting of 

the house was elaborately described in a 1986 book, On The Edge Of The World, by Richard 

Longworth, as an important example of architectural adaptation for building on a difficult site. 

                                                 
13 See Supplemental Information for Historic Resource Determination, prepared by Tim Kelly 
Consulting (January 2017) (Exhibit 7). 
14 Letter from Office of Historic Preservation, at p. 1 (September 13, 2017). (Exhibit 8).  
15 San Francisco Preservation Bulletin No. 16 (2004) (Exhibit 9); CEQA §21084(e); CEQA 
Guidelines §15300.2(f); San Francisco Administrative Code §31.08(e)(3). 
16 CEQA § 21084.1; CEQA Guidelines §15300.2(f). 
17 Nomination for Listing National Register of Historic Places. (Exhibit 10); “A Pair of 
Coxheads,” B. Maley, New Fillmore (Exhibit 11).  
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The property has been written about in many other notable books and scholarly works for 

decades.  

The house is one of the few Coxhead nineteenth century buildings to survive the 

devastating 1906 earthquake and fires. The house’s shingled architectural details greatly 

influenced the work of later renowned Bay Area architects including Julia Morgan and Bernard 

Maybeck.18 The house is a San Francisco treasure.  

The Coxhead House is located on steep, narrow Green Street between Cow Hollow and 

Pacific Heights, on a slope of approximately 35%. It is a three-story, wood-framed building clad 

in red cedar shingles, trimmed with painted redwood Arts & Crafts fenestration and trim. It has 

steeply pitched roofs and articulated dormers and ribbons of windows facing San Francisco Bay. 

The rear garden is contiguous with another Historic Landmark, San Francisco Landmark No. 51, 

the Casebolt House. The State of California has found the Coxhead Residence “clearly eligible 

for the National Register of Historic Places,” because “the Earnest Coxhead house is in 

outstanding and original condition, and retains an unusually high degree of historic integrity.”19 

To assist with CEQA compliance for the protection of historic resources, San Francisco 

adopted Preservation Bulletin No. 16. (Exhibit 9). That Bulletin sets out a two-step process for 

evaluating the potential for proposed projects to impact historical resources. First, a Preservation 

Planner determines whether the property is an historical resource as defined by CEQA 

Guidelines Section 15064.5(a)(3); and, second, if the property is an historical resource, it then 

evaluates whether the proposed action or project would cause a “substantial adverse change” to 

the historical resource.20 

 CEQA defines a “substantial adverse change” as the physical demolition, destruction, 

relocation or alteration of the historical resource or its immediate surroundings such that the 

significance of the historical resource would be materially impaired. CEQA goes on to 

define “materially impaired” as work that materially alters, in an adverse manner, those physical 

characteristics that convey the resourceʹs historical significance and justify its inclusion in the 

California Register of Historic Places, a local register of historical resources, or an historical 

                                                 
18 See Nomination for Listing National Register of Historic Places, August 28, 2017. 
19 Letter from Office of Historic Preservation, at p.1 (September 13, 2017). (Exhibit 8). 
20 San Francisco Preservation Bulletin No. 16, at p. 2. 
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resource survey.21  Here it is necessary for the City to consider not only the project site, but also 

the “immediate surroundings.” For example, in one case, CEQA review was required for a fence 

near a historic granite wall in Los Angeles because the fence would detract from the historic 

significance of the wall.22 Similarly, the proposed Project at 2417 Green Street will have 

significant adverse effects on the historic qualities of the immediately adjacent, uphill Coxhead 

House at 2421 Green Street.   

Here, the record shows the Coxhead House is a Category A.1 Historical Resource under 

the Bulletin 16 analysis because it has been formally determined to be eligible for the California 

Register.23 Therefore, the City is required to move to step 2 to conduct a fact-based analysis to 

determine which type of environmental document is required.24 Although the City has so far 

abdicated its responsibility to protect the Coxhead House, the record nevertheless shows the 

proposed Project could adversely and materially alter the Coxhead House in several ways. 

 First, the Coxhead House sits on its original, tall, unreinforced brick foundation. This 

unique foundation is a component of the original character of the house. Any work to the 

foundation at the contiguous downslope residence at 2417 could harm the Coxhead House’ brick 

foundation, which in turn, could require shoring, removing or replacing the Coxhead House’s 

existing, historic brick foundation. Such replacement work would destroy the historic, original 

foundation, which survived the 1906 earthquake. According to the Project plans, the Project 

proponent intends excavation approximately 13 feet deep in order to construct a new foundation 

to support a much larger garage25. This is particularly significant given the slope steepness of 

approximately 35% for both properties, as measured at the street. 

In addition, the proposed Project intends to build a 4-story addition extending 

approximately 17 feet into the rear yard.26 This expansion will completely block numerous 

windows in the Coxhead House. Blocking those windows would eliminate light and air, and the 

                                                 
21 CEQA Guidelines 15064.5(b), Bulletin 16, p. 9. 
22 Committee to Save the Hollywoodland Specific Plan v. City of Los Angeles (2008) 161 Cal. 
App. 4th 1168.  
23 Bulletin 16, at pp. 2-3. 
24 Id., at p. 9. 
25 Application for Environmental Evaluation (Feb. 14, 2017), p. 7 (Exhibit 12).  
26 Section 311 Notice Drawings (Oct. 23, 2017) (Exhibit 13). 
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viewshed from that side of the residence. Specifically, views of and from the Coxhead House 

would be obstructed. Under CEQA, these impacts would materially impair the historic 

significance of the property.  

The historic significance of the Coxhead House is not in dispute.  In a major book on 

American Architecture, only two homes of architects are mentioned – Frank Lloyd Wright’s 

home in Oak Park, Illinois, and the Coxhead House at 2421 Green Street in San Francisco. It has 

been determined to be “clearly eligible” for official listing in the National Park Service’s 

Register of Historic Places, which protects it under CEQA. Given there is substantial evidence 

showing the proposed Project could materially impair the house, the Commission must grant 

Discretionary Review and order a San Francisco Preservation Planner to comply with CEQA by 

conducting a full historical review analysis on any Project work that could negatively impact the 

Coxhead House.  

 
 2.  The Project Site is on the Maher List of Contaminated Sites 
 
The Project is on San Francisco’s Maher map, which identifies properties with potential 

hazardous soil and/or groundwater contamination, including sites within 100 feet of current or 

historical underground storage tanks. (Exhibit 14). Projects on properties with potential 

subsurface chemical contamination that require grading of 50 cubic yards of material are 

regulated under the San Francisco Maher Ordinance.27 The Developer admits that the Project 

will involve removal and disposal of over 400 cubic yards of soil. (Exhibit 12, p.7). 

The City waived the Project from compliance with the Maher Ordinance simply because 

the property has been zoned residential for many years. But a particular zoning designation has 

no bearing on whether soil excavation could disturb long-standing contamination leaking from 

known underground storage tanks. The public has a right to know whether mitigation is 

necessary to protect nearby residents and workers during Project demolition and construction.28 

Because the project site is located on the Maher map, the Project sponsor is required to:  

                                                 
27 Article 22A of the San Francisco Health Code and Article 106A.3.4.2 of the San Francisco 
Building Code. 
28 See Heath Code Article 22A; Building Code Article 106A.3.4.2; CEQA §21084(d); CEQA 
Guidelines §15300.2(3). 
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• Prepare a Maher Ordinance application; 
• Submit a Subsurface Investigation Work Plan prepared by an environmental  

  consultant; 
•  Secure Work Plan approval, and performance of the work described in the Work 

 Plan; 
• Submit to proper agencies a Subsurface Investigation Report prepared by a  

  qualified Environmental Consultant; and 
• Submit a Site Mitigation Plan which includes a description and design for any  

  required mitigating measures (approval is required before earthwork). 
 

 The City may not exempt a Project from CEQA review that is proposed to be constructed 

on a potentially contaminated site, where the Project will involve disturbance of the 

contaminated soil.29  CEQA review is required to determine ways to reduce or eliminate risks 

associated with soil contamination, and to protect the environment, workers and nearby 

residents.30   

  3.  The Project Poses an Irreparable Structural Risk to the Uphill   
   Coxhead House 
 

The Project would result in the excavation of more than 400 cubic yards of soil on a 

block with a slope of approximately 35%.31 Under the City’s own CEQA exemption procedures, 

a project may not be exempted from CEQA if it is built on a property with greater than 20% 

slope and involves more than 50 cubic yards of soil removal.32  

According to Project information, construction will involve excavation of approximately 

408 cubic yards of soil, well over the 50 cubic yard threshold, and the applicant intends to 

excavate 13 feet below grade,33 involving 800 square-feet on a street slope of 33-35%. Under 

San Francisco Building Code § 3307 and California Civil Code § 832, the applicant is required 

to take action to protect the adjoining property from any damage associated with the excavation. 

                                                 
29 CEQA § 21084(d); CEQA Guidelines 15300.2(e).   
30 Parker Shattuck Neighbors v. Berkeley (2013) 222 Cal.App.4th 768, 781 (contaminated site on 
Cortese list may not be exempted from CEQA review); McQueen v. Board of Directors (1988) 
202 Cal.App.3d 1136 (contaminated site not on Cortese list may not be exempted from CEQA 
review). 
31 Application for Environmental Evaluation, p. 7 (Exhibit 12); Categorical Exemption, p. 2. 
(Exhibit 2). 
32 CEQA Exemption, p.2. 
33 Application for Environmental Evaluation, p. 7 (Exhibit 12). 
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As detailed above, the historically significant Coxhead House is built upon a tall, unreinforced 

brick foundation that is a component of the historic nature of the residence. Project excavation 

could result in shoring, removing or replacing the existing, historic brick foundation. Because 

this type of replacement work could destroy the historic, original foundation, a full CEQA 

investigation with proposed mitigation and project alternatives is required.  

  

B. The Project is Inconsistent with the Cow Hollow Neighborhood Design   
 Guidelines 
 
 The Cow Hollow Neighborhood Design Guidelines (“CHNDG” or “Guidelines”) were 

approved by the Planning Commission in April 2001. With that approval, the guidelines must be 

implemented as part of the City’s building permit review process.34 The Planning Commission 

utilizes the Guidelines to ensure the renovation or expansion of an existing building, or the 

construction of a new building, is visually and physically compatible with the neighborhood 

character of Cow Hollow.”35 Importantly, the City has an obligation to verify new projects are 

consistent with the Guidelines when there is evidence of incompatibility.36 The proposed Project 

is incompatible with numerous Cow Hollow Guidelines, for example:  

1. Form of the Project Adversely Impact Adjacent Buildings. 

 First, the Cow Hollow Guidelines require new construction to relate to adjacent 

buildings, so that in the case of an enlargement, the form of the enlarged building should not 

impact adjacent buildings.37 According to the permit application and other documents, the 

proposal here is to demolish the façade of the existing shingled-style home built in 1906 and 

modernize it in some manner. The current façade is compatible with the neighborhood character 

                                                 
34 CHNDG, at p. 1 (Exhibit  
35 Id. “The character of San Francisco is defined by the visual quality of its neighborhoods. A 
single building out of context with its surroundings can have a remarkably disruptive effect on 
the visual character of a place. It affects nearby buildings, the streetscape and if repeated often 
enough, the image of the city as a whole.” 
36 Kutzke v. City of San Diego (2017) 11 Cal.5th 1034 (City determined a proposed project was 
incompatible with conserving the character of the existing neighborhood and therefore 
inconsistent with local community plan in violation of CEQA).  
37 CHNDG., at p. 11 (Exhibit 15).  
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and the adjacent historic homes. The City must require the developer to submit a detailed 

depiction of the proposed new façade for a compatibility determination.   

 Also, the proposed enlargement of the existing house extending 17 feet into the rear yard 

and 4-stories in height will certainly adversely impact the adjacent properties.  It will block 

views, air and light to 2421 Green Street.  It will also dramatically shrink the common rear yard 

open space.  From the rough drawings provided with the Section 311 notice, it appears that the 

proposed project would block 23 windows at the Coxhead House at 2421 Green.  These include: 

 4 windows on the ground floor (1st floor), which provide light for the back office; 
 4 windows on the 2nd floor that provide light for the kitchen;   
 Kitchen deck would be blocked in;  
 3 windows that provide light to the living room (2nd floor);  
 1 window to stairwell (2nd floor); 
 2 windows that provide light to 2 different bathrooms on the 3rd floor; 
 3 windows on stairwell from 2nd to 3rd floor; 
 2 windows to 3rd floor master bathroom; 
 2 windows on 2nd bathroom on 3rd floor; 
 2 windows that provide light to a study on the 3rd floor.  

The extent of the window obstruction is shown in Exhibit 1, Figure D2.4. 

2. Proposed Project is Not Compatible with Envelopes of Surrounding Buildings. 

 Second, the CHDG requires that the building envelope “should be compatible with the 

envelopes of surrounding buildings.” 38  CHDG also provides that “the volume and mass of a 

new building or an addition to an existing building must be compatible with that of surrounding 

buildings.” 39  The Project would not maintain a building envelope consistent with neighboring 

buildings, nor would it maintain compatible volume and mass as compared to other nearby 

houses on the same side of Green Street. The Project would result in a 6,114 square-foot house 

on a 2,500-square-foot lot. This would result in an oversized mansion on a particularly small lot 

in Cow Hollow. Such building intensity is inconsistent with the character of the neighborhood 

and is a departure from existing long-held, relatively less dense construction in Cow Hollow. The 

building envelope currently extends almost an identical distance back into the lot as the adjacent 

                                                 
38 CHDG, at p.32. 
39 Id., at p.34.  
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home at 2415 Green Street.40  The proposed Project would push the envelope into the rear yard 

by an additional 17 feet.  While the house at 2421 Green Street extends further back on the lot, 

the lot at 2421 Green Street is much deeper than the lot at 2417 Green.41 

3. The Proposed Project Violates Terracing Guidelines, Depriving Neighbors of 

Access to Light, Air and Views. 

 Third, Cow Hollow’s steep slopes present a very real development issue.42 Under the 

Guidelines, terracing is key to allowing each successive residence to keep light, air, private and 

shared open space, and, in many cases, full or partial views. The CHDG provides:  

“In the hillside community of Cow Hollow, preservation of the views resulting from the 

relation of the topography to the existing architecture is a consideration when remodeling 

is planned or a new home is to be built… there are areas in which the depth of terracing 

of the streets is intermediate, so the addition of a story on a downslope home would 

impact the views from an upslope home.”43   

Terracing is important to adjacent neighbors in block faces with significant slope parallel to the 

street. 44 “Terracing in this arrangement preserves lateral access to light and views.”  Id. 

Terracing is equally important to up- and down-slope neighbors located on block faces with 

slopes perpendicular to the street frontage. Terracing in this arrangement preserves light and 

views from the front and rear of hillside homes.45  

 Here the evidence shows that the proposed Project is inconsistent with the terracing 

guidelines.  The subject block of Green Street is steeply terraced, with a slope of about 35%.46  

Current home at 2417 Green is approximately 12 feet lower than the uphill Coxhead House at 

2421 Green.47  This serves to preserve views from the side of the Coxhead house.48  The 

proposed plans attached to the Section 311 notice show a vertical expansion of the 2417 Green 

                                                 
40 Exhibit 1, Figure D1.0. 
41 Exhibit 1, Figure A0.2. 
42 CHNDG, at pp. 21 -24. 
43 Id. at p. 23.  
44 Id., at p. 22.  
45 Id. 
46 Exhibit 1, Figure A0.32. 
47Exhibit 1, Figure A0.34, A0.41 
48 Exhibit 1, Figures A0.31, A0.42. 
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Street home so that it would be as tall as the Coxhead House.49  This blatantly violates the 

CHDG Terracing Guidelines.  It will also obliterate light, air and views from 23 windows on the 

Coxhead House, as described above.50 Prior to any approval, Planning Staff must “evaluate the 

effects of vertical additions on views,”51 under the CHDG and CEQA.  

4. The Proposed Project Harms Historically and Architecturally Significant 

Buildings.   

 Fourth, special consideration applies to historically or architecturally significant 

buildings.52 “For these lots, open space can sometimes be even more important than the building 

itself.  The setback treatment should be sympathetic to the importance of the building, its setback 

and the open space.”53  As shown above, the Coxhead House is a significant historical resource 

that must be protected under CEQA and several City ordinances and the Cow Hollow 

Guidelines.  The Project proposes to build a four-story expansion 17-feet into the rear yard, 

destroying open space, and adversely impacting the historic building at 2421 Green Street.  The 

side views from the Coxhead House are critical to its historical significance, and would be 

obliterated by the proposed Project.  

5. The Proposed Project Violates Rear-Yard Setback Guidelines and Encroaches 

on Shared Mid-block Open Space. 

 Fifth, the Project must adhere to the existing pattern of rear yard set-backs of adjacent 

buildings, so that the Project will not interfere with access to light and air.54 The CHDG provides 

that rear yards “are in a sense public in that they contribute to the interior block open space 

which is shared visually by all residents of the block.”55 The Guidelines ask:  

 Is there a pattern of rear yard depths creating a common open space?  

 Will changing this pattern have a negative effect?  

                                                 
49 Exhibit 13, Fig. A7.  
50 Exhibit a, Fig. D2.4. 
51 Id., at p. 23. 
52 Id., at p. 28.  
53 Id. at p. 28.  
54 Id., at p. 29, 38. 
55 Id. at p. 28. 
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  Are light and air to adjacent properties significantly diminished?56 

The Guidelines continue:   

“Intrusions into the rear yard, even though permitted by the Planning Code, may not be 

appropriate if they fail to respect the mid-block open space and have adverse impacts on 

adjacent buildings.  In Cow Hollow, the mid-block open space constituted by the open 

adjoining rear yards are a major and defining element of the neighborhood character.  

Preservation of the mid-block open space is an important goal of these Neighborhood 

Design Guidelines.  Not only should rear additions respect the midblock open space, but 

they should also minimize adverse impacts on adjacent buildings, such as significant 

deprivation of light, air and views.  Expansions should be designed to avoid 

overshadowing neighboring gardens, existing sunlit decks, sunny yard space, or blocking 

significant views.”57  

 The subject block has a very significant midblock open space, which is shared by at least 

two historic properties, the Coxhead House at 2421 Green Street, and the Casebolt House, 

located at 2727 Pierce Street between Vallejo and Green (San Francisco Historic Landmark No. 

51).  The shared midblock open space is clear in overhead photographs.58  The Project would 

expand the footprint of the house 17 feet back into the rear yard, substantially reducing the rear 

yard requirement and eliminating existing midblock open space, blocking “significant views” 

from the Coxhead House, and overshadowing neighboring gardens.  

6. The Proposed Project Violates Good Neighbor Design Elements, Depriving 

Neighbors of Light and Air.  

 Finally, given the size of the proposed Project, it would violate “good neighbor” design 

elements to preserve access to light and air.59  

 The Project would block numerous windows in the Coxhead House, blocking views, light 

and air and undermining its historic characteristics. The Planning Commission must reject the 

                                                 
56 Id.   
57 Id.  
58 Exhibit 1, Figure A0.2; Exhibit 16. 
59 Id., at p. 31. 
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proposed Project due to these and other inconsistencies with the Cow Hollow Design Guidelines 

alone.60   

 Furthermore, the inconsistencies between a proposed project and the CHDG are 

significant impacts under CEQA.  Inconsistencies between plans of general applicability (such as 

the CHDG) are significant impacts under CEQA.61   Where a local or regional policy of general 

applicability, such as a design guideline, is adopted in order to avoid or mitigate environmental 

effects, a conflict with that policy in itself indicates a potentially significant impact on the 

environment,62 and must be discussed in an EIR.63  

 The proposed project has numerous inconsistencies with the Cow Hollow Design 

Guidelines, which is a plan if general applicability. The Project’s inconsistences with the 

Guidelines are by definition significant impacts under CEQA and must be disclosed and 

mitigated prior to any Project approval. 

IV. Conclusion 

 There is no question the proposed Project would have numerous impacts on the Coxhead 

House, a recognized historical resource. In addition, the proposed Project violates CEQA, the 

Maher Ordinance, San Francisco’s Historic Resource Preservation Ordinance, California Civil 

Code § 832, San Francisco Building Code § 3307 and the Cow Hollow Neighborhood Design 

Guidelines. For all of the factual and legal reasons described above, the Planning Commission 

must grant discretionary review and order Planning Staff to prepare a full CEQA document.  

 
     Sincerely, 
 
 
 
     Richard Toshiyuki Drury 
 

                                                 
60 Kutzke v. City of San Diego, 11 Cal. App. 5th 1034, 1041 (2017). 
61 CEQA Guidelines § 15125(d). 
62 Pocket Protectors v. Sacramento (2005) 124 Cal.App.4th 903. 
63 CEQA Guidelines § 15125(d); City of Long Beach v. Los Angeles Unif. School Dist. (2009) 
176 Cal. App. 4th 889, 918; Friends of the Eel River v. Sonoma County Water Agency (2003) 
108 Cal. App. 4th 859, 874 (EIR inadequate when Lead Agency failed to identify relationship of 
project to relevant local plans).    
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SITE PERMIT/311 NOTIFICATION SET
 APRIL 2017

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

SAN FRANCISCO, CA 94123

PROJECT DESCRIPTION:

DRAWING LIST:

THE PROPOSED PROJECT GENERALLY CONSISTS OF THE REMODEL, ALTERATIONS AND
HORIZONTAL ADDITION TO AN EXISTING 4 STORY OVER BASEMENT SINGLE-FAMILY
RESIDENCE AND INCLUDES THE FOLLOWING: 1) EXPANSION OF EXISTING GARAGE IN
BASEMENT LEVEL, 2) 1ST, 2ND, 3RD, AND 4TH STORY HORIZONTAL REAR YARD
ADDITION, 3) ALTERATIONS TO EXISTING FRONT FACADE, 4) EXCAVATION AND FULL
FOUNDATION REPLACEMENT, 5) LOWERING EXISTING BUILDING APPROXIMATELY, 6)
INTERIOR REMODEL THROUGHOUT.

A0.0 COVER SHEET

GS-1 GREEN BUILDING SITE PERMIT SUBMITTAL

A0.1 LEGENDS, ABBREVIATIONS AND GENERAL NOTES

A0.2 SITE AERIAL VIEW/ CONTEXT ANALYSIS

A0.31 EXISTING CONTEXT PHOTOGRAPHS

A0.32 EXISTING STREETSCAPES

A0.33 PROPOSED STREETSCAPES

A0.34 EXISTING / PROPOSED STREETSCAPES. ENLARGED

A0.41 EXISTING / PROPOSED MASSING STUDIES

A0.42 EXISTING / PROPOSED MASSING STUDIES

A0.5 (NOT USED)

A0.6 WATER FLOW INFORMATION & PRE-APPLICATION PROJECT

REVIEW CONCLUSIONS

A0.7 MAHER ORDINANCE. WAIVER

A0.8 EXISTING AND PROPOSED SITE PLAN

A0.9 EXITING DIAGRAM/ CALCULATIONS

D1.0 EXISTING/DEMOLITION BASEMENT PLAN

D1.1 EXISTING/DEMOLITION FIRST FLOOR PLAN

D1.2 EXISTING/DEMOLITION SECOND FLOOR PLAN

D1.3 EXISTING/DEMOLITION THIRD FLOOR PLAN

D1.4 EXISTING/DEMOLITION FOURTH FLOOR PLAN

D1.5 EXISTING/DEMOLITION ROOF PLAN

A1.0 PROPOSED BASEMENT PLAN

A1.1 PROPOSED FIRST FLOOR PLAN

A1.2 PROPOSED SECOND FLOOR PLAN

A1.3 PROPOSED THIRD FLOOR PLAN

A1.4 PROPOSED FOURTH FLOOR PLAN

A1.5 PROPOSED ROOF PLAN

D2.1 EXISTING/DEMOLITION ELEVATION

D2.2 EXISTING/DEMOLITION ELEVATION

D2.3 EXISTING/DEMOLITION ELEVATION

D2.4 EXISTING/DEMOLITION ELEVATION

A2.1 PROPOSED ELEVATION

A2.2 PROPOSED ELEVATION

A2.3 PROPOSED ELEVATION

A2.4 PROPOSED ELEVATION

D3.1 EXISTING SECTION

D3.2 EXISTING SECTION

A3.1 PROPOSED SECTION

A3.2 PROPOSED SECTION

A3.3 PROPOSED SECTION

A3.4 PROPOSED SECTION

A3.5 PROPOSED SECTION

APPLICABLE CODES:

*2016 CALIFORNIA BUILDING CODE (BASED ON THE 2015 INTERNATIONAL BUILDING CODE)
*2016 CALIFORNIA MECHANICAL CODE (BASED ON THE 2015 UNIFORM MECHANICAL CODE)
*2016 CALIFORNIA PLUMBING CODE (BASED ON THE 2015 UNIFORM PLUMBING CODE)
*2016 CALIFORNIA ELECTRICAL CODE (BASED ON THE 2014 NATIONAL ELECTRIC CODE)

*2016 CALIFORNIA RESIDENTIAL CODE (BASED ON THE 2015 INTERNATIONAL RESIDENTIAL CODE)
*2016 CALIFORNIA FIRE CODE (BASED ON THE 2015 INTERNATIONAL FIRE CODE)
*2016 CALIFORNIA ENERGY CODE
*2016 CALIFORNIA GREEN BUILDING STANDARDS CODE - (CALGREEN)

*AND AS AMENDED BY THE CITY AND COUNTY OF SAN FRANCISCO

1
LOCATION MAP

2
EXISTING FRONT FACADE

PROJECT DATA:

PROJECT ADDRESS: 2417 GREEN STREET, SAN FRANCISCO, CA 94123

YEAR BUILT: 1908

BLOCK: 0560
LOT: 028
ZONING: RH-1 (RESIDENTIAL-HOUSE, ONE FAMILY)
HEIGHT LIMIT: 40-X

PROPOSED:
CONSTRUCTION TYPE: TYPE "V-B" (NO CHANGE)
OCCUPANCY: R-3/U (NO CHANGE)
NUMBER OF DWELLING UNITS: 1 (NO CHANGE)
NUMBER OF FLOORS: 4, OVER BASEMENT (NO CHANGE)
SPRINKLERED: YES (NFPA 13)

EXISTING:
CONSTRUCTION TYPE: TYPE "V-B"
OCCUPANCY: R-3/U
NUMBER OF DWELLING UNITS: 1
NUMBER OF FLOORS: 4, OVER BASEMENT
SPRINKLERED: NO

AREA CALCULATIONS:

PROJECT TEAM:

OWNER:

DUMICAN MOSEY ARCHITECTS
128 10th STREET, 3RD FLOOR
SAN FRANCISCO, CA 94107
T: 415.495.9322
F: 415.651.9290
E: edumican@dumicanmosey.com
C: ERIC DUMICAN

2417 GREEN STREET, LLC
474 EUCLID AVENUE
SAN FRANCISCO, CA 94118
T: 415.407.0486
E: cfdurkin@gmail.com
C: CHRIS DURKIN

ARCHITECT:

EXISTING

BASEMENT:
- GARAGE: (+/-)    337 GSF

FLOOR 1:
- HABITABLE AREA:                          (+/-)    1,097 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,232 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,015 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    774 GSF.

TOTALS:
- HABITABLE AREA:                                     (+/-) 4,118 GSF.
- GARAGE: (+/-) 337 GSF.

PROPOSED

BASEMENT:
- GARAGE: (+/-)   999 GSF.
- HABITABLE AREA: (+/-)   116 GSF.

FLOOR 1:
- HABITABLE AREA:                          (+/-)    1,386 GSF.
- FRONT PORCH / ROOF DECK AREA: (+/-)    144 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,322 GSF.
- ROOF DECK AREA: (+/-)    179 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,429 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    862 GSF.
- ROOF DECK AREA: (+/-)    135 GSF.

TOTALS:
- HABITABLE AREA:                                     (+/-) 5,115 GSF.
- GARAGE : (+/-) 999 GSF.
- ROOF DECK AREA: (+/-)    458 GSF.

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.C

• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 1): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 1): (+/-) 227 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 2): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 2): (+/-) 1064.3 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 3): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 3): (+/-) 875.6 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 4): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 4): (+/-) 639.1 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (ROOF): (+/-)407.2 SQFT. (30.6%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (ROOF): (+/-) 925.5 SQFT.  (69.4%)

• SUM OF HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED:      (+/-) 3731.5 SQFT. (90%) > 50% MAX.

• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (NORTH ELEVATION): (+/-) 650.5 SQFT. (67.9%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (NORTH ELEVATION): (+/-) 307.5 SQFT. (32.1%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (WEST ELEVATION): (+/-) 1435.9 SQFT. (78.7%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (WEST ELEVATION): (+/-) 389.1 SQFT. (21.3%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (SOUTH ELEVATION): (+/-) 35.8 SQFT. (5%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (SOUTH ELEVATION): (+/-) 678.1 SQFT. (95%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (EAST ELEVATION): (+/-) 1764 SQFT. (90.4%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (EAST ELEVATION): (+/-) 187 SQFT. (9.6%)

• SUM OF VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED:  (+/-) 1724.8 SQFT. (31.7%) < 50% MAX.

PLANNING CODE SECTION 317 DEMOLITION CALCULATIONS:

• FRONT FACADE - EXISTING TO REMAIN: (+/-) 23.8 LIN. FT.  (97.5%)
• FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 0.6 LIN.FT. (2.5%)
• REAR FACADE - EXISTING TO REMAIN: (+/-) 0 LIN.FT. (0%)
• REAR FACADE - EXISTING TO BE REMOVED: (+/-) 24.4 LIN.FT. (100%)

• SUM OF REAR & FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 25 LIN.FT (51%) > 50% MAX.

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMAIN: (+/-) 125 LIN. FT. (79%)
• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMOVED: (+/-) 33.3 LIN. FT. (21%)

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO BE REMOVED: (+/-) 33.3 LIN. FT. (21%) < 65% MAX.

HOLMES STRUCTURES
235 MONTGOMERY STREET, SUITE 1250
SAN FRANCISCO, CA 94104
T: 415.716.8701
E: dkwan@holmesculley.com
C: DENNY KWAN

STRUCTURAL ENGINEER:

GEOTECHNICAL CONSULTANT:

TIM KELLEY CONSULTING
2912 DIAMOND STREET, #330
SAN FRANCISCO, CA 94131
T.:415.337.5824
E: contact@timkelleyconsulting.com
C: TIM KELLEY

DIVIS CONSULTING, INC
378 PARK STREET
SAN FRANCISCO, CA 94110
T: 415.420-3498
C: CHRISTIAN DIVIS

HISTORIC PRESERVATION CONSULTANT:

EXISTING CONDITIONS DRAFTING, LLC
610 22ND ST # 303
SAN FRANCSICO, CA 94107
T: 415.621.2404
E: doug@ecdplans.com
C: DOUG STEELE

EXISTING CONDITIONS DRAFTER:
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(E) CONSTRUCTION TO BE REMOVED
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(E) AREA OF EXCAVATION
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PLAN LEGEND ABBREVIATIONSGENERAL CONSTRUCTION NOTES

P- FINISH REFERENCE

PLUMBING FIXTURE / APPLIANCE / BATH
ACCESSORY / EQUIPMENT REFERENCE

X

X

REVISION

A

B

C

D

X'-X"/000.00
ELEV. DESCRIPTION

#
ROOM NAME

X'-X"
(E)

ROOM NAME

ROOM NUMBER
GENERAL CEILING HEIGHT
EXISTING

WINDOW REFERENCE

DOOR REFERENCE

DEMOLITION SHEET NOTE/BATH ACCESSORY
REFERENCE

SHEET NOTE

PARTITION TYPE

X

X

EXTERIOR ELEVATION

ELEVATION IDENTIFICATION

SHEET DESIGNATION

INTERIOR ELEVATION

DRAWING IDENTIFICATION

SHEET DESIGNATION

ELEVATION IDENTIFICATION

ELEVATION

SECTION

SECTION IDENTIFICATION

SHEET DESIGNATION

DETAIL

DETAIL IDENTIFICATION

SHEET DESIGNATION

REFERENCE SYMBOLS

GRIDLINE

TESTING
THE CONTRACTOR SHALL PERFORM THE FOLLOWING TESTING:

TEST #1:  PERFORM A 24 HOUR WATERDAM TEST AT ALL NEW ROOFS AND ROOF DECK(S).
PREVIOUS TO INSTALLATION OF DECKING; DAM GUTTER/DRAINAGE TO CREATE A
MINIMUM 1 INCH DEEP WATERDAM COVERING ENTIRE AREA OF ROOF DECK MEMBRANE,
INSPECT FOR LEAKS OR AIR BUBBLES, REPAIR AS REQUIRED TO INSURE WATER-TIGHT
INSTALLATION.  PROVIDE ARCHITECT WRITTEN CONFIRMATION OF COMPLETED TEST.

REFER T-24 REPORT ON A0.53 FOR REQUIRED HERS VERIFICATIONS

GENERAL DEMOLITION NOTES

REF. DEMOLITION PLANS, SHEETS  D1.1, D1.2, D1.3, D1.4 & D1.5 FOR ADDITIONAL INFORMATION

WHERE UNFINISHED SURFACES ARE EXPOSED BY REMOVAL OF EXISTING CONSTRUCTION, PATCH, REPAIR,
AND FINISH AS REQUIRED TO MATCH EXISTING ADJACENT FINISHED SURFACE SO AS TO APPEAR
SEAMLESS AND UNIFORM, U.O.N.

WHERE (E) ELECTRICAL WIRING AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
SERVICE.  REFER TO DESIGN-BUILD ELECTRICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
ELECTRICAL WORK.

WHERE (E) MECHANICAL DUCTS AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
FURNACE.  REFER TO DESIGN-BUILD MECANICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
MECHANICAL WORK.

RELOCATE (E) PLUMBING LINES AS REQUIRED TO ACHIEVE PROPOSED NEW DESIGN, ALL PLUMBING LINES
ARE TO BE CONCEALED WITHIN WALLS; TYP. -  REFER TO DESIGN-BUILD PLUMBING DOCUMENTS FOR
EXACT SCOPE AND NATURE PLUMBING WORK.

REMOVE (E) FLOOR FINISHES DOWN TO SUBSTRATE.  CONTRACTOR SHALL INVESTIGATE AND VERIFY
EXISTANCE AND CONDITION OF SUBFLOOR.  PROVIDE NEW 3/4" PLYWOOD SUBFLOOR WHERE NO
SUBFLOOR IS PRESENT AND/OR EXISTING SUBFLOOR IS INADEQUATE FOR INSTALLATION OF NEW FINISH
FLOORING; U.O.N., TYP.

REMOVE ALL INTERIOR GYPSUM WALLBOARD AND PLASTER WALL & CEILING FINISHES BACK TO EXISTING
FRAMING.  PREPARE (E) FRAMING AS REQUIRED FOR INSTALLATION OF NEW FINISHES; U.O.N., TYP.

REMOVE EXISTING BASE, TRIM, AND PICTURE RAILS;  U.O.N., TYP.

REMOVE ALL (E) INTERIOR DOORS AND FRAMES & TRIMS COMPLETE; U.O.N., TYP.

REMOVE (E) CONSTRUCTION AS REQUIRED FOR INSTALLATION OF NEW STRUCTURAL MEMBERS.  REFER TO
S-SERIES DWGS. FOR FULL SCOPE OF STRUCTURAL WORK.  PATCH & REPAIR DISTURBED FINISH
ASSEMBLIES TO MATCH ADJACENT EXISTING.

WHERE NOT SPECIFICALLY INDICATED, REMOVE EXISTING FINISHES AND EXISTING CONSTRUCTION AS
REQUIRED FOR INSTALLATION OF NEW MECHANICAL, STRUCTURAL, AND ELECTRICAL WORK. PATCH &
REPAIR.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

DRAWINGS OF EXISTING CONSTRUCTION ARE INTENDED TO AID IN
REHABILITATION AND CANNOT BE ASSUMED ACCURATE IN DETAIL.  THE
GENERAL CONTRACTOR SHALL CHECK AND VERIFY ALL DIMENSIONS,
ELEVATIONS, AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF
WORK AND NOTIFY THE ARCHITECT IN WRITING OF ANY DISCREPANCIES IN
PLANS AND SPECIFICATIONS BEFORE PROCEEDING.

DEMOLITION DRAWINGS ARE TO FACILITATE THE REHABILITATION OF THIS
BUILDING.  ALL DEMOLITION WORK MUST BE COORDINATED WITH THE
ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL, PLUMBING, AND
FIRE PROTECTION AND LIGHTING DRAWINGS TO VERIFY REASON AND INTENT
OF DEMOLITION WORK.

CUT AND FIT COMPONENTS FOR ALTERATION OF EXISTING WORK AND
INSTALLATION OF NEW WORK.  PATCH DISTURBED AREAS TO MATCH EXISTING
MATERIAL UNLESS OTHERWISE NOTED.

IN THE COURSE OF DEMOLITION, SHOULD ANY UNFORESEEN ISSUES BECOME
APPARENT CONTRARY TO THE APPROVED PLANS, THE CONTRACTOR SHALL
NOTIFY THE ARCHITECT.

CONTRACTOR SHALL PROTECT ALL AREAS IN-, ON-, OR ABOUT THE JOBSITE

(INCLUDING NEW OR EXISTING MATERIALS & FINISHES) FROM DAMAGE WHICH

MAY RESULT FROM, BUT NOT LIMITED TO;  CONSTRUCTION, DEMOLITION,

DUST, OR WATER.   DAMAGE TO NEW AND EXISTING MATERIALS, FINISHES,

STRUCTURES, AND EQUIPMENT SHALL BE REPLACED OR  REPAIRED AT THE

EXPENSE OF THE GENERAL CONTRACTOR.

DURING ALL PHASES OF CONSTRUCTION, DO NOT INTERFERE WITH THE USE

OF ADJACENT BUILDINGS OR TENANT SPACES, INCLUDING BUT NOT LIMITED

TO UTILITIES, AND MAINTAIN SAFE PASSAGE TO AND FROM ADJACENT

BUILDINGS AND SPACES.

IF ANY MATERIALS SUSPECTED OF CONTAINING ASBESTOS ARE

ENCOUNTERED, DO NOT DISTURB THE MATERIALS.  IMMEDIATELY NOTIFY THE

ARCHITECT AND THE OWNER.

CONTRACTOR SHALL BE RESPONSIBLE FOR THE MEANS AND METHODS OF

CONSTRUCTION, SUPERVISION OF PERSONNEL AND CONSTRUCTION, CONTROL

OF MACHINERY, FALSE WORK, AND TEMPORARY CONSTRUCTION AIDS.

CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY IN-, ON-, AND

ABOUT THE JOBSITE AT ALL TIMES; INCLUDING BUT NOT LIMITED TO SAFETY

OF PERSONS AND PROPERTY.  THE CONTRACTOR SHALL BE RESPONSIBLE

FOR COMPLIANCE WITH OSHA STANDARDS AND ALL OTHER APPLICABLE

REGULATIONS AT ALL TIMES.

CONTRACTOR SHALL CONTACT PG&E AND UNDERGROUND SERVICE ALERT

(USA) PREVIOUS TO THE START OF ANY EXCAVATION, AND SHALL FOLLOW THE

BEST PRACTICES MANUAL FOR EXCAVATION ESTABLISHED BY THE COMMON

GROUND ALLIANCE (CGA).

THE ARCHITECT SHALL HAVE THE AUTHORITY TO REJECT ANY WORK THAT IS
NOT IN COMFORMANCE WITH THE CONSTRUCTION DOCUMENTS.

ANY ERRORS, OMISSIONS, OR CONFLICTS FOUND IN THE VARIOUS PARTS OF
THE CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE ATTENTION OF
THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

1.

THE GENERAL CONTRACTOR AND ANY SUBCONTRACTORS SHALL IMMEDIATELY
EXAMINE THE SITE AND PORTIONS THEREOF WHICH WILL AFFECT THIS WORK.
CONTRACTORS SHALL COMPARE IT WITH THE DRAWINGS AND SATISFY
THEMSELVES AS TO CONDITIONS UNDER WHICH THE WORK IS TO BE
PERFORMED.  THE GENERAL CONTRACTOR SHALL VERIFY THAT NO CONFLICTS
EXIST IN LOCATIONS OF ANY AND ALL MECHANICAL, TELEPHONE, ELECTRICAL,
PLUMBING (TO INCLUDE ALL PIPING, DUCT WORK, AND CONDUIT) AND THAT ALL
REQUIRED CLEARANCES FOR INSTALLATION AND MAINTENANCE OF ABOVE
EQUIPMENT ARE PROVIDED.  EXPOSED OR CONCEALED ELEMENTS SHALL BE
DETERMINED AND REVIEWED WITH ARCHITECT PRIOR TO CONSTRUCTION
PROCEEDING.

2.

WRITTEN DIMENSIONS TAKE PRECEDENCE.  DO NOT SCALE DRAWINGS.
DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS

3.

ALL DIMENSIONS ARE TO FACE OF FINISH, UNLESS OTHERWISE NOTED.
DIMENSIONS NOTED AS "CLR" OR "CLEAR" ARE TO BE PRECISELY MAINTAINED.
DIMENSIONS ARE NOT ADJUSTABLE WITHOUT ARCHITECT'S APPROVAL UNLESS
OTHERWISE NOTED AS "+/-"

4.

ALL DIMENSIONS NOTED AS "V.I.F." ARE TO BE CHECKED BY THE CONTRACTOR
PRIOR TO CONSTRUCTION.  IMMEDIATELY REPORT ANY DISCREPANCIES TO
THE ARCHITECT.

5.

ALL DIMENSIONS, NOTES, AND DETAILS SHOWN ON ONE PORTION OF THE
DRAWING SHALL APPLY TYPICALLY TO ALL OPPOSITE HAND AND/OR SIMILAR
CONDITIONS UNLESS OTHERWISE NOTED.

6.

VERIFY ALL EQUIPMENT SIZES BEFORE BEGINNING WORK.7.

FURNISH AND INSTALL ALL MISCELLANEOUS AND STRUCTURAL ITEMS (STEEL,
ALUMINUM, ETC. INCLUDING MATERIALS FOR SEPARATION OF DISSIMILAR
MATERIALS) FOR EXTERIOR WALL SYSTEMS, WINDOWS, ARCHITECTURAL
GLASS, RAILINGS, PARAPET WALLS, ETC. ASSOCIATED WITH THE BUILDING
ENVELOPE AND ROOF.

8.

COORDINATE LOCATION- AND PROVIDE BLOCKING, BACKING, AND/OR
REINFORCEMENTS IN PARTITIONS FOR ALL CABINETS, COUNTERTOPS, AND
ANY WALL-MOUNTED ITEMS.  REFER TO ELEVATIONS AND DETAILS FOR
LOCATIONS OF WALL STANDARDS AND OTHER SUPPORTS.

9.

NEW WALL SURFACES SHALL ALIGN WITH EXISTING, ADJACENT, OR ADJOINING
SURFACES, U.O.N. JOINTS SHALL BE TAPED AND SANDED SMOOTH WITH NO
VISIBLE JOINTS.

10.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY FRAMING,
BRACING, AND STRUCTURING ALL WALL, BULKHEAD, AND OTHER DRYWALL
CONSTRUCTION IN ACCORDANCE WITH APPLICABLE TYPICAL DETAILS
CONTAINED IN THE DRAWINGS WHETHER OR NOT SPECIFICALLY REFERENCED
IN THE PLANS.

11.

PROVIDE BLOCKING/BACKING AND REINFORCEMENT ABOVE FOR SUPPORT OF
LIGHT FIXTURES, EQUIPMENT, OR ANY OTHER CEILING-MOUNTED ITEMS.

12.

  "TYPICAL" OR "TYP." SHALL MEAN THAT THE CONDITION IS REPRESENTATIVE
   FOR SIMILAR CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED.
   DETAILS ARE USUALLY KEYED AND NOTED "TYP" ONLY ONCE, WHEN THEY
   FIRST OCCUR

   "SIMILAR" OR "SIM." MEANS COMPARABLE CHARACTERISTICS FOR THE
   CONDITIONS NOTED.  VERIFY DIMENSIONS, ORIENTATION, AND CONDITIONS
   ON PLANS AND ELEVATIONS

   NOT USED

 ALL WORK SHALL CONFORM TO THE CONTRACT DOCUMENTS WHICH SHALL
 INCLUDE THE OUTLINE SPECIFICATIONS, THE DRAWINGS, AND ALL ADDENDA
 AND MODIFICATIONS ISSUED BY THE ARCHITECT.

 GRID LINES AND COLUMN CENTER LINES ARE SHOWN FOR REFERENCE ONLY.
 VERIFY EXACT LOCATION IN FIELD

 IN CASE OF CONFLICT OR DISCREPANCIES IN CONTRACT DOCUMENTS.
 CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY.

 FEATURES OF CONSTRUCTION NOT FULLY SHOWN SHALL BE OF THE SAME
 CHARACTER AS SHOWN FOR SIMILAR CONDITIONS.

13.

14.

15.

16.

17.

18.

19.

20.

21.

25.

26.

27.

28.

29.

30.

S.F.S.D. See Food Service Drawings

EQUIP.           Equipment

WoodWD. 

INCL.   Included/Including

L.L.
LT.
LTL.

L.P.G.
LVR.
L.V.L.

LKR.
L.P.

Joint
Joist

Invert

Kitchen
Kick Plate

Intermediate
Interior
Insulation
Information

LB.

KIT.   

LAM.
LAV.
L.B.

L.F.

K.P.   

INFO.   
INSUL.
INT.  
INTER.           
INV.

JST. 
JT.     

Weight
Wainscot
Waterproof
Without
Window
Wall Hydrant
Water Heater
Wired Glass
Washer/Dryer

Welded Wire Fabric
WT. 

YD.

WWF 

W/D 
W.G. 
WH 
W.HYD. 
WNDW. 
W/O 
WP 
WSCT. 

T.&.G. Tongue And Groove

FRMG. Framing

Hour
Height

Hanger

Heating/Ventilating/

Hose Bibb

Inside Diameter
Infiltration Barrier

Hot Water

Heating

High Point
Horizontal
Hollow Metal

Hardware
Header
Hold Down
Hollow Core

H.P.   
HR.    
HT.   
HTG.   
H.V.A.C. 

H.W.  

I.B.    
I.D.    

H.B.   
H.C.  
H.D.    
HDR. 
HDWR. 

H.M.  
HORIZ. 

HGR.  

Ground

Glass

Gauge
Gas

Furred/Furring

Ground Fault Interrupter

Glu-Lam Beam
Galvanized Iron

General Contractor
Grab Bar
Galvanized

Footing

Girder
Grade

Gypsum Wall Board
Gypsum Sheathing

G.F.I.          
GL.    

G.I.    
G.L.B.

GR.    
GRDR.   
G.S.   
GWB   

GND.  

FTG.       

G.      
GA.     
GALV. 
G.B.    
G.C.    

FUR.

U.O.N. Unless Otherwise Noted
Urinal

Vinyl Base

Verify In Field

Water Closet

Vinyl Tile
Veneer

With
West

Vinyl

Vestibule
Vertical
Ventilator/Ventilation
Vinyl Composition Tile
Vitrified Clay Pipe
Vapor Barrier

VEST. 
V.I.F. 
VIN. 
VNR. 
V.T. 

W. 
W/. 
W.C. 

UR. 

V.B. 
V.BR. 
V.C.P. 

VENT. 
VERT. 

V.C.T. 

Threshold

Texture
Television

Tube Steel

Top Of Wall
Top Of Steel
Top Of Slab

Top Of Grate
Top Of Beam

Telephone Termination Board 

Toilet Paper Dispenser

Top Of Paving

Thick/Thickness

Unfinished

Typical

Uniform Building Code

T.P.D. 
T.S. 
T.T.B. 
T.V. 

TYP. 

U.B.C. 
UNF. 

TXT. 

THK. 

T.O.B. 
T.O.G. 
T.O.P. 
T.O.S. 
T.O.STL. 
T.O.W. 

THR. 

F.F.B.    Finish Floor Break

Finish

Fixed Glass/Glazing

Flush Joint
Flowline

Fire Hose Valve
Fire Hose Cabinet
Fire Hydrant

Finish Floor Elevation

Floor
Fluorescent

Fireproof
Fireplace
Face Of Wall
Face Of Stud
Face Of Masonry
Face Of Concrete

FlashingFLSH'G.      
FLR.  
FLUOR.

F.O.C.   
F.O.M.     
F.O.S.
F.O.W.
F.P.
F.PR.

F.F.E.
F.G.  
F.H.  
F.H.C.
F.H.V.          
FIN.    
F.L.    
F.J.   

Exhaust

Exterior
Exposed

Electric Water Cooler
Easement

Fire Extinguisher Cabinet

Fire Department Connection

Fire Alarm Control Panel

Finish Floor

Fire Extinguisher
Foundation

Floor Drain
Fan Coil Unit
Fire Control Center
Forced Air Unit

Fire Alarm

F.A.U.           
F.C.C.
F.C.U.           
F.D.  
F.D.C. 
FDN.   
F.E.   

F.F. 
F.E.C.

ESMT.  
E.W.C.           
E.X.H.            
EXP.  

F.A.     
F.A.C.P.        

EXT.     

S.ST. Stainless Steel

Shear Wall
Suspended

Storage

Standard
Steel

Sound Transmission Coefficient

Structure/Structural

Station

Tempered
Telephone

Towel Bar
Thread

System 

Top Of Concrete

Trash Compactor

Square YardS.Y. 
SYS. 

T. 
T.B. 
T.C. 
TEL. 
TEMP. 
T.O.C. 

STA. 
S.T.C. 
STD. 
STL. 
STO. 
STRUCT. 
SUSP. 
S.W. 

Similar
Shower

Sheathing
Sheet

Shelves/Shelving

Square
Splash Block

Sealer

See Structural Drawings

Sanitary Napkin Receptacle
Sanitary Napkin Dispenser
See Mechanical Drawings

Service Sink

Sanitary Sewer
Shelf And Pole

S.N.R. 

SPL.BLK. 
SQ. 
S&P 
S.S. 

S.SK. 
S.S.D. 

SHT. 
SHTHG. 
SHLVS. 
SHWR. 

SLR. 
S.M.D. 
S.N.D. 

SIM. 

NumberNO.

BottomBTM.        

P.T.R. Paper Towel Receptacle

CenterCTR.        

DR.FNTN.        Drinking Fountain
Dishwasher

Each

East

Equal

Exterior Insulation 

Edge Nailing

Electrical Panel Board
Edge Of Slab   
Edge Of Pavement
Enclosure

Emergency
Elevation
Electric/Electrical
Expansion Joint

Expansion Bolt

Existing

ELECT.           
ELEV.  
EMER.  

E.O.P.            
E.O.S.              
E.P.B.          
EQ.    

E.N.    
ENCL.  

E.    
(E)   
EA.   
E.B.   
E.I.F.S.        

E.J.     

DW.   

Detail

Double

Down
Drawing

Dead Load
Division/Divider
Dispenser
Dimension
Diaphragm
Diameter
Drill-In-Bolt
Douglas Fir

Department

Cubic Yard
Cold Water
Custodian

D.I.B.         
DIA.   
DIAPH.         
DIM.  
DISP. 
DIV.  
D.L.  
DN.    
DWG. 

CUST.       
C.W.        
C.Y.             

DBL.     
DEPT.
DET. 
D.F.  

RET. Retain/Retaining
Revision

Roofing

Schedule

Solid Core
Solid Blocking
South

Room

Square Foot

Section
Storm Drain

See Electrical Drawings

Seat Cover Dispenser

Rough Opening

Soap Dispenser

Split Face Block

Rain Water Leader

S.C. 
S.C.D. 
SCHED. 

SECT. 
S.E.D. 
S.F. 
S.F.B. 

S.D. 
S.DR. 

S. 
S.B. 

RM.
R.O.
ROOF'G.
R.W.L.

REV.

Quarry Tile

Radius

Riser

Pavement

Required
Register

Reference

Redwood
Roof Drain

Rubber Base

Refrigerator/Refrigeration

Reinforcing Steel

Reinforced Concrete

Return Air Grille

Polyvinylchloride Pipe

R.B.
R.C.
R.D.
RDWD.
REINF.
REF.     
REFR.
REG.
REQ'D.

P.V.C.
PVMT.

Q.T.

R.
R.A.G.
RAD.

CeilingCLG.        
Clear

Carpet

Column

Corrugated

Course/Courses

Contractor
Continuous
Construction
Connection
Concrete

Cleanout To Grade
Cleanout
Counter
Corrugated Metal Pipe
Concrete Masonry Unit

Ceramic Tile
Countersunk Screw

CONN.       
CONSTR.     
CONT.       
CONTR.     
CORR.       
CPT         

CSK.S       
C.T.         

CRS.        

CLR.        
C.M.U.      
C.M.P.     

CO.          
CO.T.G.        
COL.       
CONC.       

CNTR.       

Better
Batten

Beveled

Cable Television
Cold Air Return
Cabinet
Catch Basin

Both Ways

Built-Up Roofing
Between

Cast-In-Place Concrete
Corner Guard

Caulking
Control Joint

Cubic Feet
Center To Center

CAB.       
C.A.R.      

C.C.         
C.F.         
C.G.         
C.I.P.       
C.J.         
CLKG.       

CATV        

BTN.        
BTR.        
BTWN.       
B.U.R.      
BVL.       
B.W.       

C.B.        

PerforatedPERF. 

Pocket
Prefabricated

Plate

Point

Paperholder
Plywood

Paint

Paper Towel Dispenser

Pounds Per Square Inch
Pounds Per Square Foot

Pounds Per Lineal Foot

Pressure Treated

Project/Projected

Plastic Laminate

Dispenser And Receptacle
Combination Paper Towel 
Pressure Treated Douglas Fir

PRJ.
P.S.F.
P.S.I. 
P.T.
PT.
P.T.D.

P.T.D.R.
P.T.D.F.

PFB. 
PKT 
PLT. 

P.LAM. 
PLYWD.
P.H.
PNT.

P.L.F. 

On Center

Opening
Overhead

Office

Obscure

Not To Scale   

Over

Overflow Drain 

Outside Diameter

Partition

Overhang

Powder Driven Fastener
Pounds Per Cubic Foot
Precast Concrete

Opposite

O.H. 
OPNG. 

OVHG 

PART. 
P.C. 
P.C.F. 
P.D.F. 

OPP. 

N.T.S.   

O/         
OBS 
O.C. 
O.D. 

OFF. 
O.F.D. 

ALUM. Aluminum       

Board
Both Faces

Average
Architectural
Anchor/Anchorage
Alternate

Below

Bronze

Beam

Block

Bracket
Bearing

Bedroom
Building Paper

Blocking

Building
BLK.        
BLKG.       
BM.         

B.P.         
BDRM.       
BLW.        
BRG.        
BRKT.       
BRZ.        

ALT.       
ANC.       
ARCH.       
AVG.        

BD.          
B.F.        
BLDG.       

Above

Adjacent

Aggregate
Above Finish Floor

Additional
Area Drain
Above Counter Top
Acoustical Tile
Acoustical

Anchor Bolt
ABV.     
ACOUST.    
ACT        
A.C.T.     
A.D.        

A.F.F.     
AGGR.      

ADDN'L     
ADJ.        

A.B.     

MicrowaveMICRO.

Module

Miscellaneous
Mirror
Minimum

Masonry Rough Opening
Moisture Resistance
Masonry Opening

North
New

Mullion

Mounting
Mounted
Movable

Metal

Not Applicable
Not In Contract

MTD.
MTG.
MTL.
MUL.

N.
(N)
N.I.C.
N/A

MIN.
MIR.
MISC.
M.O.
M.R.
M.R.O.

MOV.
MOD.

Medium
Mechanical

Machine Bolt
Maximum
Material
Masonry

Manufactured

Manhole
Manufacturer

Medicine Cabinet

MAT'L.
MAX.
M.B.
M.C.
MECH.

MFR.
M.H.

MED.
MFD.

MAS.

Laminate
Lavatory
Lag Bolt
Pound
Linear Foot
Live Load
Light
Lintel
Locker
Low Point
Low Pressure Gas
Louver
Laminated Veneer 

S.P.D. 
SPECS. 

See Plumbing Drawings
Specifications

Yard

Owner Furnished / OFCI

Bottom OfB.O.         

Grid LineG.L.    

Face OfF.O.   

Finish System

Air Conditioning

Contractor Install

CONSTRUCTION AND DEMOLITION DEBRIS: 100% of mixed debris
must be transported by a registered hauler to a registered facility and be
processed for recycling, in compliance with the San Francisco Construction
& Demolition Debris Ordinance

RECYCLING BY OCCUPANTS: Provide adequate space and equal access
for storage, collection and loading of Compostable, recyclable and landfill
materials. - See Administrative Bulletin 088.

WATER EFFICIENT IRRIGATION: Projects that include ≥ 1,000 square
feet of new or modified landscape must comply with the San Francisco
Water Efficient Irrigation Ordinance. (See the guide at
www.sfwater.org/landscape)

STORMWATER CONTROL PLAN: Projects disturbing ≥ 5,000 square feet
must implement a Stormwater Control Plan meeting SFPUC Stormwater
Design Guidelines. (See www.sfwater.org/sdg)

GRADING AND PAVING: Construction plans shall indicate how the site
grading or drainage system will manage surface water flows to keep water
from entering the building, such as swales, drains, or water retention
gardens. (CalGreen 4.106.3)

SMART IRRIGATION CONTROLLER: Automatically adjust irrigation based
on weather and soil moisture. Controllers must have either an integral or
separate rain sensors that connects or communicates with the controller.

INDOOR WATER EFFICIENCY: Install water-efficient fixtures and fittings
as summarized in CalGreen 4.303 (See “Indoor Water Efficiency” at left.)
Replace all noncompliant fixtures in project area (CalGreen 3.301.1.1, San
Francisco Housing Code 12A)

ENERGY EFFICIENCY: Comply with California Energy Code (Title 24, Part
6)

PEST PROTECTION: Annular spaces around pipes, electric cables,
conduits, or other openings in sole/bottom plates at exterior walls shall be
closed with cement mortar, concrete masonry, or a similar method
acceptable to DBI for protection against rodents.

MOISTURE CONTENT OF BUILDING MATERIALS: Verify wall and floor
framing does not exceed 19% moisture content prior to enclosure. Materials
with visible signs of moisture damage shall not be installed. Moisture
content shall be verified in compliance with the following: (CalGreen
4.505.3)

A) Moisture content shall be determined with either a probe-type or a
contact-type moisture meter. Equivalent moisture verification 
methods may be approved by the enforcing agency and shall satisfy
requirements in Section 101.8.
B) Moisture readings shall be taken at a point 2 feet (610 mm) to 4
feet (1219 mm) from the grade-stamped end of each piece to be
verified.
C) At least three random moisture readings shall be performed on
wall and floor framing with documentation acceptable to the enforcing
agency provided at the time of approval to enclose the wall and floor
framing. Insulation products which are visibly wet or have a high 
moisture content shall be replaced or allowed to dry prior to enclosure
in wall or floor cavities. Manufacturers’ drying recommendations shall
be followed for wet-applied insulation products prior to enclosure

CAPILLARY BREAK FOR CONCRETE SLAB ON GRADE: Concrete slab
on grade foundations required to have a vapor retarder must also have a
capillary break, including at least one of the following: (CalGreen 4.505.2.)

A) A 4-inch (101.6 mm) thick base of 1/2-inch (12.7 mm) or larger
clean aggregate shall be provided with a vapor retarder in direct 
contact with concrete and a concrete mix design which will address
bleeding, shrinkage and curling shall be used. For additional 
information, see American Concrete Institute, ACI 302.2R-06.
B)  A slab design specified by a licensed design professional.

FIREPLACES AND WOODSTOVES: Install only direct-vent or
sealed-combustion appliances; comply with US EPA Phase II limits.
(CalGreen 4.503.1)

DESIGN AND INSTALL HVAC SYSTEM TO ACCA MANUAL J, D, AND S

(CalGreen 4.507.2)

HVAC Installer Qualifications: HVAC system installers must be trained
and certified in the proper installation of HVAC systems, such as via a state
certified apprenticeship program, public utility training program (with
certification as installer qualification), or other program acceptable to the
Department of Building Inspection. (CalGreen 702.1)

COVERING DUCT OPENINGS AND PROTECTING MECHANICAL

EQUIPMENT DURING CONSTRUCTION: Duct openings and other air
distribution component openings shall covered during all phases of
construction with tape, plastic, sheetmetal,or other acceptable methods to
reduce the amount of water, dust, and debris entering the system.

BATHROOM EXHAUST FANS: Must be ENERGY STAR compliant, ducted
to terminate outside the building, and controlled by humidistat capable of
adjustment between relative humidity of less than 50% to maximum of 80%.
Humidity control may be a separate component from the exhaust fan.

CARPET: All carpet must meet one of the following: (CalGreen 4.504.3)
A) Carpet and Rug Institute Green Label Plus Program,
B) California Department of Public Health Standard Practice for the
testing of VOCs (Specification 01350),
C) NSF/ANSI 140 at the Gold level,
D) Scientific Certifications Systems Sustainable Choice, OR
E) California Collaborative for High Performance Schools EQ 2.2 and
listed in the CHPS High Performance Product Database AND carpet
cushion must meet Carpet and Rug Institute Green Label, AND 
indoor carpet adhesive & carpet pad adhesive must not exceed 50
g/L VOC content.

RESILIENT FLOORING SYSTEMS: For 80% of floor area receiving
resilient flooring, install resilient flooring complying with:
A) Certified under the Resilient Floor Covering Institute (RFCI) FloorScore
program,
B) Compliant with the VOC-emission limits and testing requirements of
California Department of Public Health 2010 Standard Method for the
Testing and Evaluation Chambers v.1.1,
C) Compliant with the Collaborative for High Performance Schools (CHPS)
EQ2.2 and listed in the CHPS High Performance Product Database, OR
D) Certified under the Greenguard Children & Schools Program to comply
with California Department of Public Health criteria.

COMPOSITE WOOD PRODUCTS: Hardwood plywood, particleboard, and
medium density fiberboard composite wood products used on interior or
exterior shall meet CARB Air Toxics Control Measure for Composite Wood.
See CalGreen Table 4.504.5.

INTERIOR PAINTS AND COATINGS: Comply with VOC limits in the Air
Resources Board Architectural Coatings Suggested Control Measure and
California Code of Regulations Title 17 for aerosol paints. See CalGreen
Table 4.504.3.

LOW-VOC AEROSOL PAINTS AND COATINGS: Meet BAAQMD VOC
limits (Regulation 8, Rule 49) and ProductWeighted MIR Limits for ROC.
(CalGreen 4.504.2.3.)

LOW VOC CAULKS, CONSTRUCTION ADHESIVES, AND SEALANTS:

Meet SCAQMD Rule 1168. See CalGreen Tables 4.504.1 and 4.504.2.
(CalGreen 4.504.2.1)

GREEN BUILDING NOTES
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SITE AERIAL VIEW/
CONTEXT ANALYSIS

1
EXISTING CONTEXT PLAN

1/32"=1'-0"
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2530
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GENERAL NOTES

1. THIS PLAN IS GRAPHIC IN NATURE AND DOES NOT REPRESENT A SURVEY
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EXISTING CONTEXT
SITE PHOTOGRAPHS

1

SCALE IN FEET: 1/16" =1'-0"
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EXISTING/PROPOSED
STREETSCAPES

ENLARGED

EXISTING STREET SCAPE

PROPOSED STREET SCAPE

Sheet Number

Drawing Title

Job No.

Issue

16112

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

128 10th street, 3rd floor
san francisco, california 94103
t: 415.495.9322  f: 415.651.9290

24
17

 G
RE

EN
 S

TR
EE

T
SA

N 
FR

AN
CI

SC
O,

 C
A 

94
12

3
BL

OC
K 

05
60

 L
OT

 0
28

Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04  1728



A0.41

EXISTING/PROPOSED
MASSING STUDIES

1
PROPOSED MASSING STUDY
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182' TO EXIT #1

123' TO EXIT #2
160' TO EXIT #1 
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7' 
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157' TO EXIT #1 

125' TO EXIT #1

83' TO EXIT #1

71' TO EXIT #1

80' TO EXIT #1

67' TO EXIT #1

A0.9

EXITING DIAGRAM/
CALCULATIONS

LEGEND OCCUPANCY LOAD CALCULATIONS SUMMARY OF PRIMARY BUILDING CODE REQUIREMENTS

PATH OF EXIT ACCESS TRAVEL

MAXIMUM  TRAVEL DISTANCE TO EXIT
DISCHARGE FROM FLOOR

MAX TRAVEL DISTANCE ON FLOOR TO STAIRWAY

57'

TD
47'

HABITABLE AREA

GARAGE / MECHANICAL

ROOF DECK

EXTERIOR EXIT DOOR

H
G
RD
EXIT

- TOTAL HABITABLE AREA: (+/-) 4,722 GSF.
- GARAGE: (+/-) 883 GSF.
- TOTAL ROOF DECK: (+/-) 399 GSF.

-OCCUPANCY LOAD (R-3) = HABITABLE + ROOF DECK AREA: (+/-) 5121 GSF / 200 = 27
-OCCUPANCY LOAD (U) = GARAGE: (+/-) 880 GSF / 200 = 5

NOTE:
FOR THE PURPOSE OF OCCUPANCY LOAD CALCULATIONS GROSS FLOOR AREA IS MEASURED AS AREA WITHIN THE INSIDE PERIMETER OF THE EXTERIOR WALLS OF
THE BUILDING PER CBC SECTION 1002.

EGRESS EXITING CALCULATIONS 

TWO EXITS FROM THE BUILDING ARE PROVIDED

MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
(FROM FLOOR 4 TO EXIT #2, LOCATED ON FLOOR 2)

TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  TO A STAIRWAY ON FLOOR 4 IS +/- 46' < 50' (1016.3, SFBC 2016)

EXIT ACCESS TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  ON FLOOR 4  TO EXIT #2 DISCHARGE TO PUBLIC WAY IS +/- 247' < 250' (1017.2, SFBC 2016)

CHAPTER 5. GENERAL BUILDING HEIGHTS AND AREAS:

TABLE 504.3, 504.4, 506.2 ALLOWABLE BUILDING HEIGHTS AND AREA
CONSTRUCTION TYPE V-B: EQUIPPED WITH AN AUTOMATIC SPRINKLER SYSTEM S13R, 60'; 4
STORIES ABOVE GRADE PLANE, AREA UNLIMITED

CHAPTER 6. TYPES OF CONSTRUCTION:

TABLE 601 FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS PRIMARY
STRUCTURAL FRAME: NO FIRE RESISTANCE RATING EXTERIOR BEARING WALLS: NO FIRE
RESISTANCE RATING INTERIOR BEARING WALLS: NO FIRE RESISTANCE RATING NON-BEARING
WALLS INTERIOR OR EXTERIOR: NO RATING

TABLE 602 (h) FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED ON
FIRE SEPARATION DISTANCE. OCCUPANCY R-3 EQUIPPED W/ AUTOMATIC SPRINKLER SYSTEM
EXTERIOR WALLS, FIRE SEPARATION DISTANCE LESS THAN 3': 1-HR RATING
EXTERIOR WALLS, FIRS SEPARATION DISTANCE MORE THAN 3': NO RATING

CHAPTER 7. FIRE AND SMOKE PROTECTION FEATURES:

TABLE 705.8 MAXIMUM AREA OF EXTERIOR WALL OPENINGS BASED ON FIRE SEPARATION
DISTANCE AND DEGREE OF OPENING PROTECTION
FIRE SEPARATION DISTANCE LESS THAN 3': OPENINGS NOT PERMITTED
FIRE SEPARATION DISTANCE 3'-5': 25% OF AND EXTERIOR WALL IN A STORY
FIRE SEPARATION DISTANCE 5' OR MORE: UNLIMITED

SECTION 705.8.1 ALLOWABLE AREA OF OPENINGS, EXCEPTION 2
WHERE EXTERIOR WALLS AND EXTERIOR PRIMARY STRUCTURAL FRAME ARE NOT REQUIRED
TO BE FIRE RESISTANCE RATED, ALLOWABLE AREA OF OPENINGS IS UNLIMITED

SFPC AB-009: LOCAL EQUIVALENCY FOR APPROVAL OF NEW OPENINGS IN NEW AND EXISTING
BUILDING PROPERTY LINE WALLS
CASE-BY-CASE REVIEW TO ALLOW PROTECTED OPENINGS CLOSER TO PROPERTY LINES
THAN PERMITTED BY TABLE 705.8

SECTION 705.11 PARAPETS, EXCEPTION 4.3
OPENINGS IN ROOF CLOSER THAN 5' TO EXTERIOR FIRE RATED WALL, MEASURED FROM
INTERIOR SIDE OF WALL: PROVIDE FIRE-RATED PARAPET WALL, 30" (H) MIN

SECTION 705.11 PARAPETS, EXCEPTION 5.1
TYPE V-B, GROUP R-3 WITH A CLASS C ROOF COVERING: EXTERIOR WALL CAN BE
TERMINATED AT UNDERSIDE OF ROOF SHEATHING.  THE ROOF SHEATHING TO BE
CONSTRUCTED OF NON-COMBUSTABLE MATERIAL FOR A DISTANCE OF 4'.

SECTION 713.4 SHAFT ENCLOSURES, FIRE RESISTANCE RATING
ELEVATOR SHAFT ENCLOSURE TO BE NOT LESS THAN 2-HR FIRE RESISTANCE RATING WHEN
CONNECTING 4 STORIES OR MORE.

SECTION 713.5 SHAFT ENCLOSURES, CONTINUITY
SHAFT ENCLOSURES TO BE CONSTRUCTED AS FIRE BARRIERS AND SHALL HAVE CONTINUITY
FROM TOP OF FOUNDATION TO UNDERSIDE OF ROOF SHEATHING AND BE SECURELLY
ATTACHED THERETO AS WELL AS HAVE CONTINUITY THROUGH CONCEALED SPACE.

TABLE 716.5 FIRE DOOR AND FIRE SHUTTER FIRE PROTECTION RATING
REQ. ASSEMBLY RATING: 1-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 45 MIN

TABLE 716.5 SHAFT ENCLOSURE
REQ. ASSEMBLY RATING: 2-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 90 MIN

CHAPTER 10: MEANS OF EGRESS:

TABLE 1004.1.2 MAXIMUM FLOOR AREA ALLOWANCES PER OCCUPANT
RESIDENTIAL, PRIVATE GARAGE: 200 GSF

SECTION 1015.8 WINDOW OPENINGS
WHERE AN OPERABLE WINDOW OPENING IS LOCATED MORE THAN 72" ABOVE FINISHED
GRADE OR OTHER SURFACE BELOW ON THE EXTERIOR OF THE BUILDING, THE SILL OF THE
WINDOW SHALL BE MIN 36" A.F.F. OF THE ROOM IN WHICH THE WINDOW IS LOCATED.

SECTION 1015.8.1 : WINDOW OPENING CONTROL DEVICES
IF THE TOP OF THE SILL OF AN OPERABLE WINDOW OPENING IS LOCATED LESS THAN 36"
A.F.F., THE WINDOW SHALL BE PROVIDED WITH WINDOW OPENING CONTROL DEVICES THAT
COMPLY WITH ASTM F2090

TABLE 1006.3.2. (1) : STORIES WITH ONE EXIT FOR R-2 & R-3 OCCUPANCIES
EXIT ACCESS TRAVEL DISTANCE UNLIMITED FOR UP TO 3RD STORY ABOVE GRADE PLANE,
GROUP R-3, EQUIPPED WITH AUTOMATIC SPRINKLERS THROUGHOUT.
EXIT ACCESS TRAVEL DISTANCE : 125' FOR FOURTH STORY ABOVE GRADE PLANE.

SFBC SECTION 1014.4: VERTICAL EGRESS
FOR HABITABLE LEVEL, MORE THAN ONE STORY ABOVE AN EGRESS DOOR, THE TRAVEL
DISTANCE FROM ANY OCCUPIED POINT TO EGRESS STAIRWAY SHALL NOT EXCEED 50'.

SFBC SECTION 1030: EMERGENCY ESCAPE AND RESCUE
SLEEPING ROOMS BELOW THE 4TH STORY ABOVE GRADE PLANE TO HAVE AT LEAST ONE
EMERGENCY ESCAPE OPENING.  MIN. NET CLEAR OPENING: 5.7 SQ. FT., MIN. NET CLEAR
HEIGHT: 24", MIN. NET CLEAR WIDTH: 20"

CHAPTER 12: INTERIOR ENVIRONMENT

SECTION 1203.5.1 VENTILATION AREA REQUIRED
MIN OPERABLE AREA OF WINDOW SHALL BE NOT LESS THAN 4% OF THE FLOOR AREA BEING
VENTILATED

SECTION 1205.2: NATURAL LIGHT
MIN NET GLAZED AREA IS 8% OF FLOOR AREA OF THE INTERIOR SPACE

BASEMENT:
- GARAGE: (+/-) 883 GSF.
- HABITABLE AREA: (+/-) 71 GSF.

EXITING FROM BASEMENT:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

FIRST FLOOR:
- HABITABLE AREA: (+/-) 1,259 GSF.
-FRONT PORCH/ROOF DECK: (+/-) 114 GSF.

EXITING FROM FIRST FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

SECOND FLOOR:
- HABITABLE AREA: (+/-) 1,239 GSF.
- ROOF DECK: (+/-)  158 GSF.

EXITING FROM SECOND FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

THIRD FLOOR:
- HABITABLE AREA: (+/-) 1,347 GSF.

EXITING FROM THIRD FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

FOURTH FLOOR:
- HABITABLE AREA: (+/-) 806 GSF.
- ROOF DECK: (+/-) 127 GSF.

EXITING FROM FOURTH FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)
MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
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D1.0

EXISTING/ DEMOLITION 
BASEMENT PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

FRONT FACADE -
EXISTING TO REMAIN

FRONT FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO REMAIN

% OF REAR & FRONT FACADE

FOUNDATION LEVEL / FLOOR 1
EXISTING TO REMAIN

FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

% FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

R1 R2 R3 R4 R5 D1 D2 D3 D4 TOTAL 'D'

LINEAR FEET OF WALL   (R= REMAIN,  D=DEMOLISHED)

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B

TOTAL 'R'

2 23.8 (97.5%)2

0.3

24.4 (100%)

25 (51%)23.8 (49%)

11.2 13.2

0.6 (2.5%)

24 30.7 40.5

11.2 13.28.3

125 (79%)

33.3 (21%)

15

16

17

18

R6 R7 R8 D5

-- -- -- 9.3 10.5 --

2 2 9.3 10.5 6

0.3

0 (0%)

--

--

0.3 0.3

33.3 (21%)125 (79%)
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[E] GARAGE

D1 0.3 LN.FT.

R7 10.5 LN.FT.

R2 2 LN.FT.

R3 24.0 LN.FT.

REFER TO D1.1

D5 0.3 LN.FT.

R6 9.3 LN.FT.

R1 2  LN.FT.

R8 6 LN.FT.
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D1.2

EXISTING/ DEMOLITION 
SECOND FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION SECOND FLOOR PLAN
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[E] KITCHEN

[E] FAMILY
ROOM

[E] STORAGE

[E] DINING
ROOM

[E] BREAKFAST
NOOK

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED -
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

1064.3 SQ.FT.
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D1.3

EXISTING/ DEMOLITION 
THIRD FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION THIRD FLOOR PLAN
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99

3

[E] BEDROOM 1

[E] MASTER
BEDROOM

[E] BEDROOM 2

[E] BATHROOM 1

HORIZONTAL ELEMENTS TO BE REMOVED
REFER TO D1.5

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

875.6 SQ.FT.
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D1.5

EXISTING/ DEMOLITION 
ROOF PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

15

16

17
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19

20

[E] LOW
ROOF

1
EXISTING/DEMOLITION ROOF PLAN
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HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

388.6 SQ.FT.

HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

255.6 SQ.FT.

15
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18

18

18

[E] SLOPE:

HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

281.3 SQ.FT.

[E] LOW
ROOF
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Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04  17

A1.0

PROPOSED
BASEMENT PLAN

[GARAGE]

SCALE IN FEET: 1/4" =1'-0"
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A2.2

1
PROPOSED BASEMENT PLAN

1/4"=1'-0"

1

A2.1

1

A2.3

PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] TEMPERED GLASS GUARD RAIL @ 42" A.F.F. REF ELEVATION SHEETS [A2 SERIES] NOTE 5  FOR ADDITIONAL INFORMATION.

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 15 RISERS @ +/- 6 15/16" EA = 8'-8"; 13 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 7 RISERS @ +/- 7 1/16" EA = 4'-1 3/8"; 6 TREADS @ 10" EA = 4'-11"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A
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H
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K
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 17

A1.1

PROPOSED
FIRST FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"
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[E] LOW
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1
PROPOSED FIRST FLOOR PLAN

1/4"=1'-0"

PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] TEMPERED GLASS GUARD RAIL @ 42" A.F.F. REF ELEVATION SHEETS [A2 SERIES] NOTE 5  FOR ADDITIONAL INFORMATION.

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 15 RISERS @ +/- 6 15/16" EA = 8'-8"; 13 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 7 RISERS @ +/- 7 1/16" EA = 4'-1 3/8"; 6 TREADS @ 10" EA = 4'-11"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 17

A1.2

PROPOSED
SECOND FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"
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1
PROPOSED SECOND FLOOR PLAN

1/4"=1'-0"

PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] TEMPERED GLASS GUARD RAIL @ 42" A.F.F. REF ELEVATION SHEETS [A2 SERIES] NOTE 5  FOR ADDITIONAL INFORMATION.

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8
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13

15

16

17
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22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 15 RISERS @ +/- 6 15/16" EA = 8'-8"; 13 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 7 RISERS @ +/- 7 1/16" EA = 4'-1 3/8"; 6 TREADS @ 10" EA = 4'-11"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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A1.4

PROPOSED
FOURTH FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"
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PROPOSED FOURTH FLOOR PLAN

1/4"=1'-0"

PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] TEMPERED GLASS GUARD RAIL @ 42" A.F.F. REF ELEVATION SHEETS [A2 SERIES] NOTE 5  FOR ADDITIONAL INFORMATION.

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.
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GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET
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23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 15 RISERS @ +/- 6 15/16" EA = 8'-8"; 13 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 7 RISERS @ +/- 7 1/16" EA = 4'-1 3/8"; 6 TREADS @ 10" EA = 4'-11"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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[E] SLOPE: [E] SLOPE:
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"
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9

PROPOSED ROOF PLAN SHEET NOTES 

MEMBRANE ROOF ASSEMBLY, SLOPE 1/4" :1'-0" MIN, TYP. U.O.N.

1 HOUR FIRE RESISTANCE RATED ROOF ASSEMBLY

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

ROOF CRICKET, TYP.

COMBINATION ROOF DRAIN AND OVERFLOW W/ FULL SIZED DOME [JR SMITH SERIES 148 OR APPROVED EQUAL]

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] DORMER OVER HEIGHT LIMIT, REFER TO PROPOSED ROOF AREA CALCULATIONS THIS SHEET

[E] ROOF TO REMAIN

[N] DORMER

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

PROPOSED ROOF AREA CALCULATIONS 

TOTAL SLOPED ROOF AREA ABOVE 4TH FLOOR: 669 SQ. FT. [100%]

MAX DORMER AREA PER SFPC SECTION 260 (b)(1) = TOTAL 4TH FLOOR ROOF AREA x 20%  = 669 SQ. FT. x 20% = 133.8 SQ. FT. MAX

[N] DORMER  AREA = 108 SQ. FT. = 16.1%

10

11
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DORMER WIDTH
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CEQA Categorical Exemption Determination
PROPERTY INFORMATIONIPROJECT DESCRIPTION

Project Address Block/Lot(s)

2417 Green Street 0560/028
Case No. Permit No. Plans Dated

2017-002545ENV 2/10/2017

❑✓ Addition/ ❑Demolition ❑New ~ Project Modification
Alteration (requires HRER if over 45 yeazs old) Construction (GO TO STEP 7)

Project description for Planning Department approval.

Alterations to an existing four-story-over-basement single-family residence with one vehicle parking space. Excavate
to add two vehicle parking spaces. Three-story rear addition. Facade alterations and foundation replacement. Lower
existing building.

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 stnzctures; utility extensions.; .;
change of use under 10,000 sq. ft. if principally permitted or with a CU. Change of use under 10,000
s . ft. if rind all ernutted 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
documenta#on 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 yazds
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 D artment o Public Health (DPH) Maher ro ram, a DPH waiver om the

SAN FRANCISCO
PLANNING DEPARTMENT

Revised: 4/11/16

~pYL~]F9o~ ~: at5.5~5.so~o
Para informacidn en Espar~ol Ilamar al: 415.575.9010

Para sa importnasyon sa Tagalog tumawag sa: 415.575.9121



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 anon-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 constrtzckion? (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 Si nature (o tional): Digitally signed by Jean Poling
g P c a n o i n g Date: 2017.0320 16:45:48 -07'00'

No archeological effects. Sponsor enrolled in DPH Maher program. Project will follow
recommendations of 1/12/17 Divis Consulting preliminary geotechnical report.

STEP 3: PROPERTY STATUS -HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER

PROPERTY IS ONE OF THE FOLLOWING: (re er to Parcel In ormation Ma )

[] Category A: Known Historical Resource. GO TO STEP 5.

✓ Category B: Potential Historical Resource (over 45 ears of a e). GO TO STEP 4.

Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6.

SAN FRANCISCO
PLANNING DEPARTMENT

Revised: 4111116



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's Window 1Zeplacement 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. AddiHon(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. Facade/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 consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties
❑ (specify or add comments):

SAN FRANCISCO
PLANNING DEPARTMENT

Revised: 4/11/16



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 b~ Senior Preservation Planner/Preservation

Coordinator)

❑ Reclassify to Category A Q✓ Reclassify to Category C

a. Per HRER dated: 5~~~~~~ (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 Si afore: Shelle C81ta irone Digitally signed by ShelleyCaitagirone
gn y g Date: 2017.05.16 13:43:40 -07'00'

STEP 6: CATEGORICAL EXEMPTION DETERMINATION
TO BE COMPLETED BY PROTECT 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.

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

Planner Name: Shelley Caltagirone Signature:

Shelley Digitally signedProject Approval Action:

by Shelley
Building Permit Caltag i r Caltagirone

Date: 2017.05.16
If Discretionary Review before the Planning Commission is requested, one 13:44:01 -0 7 ~ ~ ~ ~
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.

SAN FRANCISCO
PLANNING DEPARTMENT

Revised: 4/11/16
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PRESERVATION TEAM REVIEW FORM

Preservation Team Meeting Date: Date of Form Completion 5/4/2017

PROJECT INFORMATION:

Planner: Address:

Shelley Caltagirone 2417 Green Street

BlocklLot: Cross Streets:

0560/028 Pierce and Scott Streets

CEQA Category: Art. 10/11: BPA/Case No.:

B 2017.002545ENV

PURPOSE OF REVIEW: PROJECT DESCRIPTION:

~: CEQA (` Article 10/11 (' Preliminary/PIC (: Alteration (` Demo/New Construction

DATE OF PLANS UNDER REVIEW: 2/10/17

PROJECT ISSUES:

~ Is the subject Property an eligible historic resource?

If so, are the proposed changes a significant impact?

Additional Notes:

Submitted: Historic Resource Evaluation report prepared by Tim Kelley Consulting, April
2017

Proposed Project: Expansion of garage; 3 story horizontal rear addition; alterations to
front facade and roof; excavation and foundation replacement; lowering building; and
interior remodel. The project appears to be a de facto demolition per PC Section 10050.

PRESERVATION TEAM REVIEW:

Category: (~ A (' B (: C

Individual Historic District/Context

Property is individually eligible for inclusion in a Property is in an eligible California Register
California Register under one or more of the Historic District/Context under one or more of
following Criteria: the following Criteria:

Criterion 1 -Event: (' Yes (: No Criterion 1 -Event: (' Yes (: No

Criterion 2 -Persons: (' Yes (: No Criterion 2 -Persons: {' Yes (: No

Criterion 3 -Architecture: C' Yes (: No Criterion 3 -Architecture: C' Yes (: No

Criterion 4 -Info. Potential: (' Yes (: No Criterion 4 -Info. Potential: (' Yes (: No

Period of Significance: ~~~ Period of Significance:

(' Contributor (' Non-Contributor

1650 Mission St.
Suite 400
San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377



Complies with the Secretary's Standards/Art 10/Art 11: {`` Yes (` No (: N/A

CEQA Material Impairment to the individual historic resource: (" Yes (: No

CEQA Material Impairment to the historic district: {" Yes (: No

Requires Design Revisions: C' Yes {: No

Defer to Residential Design Team: (" Yes (: No

(PRESERVATION TEAM COMMENTS:

The building at 2417 Green Street was built circa 1905 and was first owned by Lonella H.

Smith. Louis B. Floan was to contractor for the building, but no architect was identified.

The property is located on the south side of the street between Pierce and Scott Street in

the Pacific Heights neighborhood. It is a rectangular plan, three-story-over-basement,

woad-frame, single-family residence with aside-facing gable roof and shingle and brick

cladding. The building has been altered, including the insertion of a garage with concrete

cladding, replacement of the front entry porch, and replacement of the upper floor

windows. The building retains some characteristics of the First Bay Tradition style,

including the simple wall surface, wood singles, and small scale ornamentation.

Based on the information provided in the Historic Resource Evaluation report prepared by

Tim Kelley Consulting (December 2016), the Department finds that the subject property

does not appear to be eligible for inclusion on the California Register either as an

individual historic resource or as a contributor to a historic district. There is no information

provided by the Project Sponsor's reports or located in the San Francisco Planning

Departments background files to indicate that the property was associated with events

that have made a significant contribution to the broad patterns of local or regional history

or the cultural heritage of California or the United States. No significant historical figures

are associated with the property. Lastly, the property does not significantly embody the

distinctive characteristics of the First Bay Tradition style; it is not the work of a master

architect; and, it does not possess high artistic values. Furthermore, the property is not

located within a California Register-eligible historic district. The consultant found no

cohesive collection of buildings in the immediate area that would indicate a possible

district. The nearest historic district is the Pacific Heights Historic District, which captures

buildings to the south and west of the subject building. 2417 Green Street would not

contribute to this district since the subject building and its immediate neighbors to the

east are not associated with the architectural significance of the district. The district is

characterized by large, formal, detached dwellings, typically designed by master architects

and displaying a high level of architectural detailing and materials. The subject building is

builder-designed and displays a relatively vernacular style. While the properties to the west

of 2417 Green Street may be eligible for inclusion in the district, the subject building does

not contribute to the Pacific Heights Historic District. The proposed project would have no

adverse impact to historic resources as the subject building is not a historic resource and is

not located within a historic district.

Signature of a Senior Preservation Planner /Preservation Coordinator: Date:
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Typo of Permlt

I Durkin, lnc. :

474 Euclro Avenue
Sax Fnellcrsco

l-lgoroz-o+ae

t:ica
t

./l
\l

R€cElyed Frqn

Christopher Durkln

RECEIVED BY

Dalia Ressler

D cssn

[| ched( to31

Amount

$50.00

late

5112t17

REIATIONS o: 711280SAFETYAM ALTH

PRO.'ECT PERTTTIIT

Permlt lssued To
(lnsert Enployefe Neme, Address and Telephone No,)

No.

Date 5t1U17

Ragion

Dlebtct

Tel. (415)5s7-0100
SINGLE PROJEST

T,I -TR ENCTUEXGAVATION

Pureuarrt lo tabor Code Secflone €600 snd 66ry2, tlle Psrmlt ls issued to tro abolenamed employor for the proJecia de€crlb€d bolow.

1. That the work le performed by the eame employer. ll thte le an a;nual permlt the approprlate Dlst,lct Office ehall be
notlfrEd, ln wrltlng. ol dabs and location of job elto prlor to @mmenc€ment

2' The employerwill comply wlth all occtrpadonal sstety and hoallh standardo or orderc appllcable !o the above
proJecte, and any other lawfrrl oldars of the Dlvlslon.

3. That lf any unfiorseeen condldon caucos devlatlon fmm the plane or etabmente contalned ln the permit Applcatbn
Form iho amployar wlll notfy tha Dlvlsjon lmmedlataty.

4' Any varlatlon fnom the epeclfication and assartfong of the PermltAppllcaflon Form orvldaffon of
b€ ceus€ to r€vok€ the permll ,

5' Thle p€rmlt Bhsll be posw at or near eacfi phoe of empbymont aa prodded

lnvertg€tod by

Appmvedby

, cA 94119

Stale Conbactor'e Llconso Nurnber
10128,20

PormllValldtrrough ilIng
Ileecdptlon of PrcJed LocatonMdregs Attllcloelod Dstea

6tartlno Comoldon
Garage expansion and
foundation replacernent.
Excavation 8'deep and 20'ln
width

2417 Green Streot QJfu.

Sen Francieco

County
San Francisco

5t16t17 511t18

Thle Permlt ls lssued upon the followlng condl0ons:



lJ U I LD I t\l r- | ll)P ErJ I lO t

Gity and Gounty oJ San Francisco
Departonent of Bulldlng Inspection

LICENSED CONTRACTO RlS STATEMENT

PennitApplication No.

Edwfn M. Lee, ilayor
Tom G- Hui, S.E., C.B.O., Director

JobAddres", ()4l- a4 n oan__--

Licensed Gonhacbr's D.eclarafion :

Pursuanl to the Business and Professions Code Sec. 7031.5, I hereby affirm underpenalty of perjury tirat I
am licensed underthe provisions of Chapter 9 (commenclng with Sec. 7000) of Division 3 of the Aujiness
and Professions Code, arid that my.license is in fullforce and effect

tu'cense Number (OtZCZ-o

fubense Class E

Expintion Date

NIIE ;Any vilafr9n of the Bus. & Prof. hcle *c_7N)1.5 by any peqnit appllcant shall tn subject to a civit penatty of
'not mon than fue hundtd dollarc ($500)'Bus- & Pmf. Cnde 9ec. 7$1-5..hevised 1}nno1, .,.

lctEo Ukslon Sbcst - S.n Frandsco CA g,ffiG]
Ofrce 6tq 558{on - Fd (41O 558-64|lr, lVet€tb: nryyt.sfdbl.orq

Conhaclor
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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 311/312) 
 

On April 28, 2017, the Applicant named below filed Building Permit Application No. 2017.04.28.5244 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: 2417 Green Street Applicant: Chris Durkin 

Cross Street(s): Pierce and Scott Streets Address: 474 Euclid Ave 

Block/Lot No.: 0560/028 City, State: San Francisco, CA  94118 

Zoning District(s): RH-1 / 40-X Telephone: (415) 407-0486 

Record No.: 2017-002545PRJ Email: chris@durkinincorporated.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 R O J E C T  F E A T U R E S  EXISTING  PROPOSED  
Building Use Residential No Change 

Front Setback 0 feet No Change 

Side Setbacks None West side: 0-3 feet (1
st
 floor), 4 feet (2

nd
- 4

th
 floors)  

East side: 0 feet (1
st
 floor), 4 feet (2

nd
 & 3

rd
 floors), 

7 feet (4
th

 floor)  

Building Depth 58 feet 75 feet 

Rear Yard 40 feet (1
st
 floor), 42 feet (2

nd
 floor), 54 

feet (3
rd

 & 4
th

 floors) 
25 feet (1

st
 floor), 30 feet (2

nd
 & 3

rd
 floors), 45 feet 

(4
th

 floor) 

Building Height 45 feet 43 feet 

Number of Stories 4 No Change 

Number of Dwelling Units 1 No Change 

Number of Parking Spaces 1 2 

P R O J E C T  D E S C R I P T I O N  
The proposal is to lower all floor plates by approximately 2 feet, construct 1- and 3-story horizontal rear additions, as well as 
3

rd
 and 4

th
 floor additions above the existing single-family dwelling.  The floor area would increase from approximately 4,118 

square feet to approximately 5,115 square feet.  The project also proposes façade alterations, interior modifications 
including the expansion of the existing basement level garage to accommodate another vehicle and the partial excavation of 
the rear yard. 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:  Christopher May 

Telephone: (415) 575-9087             Notice Date: 10/23/2017   

E-mail:  christopher.may@sfgov.org    Expiration Date: 11/22/2017   



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 
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. 

http://www.communityboards.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
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EXHIBIT 8 













 

 

EXHIBIT 9 
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PREFATORY NOTE

The Cow Hollow Neighborhood Design Guidelines contain sections quoted directly from the
Residential Design Guidelines of San Francisco (1989). Extensive additional text and graphic
materials have been added where required to meet the needs of the Cow Hollow
Neigbhorhood.

(ç Moore and Blazej, 200 i
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Cow Hollow Neighborhood Design Guidelines

SECTION 1
COW HOLLOW NEIGHBORHOOD DESIGN GUIDELINES BACKGROUND

INTRODUCTION

A long standing city-wide goal has been the preservation and enhancement of the quality of
San Francisco neighborhoods. The premium on residential propert in San Francisco has
encouraged development that has often been unsympathetic to the character of the existing built
environment. While the Planning Code provides general limits on the development of lots, the appli-
cation of these limits may conflict with neighborhood character. The renovation of a residence is a
major commitment of time, effort, and money. The reasons for renovation vary: some people reno-
vate as an investment, some to improve their building's design, and some to provide space for a
growing family. Whatever the reason, renovations and expansions should respect and improve on
the character of the neighborhood and the predominant features of the blacace, and mid-block as
well as open space.

Legal Basis

The Planning Commission adopted the Residential Conservation Amendments to the Planning
Code on January 11, 1996, which, among other things, recognized the potential of having
Residential Design Guidelines for specific areas of the City (Section 311 of the Planning Code).
The Planning Commission, by resolution, can approve the Cow Hollow Neighborhood Design
Guidelines (CHNDG). Upon such action, Planning Department staff would implement these
guidelines as part of building permit review.

Purpose and Intent

To a large degree, the character of San Francisco is defined by the visual quality of its neigh-
borhoods. A single building out of context with its surroundings can have a remarkably disrup-
tive effect on the visual character of a place. It affects nearby buildings, the streetscape, and, if
repeated often enough, the image of the city as a whole.

Concern for the visual quality of the neighborhoods gave rise, in part, to the November 1986
voter initiative known as Proposition M which established as a priority policy that existing neigh-
borhood character be conserved and protected. To ensure this, the Neighborhood Conserva-
tion Interim Controls were adopted in September 1988, which require the City Planning Depart-
ment to use residential design guidelines in its review of building permit applications. The
Planning Commission in 1989 adopted Cityide Residential Design Guidelines to assist in determin-
ing whether a new building, orthe expansion of an existing one, is visually compatible with the
character of its neighborhood. The purpose of these Cow Hollow Neighborhood Design
Guidelines is to assist in determining whether the renovation or expansion of an existing
building, or the constrction of a new building, is visually and physically compatible with the
neighborhood character of Cow Hollow as defined herein.
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The Planning and Building Codes establish basic limitations on the size of a building. A
building built out to the legal limits established for height and setbacks and rear yards may,
however, result in a building which is not compatible with the character of its neighborhood.

To address this problem, Section 311 of the Planning Code establishes procedures for
review of building permit applications in Residential Districts in order to determine compat-
ibility of the proposal with the neighborhood.

The Cow Hollow Neighborhood Design Guidelines establish minimum criteria for
neighborhood compatibilty, not the maximum expectations for good design. Meeting
the criteria wil not alone assure a successful project. A successful project will require sensi-
tive design, careful execution, and use of quality materials. A thoughtful application of the
guidelines wil, however, assist in creating a project that is compatible with neighborhood
character, and wil reduce the potential for conflict and the delay and expense of project revi-
sions.

The Cow Hollow Neighborhood Design Guidelines do not prescribe specific architectural
styles or images, nor do they encourage direct imitation of the past or radical departures
from the existing design context. There are many appropriate design responses to a given
situation. These Guidelines are most concerned with whether the design respects the
project's context, and consciously responds to patterns and rhythms on the exterior and interior
block-face with a design that is compatible and that wil contribute to the quality of the neigh-
borhood.

Because of the diversity of architecture in Cow Hollow, there is great opportunity for design
to unify and contribute positively to the existing visual context. The key issues for the Cow
Hollow neighborhood are preservation and enhancement of the neighborhood char-
acter as perceived from the block face as well as the rear facades of buildings, which
includes enjoyment of the mid-block open space. These play an important role in the
definition of a backdrop for lower neighboring districts and for the Presidio, a Na-
tional Park. Even after meeting the basic structural criteria set forth in these Neighborhood
Design Guidelines, project sponsors and designers must work to sensitively respond to the
other visual design characteristics addressed here. Attention to scale, proportion, texture and
detailng, building openings, etc. wil help to unif the neighborhood in a positive way.

The Cow Hollow Neighborhood Design Guidelines are intended to be used by project spon-
sors and their designers in the project design process, by neighbors and community groups
in their review of projects, and by the Department of City Planning staff and the City Plan-
ning Commission in their review and approval or disapproval of projects.
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ORGANIZATION OF THE GUIDELINES AND FUNCTION OF THE ILLUSTRATIONS

The Cow Hollow Residential Design Guidelines are organized as follows:

Section 2 describes the topography and origins of Cow Hollow and discusses the meaning
of the term neighborhood character, describing typical situations the designer may face and
specifically defining the neighborhood character, topographic features, and housing styles of
Cow Hollow.

Section 3 identifies basic elements of design, analyzes each of them, and presents guide-
lines for designing new buildings or alterations to assure compatibility with neighborhood
character.

Section 4 suggests an approach to identify the concerns of neighbors early in the design
process and ways to better describe the intended building envelope. It also provides infor-
mation about the Cow Hollow Association.

The drawings are intended to illustrate the text and are sometimes schematic. They are not
design examples to be copied or imitated. Although the drawings show only one side of the
street, or one side of the mid-block open space, depending on where the discussion affects
the front or rear facade of the building, both sides of the street and the mid-block open space
are of concern. The illustrations are of in-fill new construction or alteration of existing buildings
on lots with widths varying from 25 to 30 feet in low-density neighborhoods. However, the text
is also applicable and should be followed on wider lots.

The Appendix includes specific discussion and analysis of rear yard coverage and building
height, Cow Hollow Association policies on rear yard set backs and open space, rear yard
extensions, height, and tree pruning techniques, shadow study, and height ordinances from
other Bay Area communities.
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Glossary

The following terms are defined for use in the context of the Cow Hollow Design Guidelines.

Building Envelope: the allowable volume defined by height, width and depth that a building may
occupy, subject to specific limits and policies

Exerior Blackface: the row of front facades facing the street for the length of one block

Interior Blackface: the row of rear facades facing the mid-block open space for the length of one

block

Midblock Open Space: the interior block area shared by the rear yards of all properties on a given city
block and defined by the rear facades of buildings

Neighborhood Character. the colledion of architectural mass, scale, proporton, pattern and rhythm,
design and environmental characteristics that determine the quality of life and ambience of a geographi-
cally-defined neighborhood

Setback (Front, Rear, Side): The dimension a building or portions of are set back from respective
propert lines

Rear Yard: the open space between the rear wall of a subject property and the rear lot line
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Where the Guidelines Apply

The Cow Hollow Neighborhood Design Guidelines apply within the boundaries of the Cow
Hollow Neighborhood. Cow Hollow is the rectangular area of the City and County of San
Francisco bounded by Greenwich Street in the north, Pierce Street in the east, Pacific
Avenue in the south, and Lyon Street in the west. The neighborhood area includes both
sides of the street on each of the bounding streets. The following figure illustrates the
neighborhood boundaries.

COW HOLLOW NEIGHBORHOOD BOUNDARIES
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SECTION 2
NEIGHBORHOOD CHARACTER

TOPOGRAPHY AND TERRAIN: RELATION TO ARCHITECTURAL DESIGN

The boundary of Cow Hollow has been previously defined in "Where the Guidelines Apply."
Cow Hollow homes take advantage of the picturesque setting afforded by its hillside site,
located on the north facing slope descending from Pacific Heights to the Marina.

The open, picturesque atmosphere of the Cow Hollow neighborhood is created by the
unique hillside setting and views to the north, and by large mid-block open spaces. The
Golden Gate Bridge, Presidio, Marina District, Palace of Fine Ars, San Francisco Bay, and
Marin County communities are all visible from different parts of the Cow Hollow Neighborhood.
Neighborhood architecture affords urban density at a pleasant scale that preserves natural
light and views for most residents. The traditional grid street layout provides ease of neigh-
borhood circulation, and block dimensions are characteristic of many older San Francisco
residential neighborhoods. The fact that this street and block arrangement is preserved even
on the steeper blocks in the neighborhood creates a reasonable uniformity of building lot
coverage, building height, views, mid-block open space, and lot setbacks. These are the
attributes of individual lots and structures that largely define the Cow Hollow neighborhood
character.

Cow Hollow includes a diversity of building types: larger single family detached residences
in the higher elevation areas of the neighborhood; one and two family attached residences
on smaller lots throughout much of the neighborhood; and, multi-family structures located
on corner lots and in the lower elevation areas of the neighborhood. Despite this diversity
of building types, the neighborhood is predominately two and three stories.

Topographic Features of Cow Hollow

The level east-west ridge along Pacific Avenue serves as the southern boundary of Cow
Hollow and generally slopes downward toward the San Francisco Bay. The western bound-
ary of the neighborhood drops from an elevation of 250 feet at intersection of Pacific and
Lyon Streets to an elevation of approximately 50 feet in the vicinity of Greenwich and Lyon
Streets. The eastern edge of the neighborhood slopes downward from roughly 210 feet from the
intersection of Pacific Avenue and Pierce Streets to roughly 35 feet at Greenwich and Pierce .
Streets. The neighborhood also has'considerable variations in elevation from west to east. The
third elevation profile below demonstrates the considerable rise and fall along Vallejo Street from
west to east. This is a result of the prominent ridge that runs perpndicular to the Bay shore,
defined roughly by Divisadero Street.
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These topographic features exert a defining effect on the architectural features of the homes
and block faces in Cow Hollow. In addition, the topography influences the micro-climate in
Cow Hollow, specifically the solar lighting, fog, and wind (Appendix E.) Design techniques for
preserving these architectural characteristics and resultant environmental quality in the neigh-
borhood are included in Section 3 of this document.

Cow Hollow Neighborhood Topography
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ORIGINS OF COW HOLLOW

Once home to a brewery and Chinese vegetable gardens, and bordered by a soap factory,
tannery, streetcar factory, and laundries, Cow Hollow is today one of the finest residential
neighborhoods in San Francisco. (John L. Levinsohn, Cow Hollow: Early Days of a San
Francisco Neighborhood from 1776). The neighborhood is a unique microcosm of the full
range of architectural styles popular for single family residences in San Francisco before
1925.

Stark sand hills originally stood as background to pastures used first for dairy cows and
then cattle. Natural springs abounded in Cow Hollow, running down to Washerwoman's
Lagoon, somewhat north of our present Filbert Street. Businesses were established there
using the water for laundering and for tannery processing. Fertile and well-watered adja-
cent lands were a source of much produce for consumption in San Francisco beginning in
the 1850s. Land north of Lombard between Scott and Steiner, as well as up the hill at
Pierce and Green Streets was cultivated for produce by Chinese laborers. By the 1870s
there were about 30 dairies in the vicinity, the largest with about 200 cows. Residents
complained of unsanitary conditions attributable to the dairies, and the tannery was equally
unpopular because it polluted the spring-fed waters of the lagoon. By the 1880s both cows
and tannery were gone, and a few significant residences had been constructed in the neigh-
borhood.

The first grand home in Cow Hollow was built in 1865-66 by Henry Casebolt at 2727 Pierce
Street across from the Chinese gardens. Henry Casebolt, a Virginia blacksmith, made a
fortune during the Gold Rush era and established a factory in 1871 at Union and Laguna to
manufacture cars for his Sutter Street Railway. Designated as Landmark Number 51 by
San Francisco's Landmarks Preservation Advisory Board, the house today is considered a
masterpiece of the Italianate style. Set back in the center of the block, its most prominent
feature is the centrally located porch, flanked by double stairways. Salvaged ship timbers
were used for much of the structure. The white wood exterior was once speckled with dark
tones to mimic stone.

The Casebolt house graced the cover of the popular book Here Today published by the
Junior League of San Francisco in 1968. Here Today is credited with influencing the for-
mation of the Landmarks Board, as well as the city's nonprofit Foundation for San
Francisco's Architectural Heritage.

Some of the oldest houses in San Francisco stil stand today in Cow Hollow because they
were subsequently moved here from other neighborhoods, many of which burned in 1906.
This is a highly specialized form of historic preservation which relies on either clairvoyance
or extremely good luck! (William Kostura, "Itinerant Houses: a History of San Francisco's
House Moving Industry", The Argonaut Journal of the San Francisco Historical Society,
Spring 1999). A reporter in 1901 warned that Cow Hollow "bids, fair to become a wholly
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unique neighborhood of second-hand houses and out of date architecture." ("Tramp Houses of
San Francisco", San Francisco Chronicle, November 17,1901. Sunday Supplement, p.2)
Today we appreciate our wholly unique neighborhood, which retains particularly fine examples
like 2828 Vallejo, on the northeast end of the block between Broderick and Baker. Built In
1880 or 1881 and located at that time at 2120 Broadway, the house may be the oldest Queen-
Anne style residence in San Francisco. it was moved in 1895, when the original site was
purchased by James L. Flood for his new mansion, which is now the home of Hamlin SchooL.
The house at 2828 Vallejo retains a now unusually deep setback and is pictured on page 23 of
Here Today. 

New home construction in Cow Hollow was concentrated after 1890 and in the first two
decades of the century, in a variety of Victorian styles including Stick-Eastlake, Queen Anne
and Edwardian. The pace of construction increased significantly after the earthquake and
fire of 1906, and in about 1911 in anticipation of the Panama-Pacific International Exposition
of 1915. In the 1920s houses were built in Mediterranean, Mission, Romanesque Revival,
Tudor, and California Craftsman styles. There was little new construction in the 1930s,
however Victorian houses were frequently remodeled from 1900 on in these newer styles.
Home-owners also sought to reduce their fire insurance premiums by removing the flam-
mable Victorian decoration and covering their houses with stucco.

By the 1940s some of the large single family homes in the neighborhood had been con-
verted, often illegally, to boarding houses and apartments. Among other factors were the
changing economy and the need to house families of soldiers newly stationed in the
Presidio. In October of 1946 the Board of Supervisors defeated a resolution which would
have rezoned to single family houses (RH-1) ten lots on the west side of Broderick Street
between Green and Union Streets. The argument went to the board after a property owner
sought a building permit to allow the construction of apartments in a house at 2700 Green
Street.

These actions angered resident Elizabeth C. Lawrey, who was told by the Zoning Division of
the Planning Department that the whole neighborhood was a lost cause because it was
made up of large old houses whose only future lay in their conversion to boarding houses
and apartments. Under the auspices of the Planning Department, Ms. Lawrey herself
surveyed 45 blocks to show that Cow Hollow was in fact a solid neighborhood of single
family homes, and the Planning Commission admitted their error. With four other neighbors
Lawrey formed the Cow Hollow Improvement Club, which grew to 360 families. This organi-
zation exists today as the Cow Hollow Association which actively participates in planning
related activities concerning the neighborhood and acts as a clearinghouse for information
from various city departments to members. During Ms. Lawrey's 20 year tenure as Zoning
Chairman, ilegal uses were cleaned up and 20 to 25 blocks were rezoned from apartments
and flats to single family and single family detached homes. The already established apart-
ments and flats were grandfathered in (Marina Union, February 1990.)
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Thanks to the early efforts of the Improvement Club, residents today continue to enjoy the first
and only park in the neighborhood, Cow Hollow Playground, which is hidden in the center of
the block bounded by Filbert, Greenwich, Baker and Broderick streets. With only a handful of
grandfathered commercial establishments Cow Hollow remains today an exclusively residen-
tial and historic neighborhood.

DEFINING NEIGHBORHOOD CHARACTER

Ultimately, the concern to preserve neighborhood character extends beyond individual
neighborhoods to the well-being of the City as a whole. As the San Francisco Residential
Design Guidelines point out, "...to a large degree the character of San Francisco is defined
by the visual quality of its neighborhoods. A single building out of context with its surround-
ings can have a remarkably disruptive effect on the visual character of a place. It affects
nearby buildings, the streetscape, and if repeated often enough, the image of the City as a
whole."

Concern for the visual quality of the neighborhoods gave rise, in part, to the November
1986 voter initiative known as Proposition M, which. . .established as a priority policy, "that
existing neighborhood character be conserved and protected." With respect to specific neigh-
borhoods, the San Francisco Residential Design Guidelines define particular criteria and
guidelines that will be described and made specific to Cow Hollow in this and the next section.
Neighborhood character is first defined, as follows.

What is the Neighborhood?

In assessing whether the physical characteristics and visual appearance of a building ex-
pansion or construction of a new one conserves the e"xisting neighborhood character, neigh-
borhood is considered at two levels:

The broader context. Here the concern is how the building relates to the character and
scale created by the collection of other buildings in the general vicinity. The buildings on
both sides of the street in which the project is located are particularly relevant.

The immediate context. Here the concern is how the building relates to its adjacent build-
ings or, in the case of an enlargement, how the addition relates to the existing structure and
how the form of the new or enlarged building impacts the adjacent buildings.

What is the Block Face?

The Block Face is defined as the row of facades for the length of one block. The topography
of Cow Hollow shows a significant drop from a ridge running along Pacific Avenue; as a result
of this the public perception of buildings is not I imited to their front facades, but inc! udes the
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rear facades when visible from lower streets or from public areas. In consideration to this, the
Block Face consists of two facets: a) the Exterior Block Face, defined by the row offront
facades facing the street, and b) the Interior Block Face, defined by the row of rear facades
facing the mid-block open space.

What is the Mid-Block Open Space?
The Mid-Block Open Space is the open area in the center of a block, formed by the sum of the
rear yards of the properties within the block. The Mid-Block Open Space in the Cow Hollow
neighborhood, contributes to the broader cityscape of San Francisco, particularly when seen
from the adjacent neighborhoods, the shoreline, the Bay, and the Presidio. Due to the inclined
slopes of the upper parts of the neighborhoods, the rear facades of buildings playa very
important role because they contribute to the image of the City, while the vegetation in the Mid-
Block Open Space, in general, softens the building edges and creates a balance between
nature and the built environment. The Mid-Block Open Space adds to the quality of life for the
immediate residents.

RESPECT OR IMPROVE UPON THE CONTEXT: FLEXIBILITY IN DESIGN

In certain neighborhoods, the visual character will be so clearly defined that there is relatively
little flexibility to deviate from established patterns. However, in the majority of cases there will
be greater leeway in design options.

Building patterns and rhythms which help define the visual character should be respected.
A street may have a pattern and a rhythm which unify the rows of buildings on either side.
A sudden change in this pattern, an over-sized bay window or a blank facade among more
detailed ones, for example, can appear disruptive and visually jarring.

In many areas, architectural styles are mixed or significant demolition and redevelopment
have already occurred. Other areas show little visual character and seem to be awaiting
better definitions. Here, design should go beyond compatibilty with the existing context; it
should take the opportunity to help define a more desirable future neighborhood character.

The following discussion is intended to help clarify the restrictions and opportunities pre-
sented by a particular neighborhood context and to understand the degree of design flexibil-
itythat exists.

Clearly Defined Visual Character

On some block faces, existing building patterns and architectural styles wil strictly define
the options for new development. A predominant visual character is clear in the strong
repetition of forms and building types in the following drawing.
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A small deviation in this neighborhood pattern would draw a great deal of attention to a new
structure-attention that is damaging to the existing street character, as shown below.

ABOVE FIGURE - SIMULATION FOR ILLUSTRATNE PURPOSES

Complex Situations

In other situations, building forms and structures are more varied, yet the row stil 'works'
and the buildings share a strong, unified sense of character. Patterns in building siting,
form, proportion, texture, detail, and image are strong but more subtle than in the previous
example. Consider the following example.
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This situation is typical of Cow Hollow. While there are many groups of buildings with
similar design, it is rare to encounter an entire bloc face of uniform visual character in the
Cow Hollow Neighborhoo. The complex situations in Cow Hollow often involve three or
more primary building types per bloc face.

Undefined Visual Character

In many bloc faces, an overrding visual character may not be apparent, or the character may
be mixed or changing.
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When no clear pattern or style is evident on a block face, a designer has both greater
flexibility in design and a greater opportunity (as well as responsibility) to help define, unify,
and contribute positively to the existing visual context. Existing incompatible or poorly
designed buildings in the project's area, however, do not free the project sponsor from the
obligation to enhance the area through sensitive development.

The following examples show the great flexibility of design solutions when the neighborhood
character is undefined. Each response, however, is derived from existing visual patterns
and each attempts to unify the block face.

New Visual Character
When the existing visual character offers little interest, new construction or extensive remodel-
ling should seek to improve the context. When a row of new residential buildings or single
building on a wide lot is proposed on a block where the existing housing has poor visual
character, a unique opportunity to define a more desirable future visual character of the area is
presented. The new building or buildings then become the context with which later construc-
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tion must be compatible. In these cases, the facades of individual buildings or vertical facade
dimensions, in the case of a very wide building, should not be either uniform or entirely differ-
ent from each other.

NEIGHBORHOOD CHARACTER OF COW HOLLOW

Cow Hollow has evolved to contain a mix of architectural styles. Often, there will be three or
more different styles on one block face, but a unifying rhythm is stil maintained. Thus, Cow
Hollow can be considered a complex situation, as described above, in which building forms
and structures are varied, yet the row still 'works.' Sketches illustrating the variety of structures
found in Cow Holloware included.

Cow Hollow Neighborhood Character: Building Types
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Building types contribute significantly to the neighborhoo character of Cow Hollow, and define
tw sub-areas characterized by similarity of buildng uses and building dimensions. They are
considered under the subseion titles .Scale- in Secion 3 of this document. These scle
dimensions include Height, Widt and Depth, and are cosidered in the context of the neigh-
borhoo sub-areas. For each of the dimensions, spefic neighborhoo design guidelines are
provided for the tw neighborhoo subareas in the IIScale- subseion.
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The two distinct subareas include the Upper Elevation Sub-Area consisting of lots zoned for
single family detatched homes, and the Lower Elevation Sub-Area, consisting of
predominatley lots zoned for single and two-family dwellngs.

The Upper Elevation Sub-Area of Cow Hollow includes the general area bounded by Pacific,
Lyon, Vallejo, and Scott. This Upper Elevation Sub-Area is characterized by larger homes on
larger lots. There are, however, some blocks within the Upper Elevation Sub-Area that are not
zoned for single fam.ily detatched homes. These exceptions include the block of single family
homes bounded by Broadway, Divisadero, Vallejo, and Scott, and the southern half of the
Pacific, Baker, Broadway, and Broderick block. These two areas are therefore not included
in the Upper Elevation Sub-Area.

The Lower Elevation Sub-Area of the Cow Hollow Neighborhood consists primarily of single
and two-family homes. The Lower Elevation Sub-Area includes the general area bounded by
Green, Lyon, Greenwich, and Pieræ.The need for consistency of scale in this lower elevation
sub-area is a primary focus of these Neighborhood Design Guidelines. The fact that single
and two-family residences are interspersed throughout the majority of the neighborhood dem-
onstrates the need for a consistent scale and building dimensions across zones.
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SECTION 3
RESIDENTIAL DESIGN GUIDELINES

THE DESIGN PROCESS

For current Cow Hollow residents and future residents considering building a new home or
adding to or otherwise making building modifications or expansions to their homes, it is
important to identify those features or elements that give the building its visual character. A
two-step approach can be useful in identifying the design elements that contribute to the visual
and neighborhood character of a building. This approach involves:

(1) examining the building from afar to understand its overall setting, architectural
context and siting characteristics; then,

(2) moving up close to appreciate the building's design details, materials and the
craftsmanship and surface finishes evident in these materials.

Step one is to identify the overall character of the building, which involves looking at its
distinguishing physical aspects without focusing on its details. The main contributors to the
building's overall character are its setting, shape, roof and roof features, projections (such
as bay windows, eaves, and balconies) recesses, voids, window and doorway openings, and
the various exterior materials.

Step two involves looking at the building at arms length to see the surface qualities of
materials, such as their decoration, building materials, and texture, or evidence of crafts-
manship and age. In some instances, the visual character is the result of the juxtaposition of
materials that contrast in their size and texture. A great variety of surface materials, texture,
and finishes contribute to a building's character, which is fragile and easily lost when these
materials are replaced with inappropriate substitutes.

The following sections give details on the elements of design and the design guidelines that
are relevant to maintaining the neighborhood character of Cow Hollow.
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ELEMENTS OF DESIGN

Following are the six basic elements of residential design, most of which have components.
For each element, we will give a definition, a series of questions emphasizing the design
issues related to the element, and a series of guidelines to follow to ensure that the new
design is compatible with existing ones, i.e., with the neighborhood character of Cow Hol-
low.

1. Siting

. Location of a project site, and its topography

. Setback of the building from the front property line
· Rear Yard, i.e., the setback of the building from the rear property line
. Side Yard, i.e. spacing between buildings and light wells

2. Building Envelope

. RoofJine: the profile a building makes against the sky, and the organization of

projections above the roofline
. Volume and Mass as expressed by the visible facades

3. Scale (Height, Width & Depth)

. Dimensions of the elements which make up the building's facades
· Proportions of the building, and of the elements of its façade

4. Texture and Detailing

· Materials and Colors used to finish the surface of the building
· Ornamentation used, including the amount, quality, and placement

5. Openings

· Entryays -The pedestrian entries into the buildings
· Windows -How they are articulated and used in the façade
· Garage Doors -The vehicular entries into the building

6. Landscaping

. Tree Pruning for the Retention of Mid-Block Open Space

. Tree Selection and Placement
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1. SITING

The topography and location of the project lot and the position of the bui Iding on that site
guide the most basic decisions about design. The Location, Front Setbacks, Rear Yards,
and Side Spacing will be particularly important to the adjacent neighbors and for maintaining
or creating rhythm along the exterior and the interior block face, and maintaining a sense of
common open space in the interior of the block.

A. Location

Location refers both to the topography of the site (is it on a hil, in a valley, or along a
slope?) and to its position in relation to other buildings and significant urban features.

.. Does the site draw attentin to itlf beause of it topography or poit on the block?
· Wil the project be competing for attention with neighboring structures?

Respect the Topography of the Site

New buildings should not disregard or significantly alter the existing topography of a site.
The context should guide the manner in which new structures fit into the streetscape, par-
ticularly along slopes and on hils and in relation to mid-block open space.

The following drawing shows a harmonious streetscape typical of Cow Hollow, in which the
buildings respect the topography and the architectural context, stepping down the hilL.
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From the ridge following Pacific Avenue parallel to the Bay shore, Cow Hollow generally
slopes downward toward the San Francisc Bay. The topographic map and profiles in
Section 2 of this document show the overall topography of the neighborhood.

The significance of this topography with regard to neighborhood character is that there are
few level lots in Cow Hollow. Regardless of where a lot is located in the neighborhood,
neighbors may be locted above or below the elevation of any subject propert. Sensitivity
to topography is extremely important in this neighborhood environment.

In the following drawing, the new building (the building in the middle) disregards the topog-
raphy of the site: it has been built to the same level as the first building from the left, so that
its elevation seems forced and the pattern of buildings stepping up the hil is broken.

g;

ABOVE FIGURE - SIMULATION FOR ILLUSTRATIVE PURPOSES

For houses on slopes, terracing allows each succssive residence to gain light, air, private
and shared open space, and, in many cases, full or partial views. This terracing is important
to adjacent neighbors in blo faces with signifcant slope parallel to the street. Terracing in
this arrngement preserves lateral acs to light and view. Terracing is equally important
to up- and down-slope neighbors locted on block faces with slopes perpendicular to the
street frntage. Terrcing in this arrngement preserves light and views from the front and

rear of hilside homes. Many of the hillside homes in Cow Hollow use a reverse plan, with
large picture windows at the rear, in their living and dining roms, while the homes behind
and downhill from them are carefully designed to be below the line of sight from the homes
above. The strength of this design, which takes full advantage of available views, wil be
undermined if the relation of the structure to the topography is not respected.
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B. Topography and Views

The siting of the homes in Cow Hollow is one of the most important factors defining neighbor-
hood character. As described in the Neighborhood Character of the Cow Hollow discussion in
Section 2 of this document, the majority of the buildings are on terraces that follow the slope.

Thus, in Cow Hollow, the most important features that emerge from the integration of architec-
ture and topography is harmony between the terrain and the built environment and views
available from many of the homes and from their rear yards. There is ample precedent in Bay
Area communities for the preservation of existing views, as described in Appendix F, which
should be consulted for details of view preservation ordinances and guidelines in the Hiller
Highlands, Berkeley, and Tiburon. Although to some extent the assessment of the impact of an
addition to an existing structure on views from the surrounding homes is subjective, the ordi-
nances and guidelines of these Bay Area communities show that it is possible to make these
subjective assessments fair to both holders of existing views and to those wishing to build. It is
also possible to formulate objective criteria to minimize obstruction of existing views. These
communities endorse a combination of such objectives measures and professional judgement
by planning staff, to evaluate the effects of vertical additions on views.

In the hillside community of Cow Hollow, preservation of the views resulting from the relation of
the topography to the existing architecture is a consideration when remodeling is planned or a
new home is to be built. In many areas the streets are so steeply terraced (with steep slope
between streets) that a vertical addition to a home in the lower street will be well below the line
of sight from windows and yards of uphill homes, and therefore, obstruction of views by such
addition will not be a major concern. In other areas, terracing is more shallow (in the Lower
Elevation Sub-Area of the neighborhood) such that the uphill homes do not presently have
views, so a vertical addition would not deprive the uphill home from a view. However, there are
areas in which the depth of terracing of the streets is intermediate, so the addition of a story on
a downslope home would impact the views from an upslope home.

It is in these moderately terraces areas that the criteria such as those used by the Hiller High-
lands, Tiburon, and Berkeley can be applied. Various solutions to minimize view impact in
these situations may pertain, as shown below.

These principles can be integrated into both new construction and building expansions in Cow
Hollow. For example, as in the following drawing, on a home downslope from another, instead
of a vertical addition (right), a rear addition one story lower than the exisiting structure should
be considered (left), provided that it does not encroach within the required open area, to
minimize interference with the view from the up-slope home.
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If the severity of the slope and/or the size of the yard precludes the above solution, develop-
ing the lower, unfinished story of the home largely within the existing building envelope
should be considered, as shown below.

~.
...............

STREET

If a down slope home considering a vertical addition is across the street from an up slope
home, a front setback or angle-cut on the planned additional story may preserve view for
the up slope home and its rear yard, as in the following drawing. .
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s:':::: @i¡¡r........

..........L ....~... STREET

REA YARD
OPEN SPACE

STREET

I LEGEND 11inrMri ADDITION o EXISTING STRUCTURE I

II



Cow Hollow Neighborhood Design Guidelines

Emphasize Corner Buildings

Corner buildings playa stronger role in defining the character of the neighborhood than
other buildings along the block face. They can act as informal entryays to the street,
setting the tone for the streetscape which follows.

Design for corner buildings should recognize this by giving the building greater visual em-
phasis. Emphasis may be given by greater height, a more complicated form or projecting
façade elements, or richer stronger decoration.

Corner buildings, which have two street facing facades, create a unique design challenge,
particularly if the internal organization of the building is that of an interior building with two
blind sides. Placed on a corner, one of the sides is now an exposed façade which should be
fenestrated, articulated, ornamented and finished so it is comparable to the front façade.
The following illustration represents a well-designed corner home in Cow Hollow.
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c. Setbacks

Building setbacks are the distance between the structure's edges and the front property
lines. The pattern of setbacks helps establish a rhythm to the block face and provides a
transition between the public sidewalk space and the privacy of the building.

· Is there an existing pattern of building setbacks?
· What effect wil changing this pattern have?
· Do the proposed setbacks create new building corners along the block face?

Respect Setback Patterns

A setback that goes against the established pattern will be disruptive to the neighborhood
character.
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In Cow Hollow, within any particular block face, each building is set back from the property
line to a similar degree (Portions of the facades are recessed even further creating partial
setbacks). The setbacks help to define the transition between the private spaces and public
street areas. Landscaping can help soften this transition. Existing patterns of landscaped
front setbacks should be retained. :
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The front gardens in the setbacks of many homes in Cow Holloware an important asset of the
neighborhood. Elimination of these gardens not only damages neighborhood character but
also depreciates the value of the home. Drought resistant plants and automatic-drip irrigation
systems can facilitate maintenance of front gardens. (See Landscaping.)
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Respond to Building Corners Created by Setbacks

Changes to a uniform setback pattern can create building corners along the block face. These
corners often draw attention to themselves and can take on a special role in the composition of
the streetscape. They should be designed to acknowledge this role.
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Acknowledge Significant Neighboring Buildings

In some cases, a proposed project is adjacent to a historically or architecturally significant
building. These structures are often set back from the street or are on wider lots with gar-
dens in front. For these lots, open space can sometimes be even more important than the
building itself. The setback treatment should be sympathetic to the importance of the build-
ing, its setback and the open space.

Provide a Setback to Accommodate Projections of Architectural or Decorative Features

Except for minor encroachments, architectural or decorative features are not permitted to
overhang the sidewalk for the first 10 feet above the sidewalk, a height intended to provide
the pedestrian adequate headroom. Therefore, in order to allow for appropriate architectural
or decorative features at the base of the building, the building may need to be set back from
the property line.

..:.
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D. Rear Yards

Rear yards are the spaces between the back of the building and the rear property line. In
addition to serving the residences to which they are attached, they are in a sense public in
that they contribute to the interior block open space which is shared visually by all residents
of the block.

. Is there a pattern of rear yard depths creating a common open space?

. Wil changing this pattern have a negative effect?

. Are light and air to adjacent properties significantly diminished?
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Respect Rear Yard and Adjacent Buildings

Intrusions into the rear yard, even though permitted by the Planning Code, may not be appro-
priate if they fail to respect the mid-block open space and have adverse impacts on adjacent
buildings.

.., .........

In Cow Hollow, the mid-block open space constituted by the open adjoining rear yards are a
major and defining element of the neighborhood character. Preservation of these the mid-
block open space is an important goal ofthese Neighborhood Design Guidelines. Not only
should rear additions respect the midblock open space, but they should also minimize adverse
impacts on adjacent buildings, such as significant deprivation of light, air and views. Expan-
sions should be designed to avoid overshadowing neighboring gardens, existing sunlit decks,
sunny yard space, or blocing significant views.

Finish the Rear Facade and Visible Sides of the Building

The rear of the building, and the visible sides, while not as public as the front of the building,
stil are in view of the neighboring properties, and often, depending on the topography, of those
far beyond. This facade should also be compatible with the character of its neighborhood.
The exposed siding of a rear extension should be architecturally finished because of its visual
impact on adjacent properties. Exposed plywood, for example, should be considered inap-
propriate in the Cow Hollow neighborhood, where the majority of the building facades are
finished with siding or stucc.

II



Cow Hollow Neighborhood Design Guidelines

E. Side Spacing (Side Yards)

Spacings are the separations, existing or perceived, between buildings. Side or "notch-
backs" between buildings help to underscore the separate nature of each unit and set up a
characteristic rhythm to the street scape composition.

. Is there a pattern of side spacing between the buildings?

. Wil changing this pattern have a negative effect?

. Can a negative impact be minimized by changing the design?

Respect Spacing Pattern

As with front setbacks, a poorly designed side setback between buildings can strongly impact
the neighboring buildings as well as be visually disruptive.
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Proposed projects should respect the existing
pattem of spacings between buildings.
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Incorporate "Good Neighbor" Gestures

Often a small side setback or notch can prevent blockage of a neighbor's window or light well,
or a slight reduction in height can avoid blockage of a view. These kinds of "good neighbor"
gestures should be incorporated into the design. Side setback
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Drawing by Ruth Siegel/Arnold Lerner, AlA

Ways to Adjust Envelope and Add Light/Preserve Neighbor's Views

Lateral Lighting, Air and Views

Where side yards exist, new buildings or expansions should be designed so as to preserve
these side yards in their entirety and thus to protect the privacy of and light to neighboring
buildings. When rear additions impinge on light and air to adjacent homes, setbacks can be
used to preserve the extent of light and air intended in the existing design.

Rear Expansions

In attached homes in Cow Hollow, the lack of side yards limits light reæived by residences and
limits the sight lines (air envelope) around the residenæs. For this reason, attached homes
are particularly vulnerable to deprivation of light and air by a neighboring rear expansion.
Therefore, it is particularly important in attached homes that the rear additions be set back at
their sides as much as necessary to preserve the existing extent of light and air to adjacent
structures, as shown in the following figure.

Consistent side setback
for rear addition
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2. BUILDING ENVELOPE

The building envelope refers to the exterior elements of a structure - the roof, the front, rear
and side facades and other projecting elements such as bays, overhangs and balconies.
The actual envelope of a building, within the maximum envelope established by the Plan-
ning and Building Codes, should be compatible with the envelopes of surrounding buildings.
This section focuses specifically on two aspects of the building envelope which are crucial for
compatible design - the Roofline and the appearance of Volume and Mass.

A. Roofline

The roofline refers to the profile of the building against the sky. In the case of Cow Hollow,
where steep slopes expose the design, and appearance of 

the roof of buildings down hill,

roofline also refers to the perception of roofs as ween from higher elevations.

. Is there an identifiable pattern to the rooflnes of buildings on the blockface?

. What choices are there to respond to this pattern?

. Can the impact of unavoidable disruptions to the pattern be lessened?

Respect Roofline Patterns

The style of roofline varies throughout the Cow Hollow Neighborhood from block to block.

DISRUPTIVEl

Broad patterns may not be apparent unless the entire block face is considered.
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Many blocks throughout the neighborhood are characterized by distinctive roof 

types, whileothers are less consistent. Those blocks that are more consistent require design that is con-
sistent and complementary to the dominant building style. Blocks that are more varied and
eclectic require special consideration in order to bring greater harmony or visual interest to the
blockface.

In general, a strong repetition of consistent rooflnes calls for similar design for new construc-
tion and alteration.

As important as the pattern of rooflines seen from the street level, is the perception of the roofs
of buildings as seen from higher places. A flat roof, the choice of bright and reflective roof
materials, the random placement of skylights, the construction of elevator and stair pent-
houses, or the design of a bulky roof, can greatly affect the neighborhood character as per-
ceived from higher locations within the neighborhood.

Minimize the Impact of Inconsistent Building Rooflines

The impact of inconsistent building forms should be responded to creatively.

There is likely to be more than one way to address a complex pattern of rooflines. While the
design may respond more specifically to one pattern over another, picking up on several
patterns may help to tie the streetscape composition together.
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When the inconsistency results from the new building being taller than adjacent buildings,
setting the taller element back from the street through a set-back at the prevailing street wall
height would be necessary. Corner buildings require setbacks on both frontages.

_..--...__...."'....'-_...~..
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B. Volume and Mass

Volumes are the three dimensional forms of the building. Mass is created by the combination
of arrangement and surface treatment. Mass and volume together define a building's bulk,
weight and depth. The appearance of volume and mass influences how people perceive a
building as they pass by. San Francisco has a tradition of buildings which exhibit a strong
sense of volume and mass; facades tend to have sculptural, three dimensional qualities and
the buildings themselves seem to be solidly rooted to the ground.

. Have the elements which contribute to the feeling of volume and mass along the

block face been identified?
. Can the appearance of compatible volume and mass be created in the new struc-

ture with the façade articulation and ornamentation?

Compatibilty of Volume and Mass

The volume and mass of a new building or an addition to an existing building must be compat-
ible with that of surrounding buildings. Corner buildings need to show mass and volume more
clearly than mid-block buildings and therefore need special attention.

Identify and Incorporate Elements which Contribute to Volume and Mass

Perhaps the easiest way to understand the forms which influence this design element is to
outline them using photographs of the exterior and interior block face and tracing paper. In the
following example, both protruding forms and the recessed areas which create the sense of
volume and mass have been identified. With this information, the compatibility of the volume
and mass of the proposed project can be judged.
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Take the original photographs...

Outline the basic forms...
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Add shading to identify elements with volume and mass...
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Effect of Light and Shadows/Ornamentation

Protruding façade ornamentation which casts shadows tends to increase the sense of
volume even on a flat façade. The amount and level of detail of the façade ornamentation
(see Texture and Details) influence the sense of volume and mass.

Lack of decrative features or use of fine scale decoration tends to create a façade with
little sense of volume and mass.

If consistent with the surrounding buildings, the treatment of architectural detail can help to
create the appearance of greater volume and mass. .

Effect of Light and Shadows/Openings

Light and shadows cast on a facade help define the sense of volume and mass. Openings in
the facade-windows, peestrian and vehicular entries-play an important role in the creation of
shadows. Simple and large shadows accnting recssed areas can provide a greater sense
of mass, as in the following example.
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3. SCALE

Cow Hollow Neighborhood Design Guidelines

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 alter-
ation should be compatible with that of neighboring buildings. To assess compatibility, the
dimensions and proportions of neighboring buildings should be examined.

A. Dimensions

· Do the building seem under or oversized in reationship to the buildings around it
· Do certin elements of the building seem to be the wrng size in relation to otherpart?
· Can the dimensions be adjuste to relate better to the surrnding buildings?

Respect the Scale of the Neighborhood

If a building is actually larger than its neighbors, it can be made to look smaller by façade
articulations and setbacks. If nothing helps, reduce the actual size of the building.

Buildings may be compatible with their
surroundings in terms of proportions, but
still be out of scale. Building NO.3 is too
high and too wide.

As in the example above, building #3
is bigger than its neighbors but it is
in scale with them because the width
of the facade has been broken up and
the height has been reduæd.

1 2 43

1 2 43
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Height
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 overwelming
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 hil 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 addi-
tions to the rear of the house.

In areas of Cow Hollow that are down-slope from the ridge along Pacific Avenue, availability of
light to homes is often limited because sunlight is blocked by homes on the ridge, in particular
in the winter months. In these areas, vertical expansions that further limit the light are not
appropriate. Alternative designs that involve no impact on light should be sought.

Width
The design of a new building or an addition must be consistent with the existing pattern of
building width that prevails in Cow Hollow. Expansion in the side-to-side dimension is possible
only in detached homes, provided that the building expansion, does not encroach into a re-
quired side yard, or when there is a clear pattern of side yards. Such expansion must minimize
the impact on light and air to adjacent homes and preserve side yards by matching existing
neighborhing side yards.

Depth
The design of a new building or an addition must be consistent with the existing pattern of
building depth that prevails in Cow Hollow. Expansions in depth are generally rear expansions,
which are addressed in the section on "Rear Yard."

Extensive rear additions on down-sloping lots, even if they preserve the amenities of neighbor-
ing homes, can result in in out-of-scale structures that fil up the hilsides and eliminate open
space, making the neighborhood appear over built. The many down-sloping lots in Cow
Hollow provide ample opportunity to expand within the envelope. However, should a rear
extension be desired, to prevent excessive structures on down-sloping lots, it may be neces-
sary to limit the addition so as not to create out-of-scale structures or compromise neighbors'
amenities.
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B. Proportions

Proportions are dimensional relationships among the building elements. These relationships
exist at several levels: the relationship between the dimensions (height, width and depth) of
each element of the bu i1ding, the relationship of the dimensions of the elements to each other
and to the building as a whole, and the dimensional relationship of the building to other build-
ings along a blockface.

. Have the prevailng proportions along the blockface been identified?

. Can the proportional relationship of the proposed project be identified?

Compatibilty of Vertical and Horizontal Proportions

The overall sense of a building working well within a particular context is often the result of
carefully developed dimensional relationships. Poorly proportioned buildings are out of bal-
ance, inconsistent, and lack harmony with their surroundings.

The proportions of the basic shapes of a project must be compatible with those of surrounding
buildings. A basic step in identifying the proportions on a block face is to map (as described
under 'Volume and Mass') the vertical and horizontal elements that define the facades of a
building, such as doorways, windows, cornices and garage doors, and then to analyze their
dimensional relationships.

A simple change in proportion can often have an enormous impact on how a building fis into

its surroundings. A building with strong horizontal elements in an area where vertical elements
predominate can be disruptive. The example below illustrates a change in window propor-
tions. The guideline applies, however, to any element of the facade.

DISRUPTVE
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The change in window proportions help make this building more compatible with its context.
Other design elements would of course have to be addressed before it would meet the mini-
mum standards of these Guidelines.
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4. Texture and Detailing

Texture refers to the visual surface characteristics and appearance of the building façade.
Detailing refers to the manner in which building parts are put together. The texture and detail-
ing of a building's façade often have the strongest impacts on how people perceive a new
structure, and therefore, on their sense of the character of the neighborhood. The use of
materials and the degree of ornamentation give the building its texture. _

A. Exterior Materials

Exterior materials are the architectural finish on the visible, exterior parts of the building.

. Do the building materials complement those used in the surrounding area?

. Is the quality of the materials comparable to that of other nearby buildings?

. Could the materials be finished in a way that would improve their appearance?

Use Compatible Materials

As with other design elements, the surrounding context provides cues for the choice of materi-
als. For example, a metal sided building would not fit in well with a row of painted wood board
homes.
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Appropriateness of the Choice of Materials

Attention must be given to how many different materials will be used on a facade, how the
materials wil be applied and distributed, and what materials are chosen. While in some
projects the use of a variety of materials together-stucco, brick, and wood siding, for example-
can result in a successful design, in others the variety will seem cluttered and distracting. The
key to determining whether choices of material are appropriate is to understand what the
design is trying to achieve.

Is the variety of materials being used to create more visual interest in a blank, flat facade? If
so, the problem should probably be dealt with by using a more interesting architectural form.

Are different materials being used to define different levels of a building, such as the base, the
middle, or the top? The sensitive use of different materials can help express the building's
structure in a highly visible manner. In determining what materials are appropriate for this
purpose, it is helpful to class the materials by their visual qualities. such as sturdy, massive,
heavy, light, delicate, ethereal, etc.

Is the variety of materials responding to a pattern of materials prevalent in the block face? If so,
it is helpful to do a careful analysis of what type of materials are being used. Brick, for ex-
ample, can be clean and smooth, or rustic and knobby, and can change in color and finish.
Choosing among the varieties of a specific material is as important as choosing among the
materials themselves. Materials should appear as integral parts of the structure rather than
'pasted on.'

The designers of Cow Hollow's early homes used many quality materials, including stucco,
tongue-and-groove siding, and brick in front facades, a similar range of materials for other
exterior walls, roofs, and wood-frame windows. When refinishing existing exterior walls or
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finishing the walls of additions or new construction, or finishing exposed side walls,
homeowners should use materials compatible with those in the rest of the block-face. For
example, aluminum or vinyl siding should not be used in block faces on which facades are
primarily stucco.

In the design of a new building or an addition or renovation, the materials of the existing house
as well as the materials of the surrounding buildings need to be considered. The quality of
materials and installation should be comparable to those used in the original buildings and
appear as an integral part of the structure.

Finish Exposed Side Walls
Exposed sidewalls should be finished with quality materials that are compatible with the front
facade and adjaænt buildings. Unpainted plywood blends poorly with other materials and
should not be used when it is exposed to view.

B. Ornamentation

Ornamentation is the refinement of detail and the application of decorative elements with the
sole purpose of enhancing the building'sappearanæ.

. Does the project stand out as excessively plain or overly decorated?

. Does the ornamentation make sense for the building or is it simply copied from
those su"ounding it?

Respect the Amount and Level of Detail of Surrounding Ornamentation

The richness and level of detail of ornamentation in the surrounding area should be used as a
guide, without exactly mimicking the neighboring facades. For example, a relatively flat façade
with little ornamentation would be inconsistent in an area which has a high degree of façade
ornamentation and vice versa.

In any event, stark, flat facades and large, visible, and undifferentiated side walls should be
avoided by articulating their form and/or through the use of ornamentation. All materials and
colors should be extended along all exposed sides of the building.

Ornamentation should be used with understanding and restraint, with consideration of the
visual character of the neighborhood. The use of decorative brackets, eaves, details, cornices,
columns, and capitals, for example, should come from an awareness of the evolution of such
building elements and of their original, structural function; columns hold up buildings, brackets
support overhangs, etc.
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Ornamentation has also evolved throughout particular periods of architectural style. An analy-
sis ofthe predominant era of architecture represented in the neighborhood adjacent to the
project wil be helpfuL. A project decorated with Victorian ornament in a neighborhood of stucco
buildings typical in the Outer Sunset would seem inappropriate. An understanding of the
differences among such important architecural styles in San Francisco as Italianate, Queen
Ann, Stick, Colonial Revival, Mission Revival, and Craftsman would be a valuable tool for a
designer working in a neighborhood of older, more historic buildings.

Ornament that has been carelessly 'tacked on to' the facade of a building can cause architec-
tural disorder. For example, when the project designer selects window styles and surface
materials without clear rationale the building wil lack architectural unity and integrity.

Cow Hollow homes vary greatly in ornamentation due to the wide range of architectural styles
present in the neighborhood. When building a new structure, if not the omamentation, at least
the effecs of light and shadow pertnent to the style of the subjec block face must be con-
veyed. Ornamentation must be used with restraint and in a manner consistent with that of
surrunding homes;
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5. Openings

Typically, openings in a building-Doorways, Windows and Garage Doors-make up the
largest and most distinctive elements of a building's façade. While these features have been
considered under each of the previous four Design Elements, they are highlighted separately
here for clarity of presentation.

A. Entryways

Entryays refer to the pedestrian, as opposed to vehicular, entries into the building's façade.
They comprise doorways, porches, stairs, and other elements that contribute to the sense of
arrival into the building.

· At th projets dotW,Y compatible in size and details wit those around them?
· Has a poible existng parn of stairways be identied
· Do the projec repond to this pattern ordoes it ignore it
· Are the neighboring doorways plain, ornate, prominent or hidden?

Respect Stairway Pattern: Position level of Entry

Doorways should be designed to be consistent with surrounding entries. In a neighborhood
where the predominant pattern of stairways is located on one side of the building, ignoring this
pattern co~ld be disruptive. Where symmetry or asymmetry has becme and impoant ingredi-
ent of a building group, the goal is to respect it and respond sensitively to it.

Similarly, a ground level entr in a row of structures with raised entries could interrpt an impor-
tant pattern. It is important to resped a pattern of raised, off center entrances, which may add
richness and rhythm to the block face.
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Respect Entryway Patterns

A building with a small entryay can be disruptive to an area with more elaborate entries.ln the

example below the doorway appears undersized and inadequate next to the entries with more
detailed porticos and decorative features.
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Proposed Enlryay

Expanding the scale of the entry by bold framing can help to bring the building into harmony
with the surrounding entryays. Cow Hollow entryays generally provide a strong transition
from the street to the house and thus exemplify the commitment of the original builders, fol-
lowed by those of the later periods, to provide maximum privacy to residents of individual
houses.

Proposed Er*yway

B. Windows

Windows are the link between the inside, private space and the outside, public space. Win-
dows mark the rhythm along the block face and contribute to the sense of mass of the facades.
They emphasize the proportions of a building, can contribute to its ornamentation, and help
define its texture.
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· Is the choice of windows-their configuration, proporlions, details and material-
appropriate?

Compatibilty of Windows

The proportion, size and detailing of windows must relate to that of existing adjacent buildings.
Most residential buildings have a vertical orientation, while horizontally oriented or even square
window shapes are found in commercial and industrial areas. The proportion of window (void)
to wall (solid) area on a facade varies with building type. New windows should approximate
ratios of neighboring structures while meeting the building's functional needs.

Since windows in most older buildings are framed by a variety of elements such as sash,
stained glass, lintels, sills, shutters, pediments, or heads, new structures should avoid design-
ing windows which are not differentiated from the wall plane. Wood window frames are more
harmonious with surrounding structures than steel or aluminum frames. Generally, older build-
ings have inset windows with a generous reveal. Individual windows should be consistent with
pane divisions on neighboring buildings, which are often double-hung or casement sash.

C. Garage Doors

Garage doors are the auto entry to the building - the doors, their architectural frame, and the
driveway. This element occupies a major portion of the ground floor of a building on the typical
narrow lot and therefore has a major impact on the pedestrian perception ofthe building.

. Does the proposed garage door fit in with the rest of the project?
· Is the scale of the garage door compatible with its adjacent garage doors?
. Can the visual dominance of the door be reduced?

. Can its visual appearance be improved?

Compatibilty of Garage Entry

The design of the garage door should be compatible with the scale of the building and other
surrounding buildings on the block. It should create visual interest and should be solid so the
parked vehicle cannot be viewed from the street.

This garage door presents a dull, blank expanse.

II
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A recessed or arcaded garage door is less intrusive.
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Garage doors can be embellished to make them more attractive.

Q r. 5

Minimize Negative Impacts of Garage Entries

The garage door is often the largest opening in the front of the building. Care must be taken to
prevent it from becoming the dominant feature. In most of the city's residential neighborhoods,
the width of the garage doors is between 8 and 12 feet. If the garage is made deep enough,
cars can maneuver once inside and the garage door can be reduced and made a less promi-
nent feature of the building façade.

Large lots and multiple lots in a row offer an opportunity to cluster parking areas and minimize
the number of garage entries and loss of curbside parking. Because of the shortage of street
parking in Cow Hollow, garages are strongly encouraged in renovation and required in new
construction. Garages should be incorporated in the main volume of the house and not plaæd
in the front setback area.
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6. Landscaping

Appropriate landscaping can help improve the character of a neighborhood. Front setbacks
provide space for planting shrubs, flowers, and trees.

Even on lots where there is no front setback, opportunities exist for enlivening the facade with
containers for plant materiaL. Notches and projections can be designed to incorporate planter
boxes on the ground leveL. At the upper levels, planting areas and planter boxes can be con-
structed into the railings of decks or balconies.

Sec. 143 of the Planning Code requires planting a minimum of one tree of 15-gallon size for
each 20 feet of frontage property along each street and alley. Utilities should be located so
that there is adequate room for planting the required street tree. Advance planning for utility
hookups should take place to ensure that there is no conflict between the location of the tree
well and where the utilities enter the site. The particular tree species and locations are subject
to approval by the Department of Public Works Bureau of Streets Use and Mapping. They
may be contacted (875 Stevenson Street, Room 460, Phone (415) 554-6700) for a street tree
application and pertinent information. Just as the building should be compatible with its neigh-
bors, the landscape materials used should be compatible with the landscape materials used in
the surrounding area. If there is a dominant tree species used on the block, usually that spe-
cies should be the one selected.

Potential impacts to views and sunlight must also be considered when trees and other land-
scape screening materials, such as tall dense shrubs, are planted in the front and rear set-
backs. New planting plans should be reviewed carefully to ensure that neighboring views and
sunlight will not be significantly diminished when the landscape elements reach maturity.
Existing vegetation should be effectively pruned to open new views or restore old views newly
obscured by growing vegetation.

A. Tree Pruning for the Retention of Mid-Block Open Space

Tree pruning strategies including thinning, skirting up, and crown reduction, can retain access
of sunlight and can preserve or restore views. These pruning strategies are graphically de-
picted in the Appendix.

B. Tree Selection and Placement for Views

Residents should consult with a registered landscape architect or contractor when designing a
new planting plan in order to select and appropriately place vegetation that will accomplish the
design goals.
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SECTION 4

NOTIFICATION, STORY POLES, THE COW HOLLOW ASSOCIATION,
AND NEIGHBORHOOD INVOLVEMENT

NOTIFICATION AND STORY POLES

Notification to neighbors of an application for residential remodeling or new construction shall
be according to the requirements of Section 311 of the Planning Code. Where proposed
horizontal or vertical additions to homes will increase the existing envelope of a residence, or
when the proposal is a new building, it is recommended that sponsors erect story poles. These
story poles shall be installed to indicate the outermost envelope of the building. Poles shall be
placed to mark the perimeter corners of the proposed addition or new building, at a height that
designates the proposed project's roof. Additional center poles shall be installed to indicate
roof peaks, if any. The tops of the story poles can be connected with colored tape or rope in a
manner that clearly denotes the envelope and massing of the proposed building. This ap-
proach will provide a method for residents who may not be able to interpret design drawings to
ascertain the ultimate height and bulk of a building, its potential impact on views, and to make
informed decisions regarding a proposed project.

COW HOLLOW ASSOCIATION (CHA)

The CHA was originally incorporated through the filing ofthe Club's Articles of incorporation in
April 1979. These articles established the CHA as a 501 (c)(3) nonprofit corporation. The
bylaws define the purpose of the Association as "educational and charitable." (Bylaws of the
Cow Hollow Association, August 25, 1978).

NEIGHBORHOOD INVOLVEMENT

The process for review of home renovations and new construction subject to the Cow Hollow
Neighborhood Design Guidelines should include the following steps.

The sponsor must first review the Cow Hollow Neighborhood Design Guidelines. Before
undertaking substantial renovation outside the existing building envelope, or beginning new
construction, it is incumbent on the project sponsor to consult the guidelines.

When a preliminary design has been prepared by the project architect or contractor, and there
are deviations from the Cow Hollow neighborhood character as defined herein, the project
sponsor is encouraged to review the project with the Cow Hollow Association.

In all cases, the project sponsor is encouraged to discuss and review the proposed project
with all affected neighbors.
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The Association can be reached at: cowhollowassociation@yahoo.comand the San Fran-
cisco Department of City Planning can be reached at 415.558.6377

These steps must be followed:

1) Consult affected neighbors as required by the Planning Department (150 foot notice
guidelines)

2) Contact the Cow Hollow Association President for the date and time of the next meeting
of the Association in order to schedule a presentation

3) Make a presentation to the Cow Hollow Association Board at the regular meeting

4) Make necessary adjustments to the design during the conceptual design phase, before
working out specific design details, in order to avoid duplication of work and difficulty
making adjustments.

The Cow Hollow Board of Directors serves to uphold and enforce the Cow Hollow Design
Guidelines as stated and wil do its best to provide guidance and suggestions for all inter
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APPENDIX
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A. Zoning Districts of Cow Hollow Neighborhoods
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B. Analysis of Rear Yard Coverage and Importance to Neigbhorhood Character

Although Cow Hollow is visually eclectic from the block face perspective, the majority of lots
share lot and building dimensions that are important to neighborhood character. Analysis of
key lot and building dimensions by the Cow Hollow Association, demonstrates that these
dimensional characteristics are central to preserving neighborhood character.

The Cow Hollow Association analyzed building height and lot coverage statistics compiled
from the Sanborn insurance maps for each of the 1 ,100 neighborhood lots.

Cow Hollow is an urban neighborhood that is predominately built out, with open space con-
fined to the rear yards and block interiors. Yet, as discussed in this document, existing zoning
allows for expansion of existing buildings into the rear yard. The principle threat to rear yard
open space is the 75 percent lot coverage allowed under the RH-1 zoning district, leaving only
25 percent rear yard open space. The RH-2 zoning district sets a limit of 55 percent lot cover-
age, preserving 45 percent of the lot as rear yard open space - a standard that better protects
the rear yard amenities valued by residents of the Cow Hollow Neighborhood.

As shown by the table on the adjacent page, 83 percent of the RH-1 and RH-1 (D) lots could
expand into the rear yard space under the existing Planning Code 25 percent rear yard re-
quirement. This is 43 percent ofthe 1100 lots in the neighborhood, as shown in the table. Full
buildout of these lots would severely diminish the valuable rear yard open space and access to
light, air and views for many neighbors. A large percentage of the rear yard open space that is
currently shared by residents throughout the Cow Hollow Neighborhood would dissapear in
this scenario. Under a 45 percent rear open space requirement, 46 percent of the RH-1 and
RH-1 (D) units could stil expand, while preserving valuable shared neighborhood assets.

Under the existing 45 percent rear yard open space requirement for RH-2 lots, 30 percent of
the RH-2 properties in the neighborhood can expand furter into the rear yard. As a compari-
son, this is fewer allowable expansions than would be allowed for RH-1 lot owners under a
neighborhood-wide 45 percent rear yard open space requirement.

The chart on the following page illustrates the distribution of RH-1, RH-1 (D) and RH-210ts
according to the percentage of rear open space. The chart shows the number of lots for each
5 percent block of rear yard open space, ranging from 0 to 5 percent rear open space (95 to
100 percent buildout) to 95 to 100 open space (partially built or vacant lots).
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Roughly one third of the blocks (10 blocks) in the Cow Hollow Neighborhood have a mix of RH-
1 and RH-2 zoning (shown in Cow Hollow Zoning Map in Section 1 of this document). This mix
of zoning has the potential to generate conflict as neighbors seek to maximize different prop-
erty values on adjacent RH-1 and RH-210ts, such as increasing the building envelope versus
preserving access to rear yard open space. Because the rear yard open space is a value
shared by all lots on a given block, it is important to protect this important aspect of neighbor-
hood character.

The Cow Hollow Neighborhood Design Guidelines do not address rear yard coverage for
the other zoning districts in the Cow Hollow Neighborhood, including: RH-1 (D), RM-1, RM-2
and RM-3.

RH.1 Rear Yard Expansion: Effect on Neighborhood Character

How Many RH.1 & RH.1(D) Lots Can Expand Under Different Lot Coverage Policies?

" of %dTdaNm TotalRH1 Nehb
25% Rear Yard Open Space requirement? 482 83.4 43%

45% RearYard Open Space requirement? 268 46% 24%

How Many RH.2 Lots Can Expand Under Existing Polley?
" of %dTdaNm TotaRH-2 Nehb

45% Rear Yard Open Space requirement? 119 30% 10%

C. Analysis of Building Height and Importance to Neighborhood Character

Building height, including front and rear façade heights, is another key element of Cow
Hollow neighborhood character. The neighborhood is dominated by three story structures,
providing a uniform sense of scale along the majority of block faces and preserving a sense
of open space in the majority of rear yards. Existing zoning, however, has not preserved
these valued characteristics in all situations. The San Francisco Planning Code does not
address complex situations such steeply sloping lots in a manner that consistently pre-
serves access to light, air and views for neighbors of properties expanded to the maximum
allowable building envelope.
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Analysis of Cow Hollow building heights reveals that 98 percent of the structures are from two
stories to three and one half stories. 56 percent of the homes are three stories. The few taller
structures, 4 stories and taller, are confined to less than two percent of the total number of
neighborhood buildings. Among the 4 story structures, roughly one third occur in the RM multi-
family zoning districts located primarily at the northern edge of the Cow Hollow Neighborhood.
The other taller structures, 5 and 7 stories, are anomalies in the neighborhood, such as the few
larger apartment buildings and foreign government consulates.

The chart below illustrates the distribution of neighborhood building among the various
height categories, clearly showing the concentration of three-story structures.

These neighborhood design guidelines, in response to the analysis presented in this sec-
tion, focus not only on the visual elements of design but establish specific guideline policies
addressing the dimensions for new construction and renovation, including: building height,
rear yard setback, lot coverage, and side yard dimensions. These individual topics are
discussed in more detail in Section 3.

Cow Hollow Building Heights
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D. COW Hollow Association Policies

D.1 Rear Yard Setbacks and Open Space

As described above in the section Cow Hollow Neighborhood Character, the Cow Hollow
Neighborhood is zoned predominately RH-1 and RH-2. The San Francisco Planning Code
establishes a 25 percent rear yard open space requirement for the RH-1 zone, meaning the
building may cover 75 percent of the lot. The Planning Code requirement for the RH-2 zone is
a 45 percent open space requirement, or, the building may cover 55 percent of the lot. Be-
cause the RH-1 and RH-2 zones are intermingled, as shown in zoning diagram figure in Sec-
tion 1, the Cow Hollow Neighborhood would benefit from a consistent rear yard open space
requirement.

Cow Hollow Neighborhood Policy:
New construction and additions outside of the existing building envelope in
both RH-1 and RH-2 zones must follow an overriding 45 percent rear yard open
space policy. (See Next Page for Diagram)

This policy will primarily limit expansions of existing homes within the RH-1 zone. According to
analysis performed by the Cow Hollow Association, presented in greater detail in the Cow
Hollow Neighborhood Character section of this document, 34 percent of the RH-1 lots can
expand under this policy (169 lots). The remainder of the lots (328 lots) are built out, with 55%
or greater lot coverage. This rear yard policy, however, must be considered along with the rear
yard equalization policy, described immediately below.

II

Cow Hollow Neighborhood Policy: The only time an extension into the 45
percent rear yard open space requirement is allowed is when both adjacent
neighbors intrude into that space. The extension must be measured by "equal-
ization" to the more complying of the two adjacent properties.
(See Next Page for Diagram)
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Cow Hollow Neighborhood Policy
RH.1 and RH.2 Rear Yard Setback

Front Lot Line
Side Lot Line

¡

Basic rear yard policy
is 45% of total depth of lot

.--
l "' -"'---_.--

Total Lot Depth

Cow Hollow Neighborhood Setback Policy compared to Planning Code:

RH-1: Reduction in building footprint from 75 percent
lot coverage to 55 percent lot coverage.

RH-2: No reduction in building footprint.

Cow Hollow Neighborhood Policy
Rear Yard Equalization for RH.1 and RH.2

1 Front Lot line: O'

45 % Rear Yard Setback line: 55'

25 % Rear Yard Setback line: 75'

i

J Rear Lot line: 100'

Equalization Technique: Intrusion into the 45
percent rear yard space should be allowed only

when both neighbors are within the 45 percent
area. In this case, the subject propert may expand
to the more complying of the two adjacent properties.
Equalization is distinct from "averaging,. as depicted.
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Equalization should be based on legally installed and permitted extensions. If a neighbor has
an ilegally constructed rear yard extension, equalization based on measurement of the illegal
structure should not be..llowed. Equalization is distinct from averaging, which allows for
creeping into the rear yard space indefinitely.

D.2 RearYard Extensions

Rear yard extensions allowed by the Planning Code often have overwhelming impacts on rear
yards. The 12 foot extension allowed by the code is prohibited in the Cow Hollow neighbor-
hood, in order to preserve the limited rear yard open space in the neighborhood. Generally,
these extensions diminish midblock open space by breaking the continuity of views and green
space shared by neighboring rear yards.

Cow Hollow Neighborhood Policy: No 12-foot rear yard extension. The 12-
foot extensions allowed by the Planning Code is prohibited in the Cow
Hollow Neighborhood in order to preserve valuable midblock open space.

Finish of the Rear Façade and Visible Sides of the Building

The rear of the building, and the visible sides, while not as public as the front of the building,
stil are in view of neighboring properties and often, depending on topography, of those far
beyond. This façade should also be compatible with the character of its neighborhood. The
exposed siding of a rear extension should be architecturally finished because of its visual
impact on adjacent properties.

Exposed plywood, for example, is prohibited in the Cow Hollow Neighborhood where the
majority of building facades are finished with shingle, brick, siding or stucco.
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D.3 Height

These Neighborhood Design Guidelines generally include lower building heights as compared
with what is permitted under existing zoning requirements.

Cow Hollow Neighborhood Policy: The overriding policy established in
these Cow Hollow Neighborhood Design Guidelines is a 35 foot height for
RH-1(D), RH-1 and RH.2.

Height policies include lower heights for some lot configurations, where appropriate to help
preserve neighborhood views, and acæss to light and air. Diagrams are included for clarifica-
tion of the neighborhood height policy for level lots, steep up-sloping lots, and steep down-
sloping lots in RH-1(D), RH-1 and RH-2 zoning districts.

The figures included in the following pages diagram level, steep down-sloping, and steep up-
sloping height requirements for RH-1 (D), RH-1 and RH-2 zoning districts.

Height policies stated in the Cow Hollow Neighborhood Design Guidelines are intended to be
absolute, meaning that no roof appurtenances such as parapets, elevator and stairway pent-
houses are permitted.

Neighborhood Height Policy Table

Distrct Slope/Elevation Difference Height Policies

Front Height Rear Height 

Level Lots: gently up-sloping & down-
35ft. 35ft.sloping: less than 10' elevation difference

Steep Down-Sloping Lots: average ground
RH-1(D), RH-1, and RH-2 elevation at rear yard setback line is lower 30ft. 30ft.
districts with a mapped by 10 ft. or more than elevation at front lot
height of 40 feet or less line

Steep Up-Sloping Lots: average ground
elevation at rear yard setback line is higher

30ft. 25ft.by 10ft. or more than elevation at front lot
line

Note: See diagrams for complete neighborhoo height policies for level, up-sloping and down-sloping lots.
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Level Lots: less than 10 feet change in elevation
from front lot line (or front setback) to rear yard setback line

Overriding 35 ft. Maximum Height for level lots
RH-1 (0), RH-1 and RH-2 districts

Front lot Line

or Setback
I

55 % Lot Coverage Line

Permitt
Front 35' 30'

Height

RH-1, RH-1(D) & RH-2
Maximum
Permitted
Building
Envelope

Steep Down-Sloping Lots
10 foot or greater drop in elevation from
front lot line (or front setback) to rear yard setback line

Overriding 30 ft. Maximum Height
30 ft. Maximum in RH-1(D) and RH.1 districts
30 ft. Maximum height in RH.2 districts

40 feet from frnt propert

line or front setback line

l RH.1, RH.1(D) & RH.2
Maximum Permitt
Building Envelpe

Penitte
Fro 30'

Height

Permitted
30' Rear

Height

STREET

l
10 foot drop in elaton from

front prope line 0( frot setbck
to rear yard setb lin

.1.._
l

Mesure frm grade
at basic rear yard Hne
(55 % lot Coverage)

In addition, the permitted front height for RH-1 is reduced to 25 feet,
by the Planning Code, where the average ground elevation at the rear
lot line is lower by 20 feet or more than at the front line thereof.
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Steep Up-Sloping Lots
10 foot or greater gain in elevation from
front lot line (or front setback) to rear yard setback line

Overriding 30 ft. Maximum Height
30 ft. Maximum in RH.1 (0) and RH.1 districts
25ft. Maximum height in RH.2 districts

40 feet from front propert
line or frnt setback line RH.1, RH.1(D) & RH.2

I Maximum Permited
" Building Envelope

.-11111 Porn_
......,.,., ................,..... ,.,.,.,.,.,.,.,., .......,.,",' """':""",,' """:':'",::':.:,:., 25' Rear

= 3o.llJlilll_l'-~:Æ"~
;;tt:: . is 10 fet or more_._--

STREET f

Measured fro grad
at Ir se or cu
elevatio at frt prop
lin, whic apie
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D.4 Tree pruning techniques for View Preservation

Topping-reducing the height of a mature tree by sawing back its top limbs-is not a solution.
This pruning technique produces weak secondary growth which often increases the height of
the tree while diminishing its health and appearance. A professional arborist should be con-
sulted in large scale pruning projects.

The illustration on the following page depicts appropriate pruning techniques that can enhance
and preserve neighborhood views.

Dense mature trees can block views from multiple elevations.
Consult with a professional arborist regarding the pruning
techniques illustrated below to restore obscured views.

Thinning:
Removing some of the lower limbs can reveal
a view without ruining the lines of the tree.

Skirtng Up:

Removing some of the lower limbs can reveal
a view without ruining the lines of the tree.

.
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Windowing:
By selectively removing lateral branches,
the tree is opened, creating a framed view
or views of whatever lies beyond.

Crown Reduction:
To lower the tree's canopy, use the technique
called crown reduction, which reduces the size
of the tree while retaining natural growth lines
(IMPORTANT: DO NOT TOP-- SEE TEXT)
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E. Shadow Study
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F. Height Ordinances

Hiler Highlands View Protection

In writing Design Guidelines for the rebuilding of the Hiller Highlands homes in the Oakland
Hills after they were destroyed by fire, architects pointed out that lithe most remarkable feature
of the hiller Highlands site is the view", and thatthe views 'should be preserved". (Elbasani
and Logan, 1992, p.4). The architects determined that plans for the original homes had been
designed to preserve "unobstructed views above a +4 degree angle of declination. On houses
or garages where the ridge line would have projected above the 4 degree view line of its uphill
neighbor, a flat roof was substituted for the typical 4/12 pitch gable roof. In the rebuilding of
the Hiller Highland Homes, the Design Guidelines include similar restrictions, except when
uphi II neighbors agree to allow some view obstruction for the sake of the more picturesque
gable roof.

Town of Tiburon View Protection

One goal of the Town of Tiburon Design Guidelines for Hilside Dwellings (Synopsis) 91981,
James S. Malott, for the Tiburon Planning Department) is "to preserve existing views as much
as possible and allow new dwellings access to views similar to those enjoyed from existing
dwellings" (G3 p.1). Principles ofthe Guidelines intended to help preserve views include:

"Locate all new dwellngs so they interfere minimally with views of adjaænt dwellings.

· Certain parts ofthe view, important features, the horizon line, center of view, slot views,
are more important than other areas of views. Avoid blocking these sensitive areas.

· Measuring a view for blockage, be sure to present the entire view from view stop on left
to view stop on right, in order to present the problem completely.

· Other important presentation techniques include story poles with ridge strings, photos
including story poles, photos from neighboring vantage points, models, perspectives,
surveys, landscaping plans, plans/sections and elevations."

While Hiller Highlands and Tiburon Hillside Design Guidelines provisions apply to lots larger
than those in Miraloma Park, and therefore offer some options for the placement of structures
that may not be available to Miraloma Park homeowners, many ofthe guidelines and tech-
niques presented in these documents can be helpful to designers of projects in Miraloma Park .
in preserving the views that the original developers of the neighborhood planned for its homes.

Other principles in the Tiburon Residential Design Guidelines relate primarily to reducing the
bulk of a structure; however, these principles may pertain to reducing impact on views in some
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circumstances, and include:

· "Cut building into hillside, terrace the building up the hill, use underground spaces for
functions to reduce visual bulk.

Break up mass of structure into individual elements, use small scale forms, varying
materials and features to break up large scale masses.

· Make building from follow hillside slope and contours so building will flow with
landscape."

City of Berkeley View Protection

The City of Berkeley's Zoning Ordinance establishes a separate designation for hillside areas
("H District") in order to protect the neighborhood character and views in areas similar to
Miraloma Park.

The purposes of the H. District shall be to protect the character of Berkeley's hil dis-
tricts and their environs; to give reasonable protection to views yet allow appropriate
development of all propert; and to allow modifications in standard yard and height
requirements when justified because of steep topography, irregular lot pattern, unusual
street conditions, or other special aspects of hillside areas (Berkeley Zoning Ordi-
nance, Section 14.01 - Regulations for H Districts, Purposes).

Although to some extent the assessment of the impact of an addition to an existing structure on
views from surrounding homes is subjective, the above Bay Area residential design guidelines
and zoning ordinances show that ti si possible to apply guidelines that help to make these
subjective assessments fair to both holders of existing views and those wishing to build. It is
also possible to formulate some objective criteria to minimize the obstruction of existing views.
These communities endorse a combination of such objective measures and professional
judgements by planning staff in evaluating the effects of vertical additions on views.

References

1. Hiler highlands title page and page 4
2. liburon Guidelines: additional information

Note: Text of references available from Miraloma Park Improvement Club.
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Adopted by theCity Planning Commission through Motion No. 13992 as

Specific Area Residential Design Guidelines

January 1992

Westwood Park Association
P. O. Box 27901 - No. 770
San Francisco, CA 92127





NOTE: In 1962, the Westwood Park Association developed the original
Residential Design Guidelines from which the design guidelines in this
publication were derived. In Motion Number 13992, the City Planning
Commission adopted Section III and Appendix B of the original
guidelines as specific area design guidelinés. These guidelines amend
the city-wide November 1989 San Francisco Department of City
Planning's "Residential Design Guidelines" for purposes of reviewing
building permit applications for the Westwood Park Neighborhood
Character District which consists of the portion of the area in the map
below zoned RH-1 (D).





Westwood Park Association
Design Guidelines

SECTON II. DESIGN GUIDELIl'~S

SITE

ïñe topogrphy and loction of the project lot and the position of the buDding on
that site guide the most basic decisions about design. The Lotion, Front
Setbacks, Rear Yars and Side Spacinis will be partcularly Importt to the

adjacent neighbors and for maintainini or creting ilythm aloni the block-face,

and maintaining a sense of common open space In the Interior of the block." (16)
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The siting of the homes in Westwood Park is one of the most important factors that has
defined the neighborhood character. Westwoo Park is zoned RH.1(D) by the City
Planning Code. Buildings are limited to a single unit per lot and are to be detached from
adjacent structures \\;th setbacks on all sides. It is the detached requirement that has
resulted in the open, light feeling that we have in the neighborhood.

Location

In the evaluation of the "Loation" of a building, the building will be reviewed for its
harmonious integration into both the overall topography of the site as well as its
relationship to the adjacent built environment of surrounding structures. In order for a
building to fully integrate into the neighborhood, the building should not "...disregard or
signifcantly alter the existing topogrphy or a site. The context should guide the manner
in which new structures nt into the streetscpe, particularly along slopes and on hils."(17) .
Because Westwoo Park was developed on Mount Davidson, there is continuous slope
throughout the neighborhood. This slope has been utild in the layout of the lots to
provide for a terraced rhythm of development. For houses on slopes, the terracing allows
each successive residence to gain light, air, private and shared open space, and, in many
cases, full or partial views. The advantages of uniform terracing will be substantially
negated for numerous adjacent lots if the neighborig building's height and scale are not
respected. The surrounding neighborhood's light and air amenities should not be sacrificed
due to one propert's increase in mass.

Front Setback

The "Front Setback" for a partcular lot is the distance between the front propert line at
the sidewalk to the front building lie. In. Westwoo Park, the front setback lie was
defied in Aricle VII(a) of the C.C.& R.s. -No dwelling house or other stcture shall

be constncte nerer to the front stret than the line shown on said map marked

'Building Une.'" (18) Ths docment, was developed to provide for front yards and a
transition space for gaing access to the residences. Because of the unifomiity of setbacks

in Westwoo Park, a front setback that doe Dot conform with the overall pattern of
development Wi be seriously disruptive to neighborhood charactr. Th parameter is

applicable to all levels of the strctre.
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Rear Yards

The space betv'een the rear property line and the rear of the residence is defined as the
"Rear Yard" of the lot. Not only do rear yards provide private open space for the specüic
residence but also, in tandem with the other rear yards in the block, provide a public,
viually open, shared space.

The Planning Departent guidelines state: "lntnsions into the rear yard, even though
permitted by the Planning Code, may not be appropriate if they fail to respect the mid.
block open space and reduce adverse impacts on adjacent buildings." (19) In Westwood
Park. the rear yards of many Jots are minimal at best. Because of the priority placed on
the front setback, the rear yard is, in many cases, already Jess than that required by the San
Franciso Pltlnning Code. In cases where a detached garage already exits in the rear yard
of a lot as a legal nonconforming structure as defined by the City Planning Code, the

remaining minimal rear yard will not provide suffcient space to utilize for additional
building area. In these caes, encroachment into this area would be detriental because
of the decrease in open rear yard area for the residence as well as for the block.

Side Yards

Westwood Park is privieged to have side yards where windows can be placed for light and
air. This element of the design is a major factor in the quality of the residences of the
neighborhood. These side yards are a requiremen,t of the Planning Code, but the Code
does not address loction of windows and the pattern of spacing on a block. In the

development of a design, attention should be paid, not only to the pattern of spacing in the
area, but also to the location of windows on the side. Although side yards provide the
opport nity to provide windows for light and air, the loction of these widows should be
such that privacy of neighborig residences is addressd.

The Planning Departent Design Guidelines state:

.Orten a small set back or notch can prevent blockage of a neIghbor's window or
light well, or a slight reuction in height can avoid blockae of a view. These kids
or 'goo neIghbor' pstres should be incorprated into the design." (20)
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BUILDLVG ENVLOPE

"The building envelope refers to the exterior elements of a stcture . the ror, the

front, rear and side racades, and other projecting elements such as bays, overhangs
and balconies. The actual envelope of a building, within the maxJmum envelope
established by the Planning and Building Codes, should be compatible with the

envelopes of surrunding buildings." (21)

In the alteration of an exiting building, the building envelope that is allowable by code is

not the only factor in determining the compatibility of a design. The way the building
envelope relates to the surrounding buildings is the factor that should be addressed durig
any preliinary conceptual design. Westwood Park was developed originally as a tract of
predominantly uniform buildings in regard to building envelope and, therefore, major
deviation from the prevalent envelope is highly disruptive.

As the buildings in Westwood Park terrace down the slope of the hil, a clear pattern of
stepped do\\'O roof lines ocur. A building that attempts to break this pattern would be
considered disruptive to the overall pattern of development. In some cases where the
pattern may not be as obvious as others, or where there is a mixed pattern of building
heights. setting a taller building back from the front of the lot may mitigate some of the
disruption created, but in an area of detached houses where upper levels can be seen from
the street and surrounding buildings. upper level setbacks may not provide a solution to the
break v.;th the pattern.

Roofline

Westwoo Park has predominate rooflne forms. The majority of roofs consist of flat or
slightly sloping roofs for the side and rear of the building and small decrative sloped roofs
on the street facades. The other predominate roof form is the steeply sloping roof.

"In general, a stng repetition of consistnt ronlnes cals for similar design for
new construction." (22)

In evaluatig the roof form of an alteration or addition, attention must be paid not only

to the adjacent strctres, but also to the overall forms of the surrounding block on both

sides of the street.
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Volume and Mass

The volume of a building relates to the overall size of the perieter footprint and the
height of the building. The massing of a building also relates to the articulation of the
facades and the materials used that can emphasize or decrease the perceivable size of the
building.

"Te volume and mass or a new building or an addition to an existing one should
be compatible with that or surrounding bulJdings." (23)

The evaluation of mass can be difficult to articulate in one dimensional dra\\ings. Shadows
and lie weight on dra\\ings can be helpful in evaluatig the compatibilty of the proposed

project to the surrounding area. Massing models of the proposed and adjacent structures

may also be helpful in evaluating the proposed massing of a project and its relationship to
the massing of adjacent structures. The design of the articulation of windows, porches, and
doors that are not consistent with neighboring buildings can increase the viual massing of
a building. See Appendix B for information on the heights of buildings in Westwood Park.
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SCALE

"The scle of a building is its perceived size relative to the size of its elements and
to the size of elements in neighboring buildings. The scle of any new building or
building alteration should be compatible with that of neighboring buildings. To
assess compatibilt)., the dimensions and proportions of neighboring building
should be examined." (24)

The scle of a building is based on its dimensions in plan and elevation as well as its
proportions of design elements. Two buildings of the same dimensions can be very
different if differently proportioned. The original Westwoo Park designers used the
articulation of the facade's proportions to give a sense of grandness in scale to small sized
bungalows. ,A feeling of a solid connection with the ground is made because of the de-
emphasis of the height of the buildings. The vertcal proportons are minimized and the
horiontal proportions are emphasized.

Dimensions

The actual dimensions of a building are the length, width and height of the strcture.
Westwood Park residences vary little in the overall dimensions of the buildings. This
uniformity of the existing fabric of design creates a condition which dictates that a larger
structure than the existing buildings in an area will be incompatible with the neighborhood.
The viual impact from an increase in height ca be counteracted in some cas by
incorporating front setbacks as well as side and/or rear setbacks on upper levels. All of the
original buildings that were designed with upper levels for the original development of
Westwood Park utilize major setbacks from all sides and most of these buildings utile the
sloping roof form to minimize the perceived overall height of the building as well as
minimiz the perceived massing of the small upper leveL.

Buildings that "decorate" facades with appropriate artculation and detailg can sti be

grossly out of character with the surrounding area due to incompatible scale. Large, well
proportoned buildings can still be incompatible if the scle of the surrounding buildings
is small. Both the dimension sce and the proportons of a project Deed to be addressed

durig design and review.
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Proportions

The proportions of a building are the relationships between the dimensions of height.

width, and depth of the elements of design as well as the relationship of the building to
other surrounding structures. Westwoo Park consists predominantly of buildings v.;th
horiontal proportions of trim, bay windows, bands of roofing, and artculation of porches

and facades.

"Poorly proportioned buildings may seem out of balance, inconsistent or un.
harmonious with their surroundings.

The proportions of the basic shapes or a project should be compatible with those
or surrounding buildings." (25)

Even small changes to the proportions of such elements of a facade design as the window
shape or trim location can have a major effect on the compatibility of the design within the
context of the surrounding buildings.

7



Westwood Park Association
Design Guidelines

TEXURE AND DETAILING

"Texture refers to the visual surface characteristics and apperance of the building
facade. Detailng refers to the manner In which building parts are put together.
The texture and detailng or a building's facade often have the stongest impacts
on how peple perceive a new structure and, therefore, on their sense of the
character of the neighborhood. The use of Materials and the degre of
Ornamentation give the building Its texture." (26)

Exterior Materials

The designers of Westwood Park's homes utilizd many materials in the design of the
development but the predominant material is cement plaster (stucco) for walls, spanish style
clay tile for decorative roofing, and wood for windows. Unpainted and painted brick is
used for the entry porches and steps in many caes. There are also examples of shingle
style bungalows and some woo sided buildings as well as flat, parapeted built-up roofs and
composition shingled, peaked roofs.

In the design of an addition or renovation, the materials of the exiting house as well as the
materials of the surrounding buildings need to be addressed. The quality of materials and
installation should be comparable to those used in the original buildings.

Ornamentation

Ornamentation is the decorative detailng of a building. Westwoo Park homes are not
heaviy ornamented like those found in the victorian style of design. The concept of simple,
well crafted, elegant detailing was an importt concept in the bungalow style. Therefore,
detailing of the exterior of buildings wi be evaluated on simple ornamentation. Examples
of ornamentation in Westwoo Park are the trell porches, the raisd stucc decoratie

frezes, the cuived lies of porch wall, and the decrative mullon design in many of the
windows. If used with restrait, the ornamentation ca be an effective method of

mitigatig other inconsistencies in design. If used without consideration for the

surrounding neighborhood, ornamentation ca becme tacky and obtrsive.
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OPE~rLVGS

"Typically, openings in a building. Doorways, ~'indows and Garage Doors. make
up the largest and most distinctive elements of buildings' facades." (27)

Entryways

The entrance to the house is considered the entryay. Westwoo Park homes utilize
several methods to articulate entryays. Most houses have decorative doors, often with

curved tops. Ariculation of the surrounding "portico" is often created with raised. stucco
"rustication", decorative detailing, or pediment elements of roof forms. Most of the homes
also emphasize the entryay with a grand, often curvg, stair and entry porch. Doors are
oriented directly toward the street.

"Doorways should be designed to be consistent with the surrounding entries. In a

neighborhood where the preominant pattern is of stairways located on one side of
the building, ignoring this pattern could be disruptive. ~'here symmetI'' or
asymetry has beome an importnt ingredient of a building group, the goal is to
respect it and respond sensitively to it." (28)

Entryways that are to be altered should respect the level of articulation of the exiting entry
as well as the predominant level of articulation and design in surrounding buildings.

Windows

In Westwoo Park. becuse of the emphasis on simplicity of design in the bungalows,
widows play an importnt role in the design and proportons of the buildings and are
often the major ornamentation element of the facade.

"Te proportion, size and detailng of windows should relate to tht of existng
adjacent buildings... The proportion of window (void) to wall (solid) are on a
facade varies with buUding ty. New windows should approximate rations of

neighboring structures while meeting the building's functional nees." (29)
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The quality of wood 'Windows and/or wood trim should be utilizd in facades for conformity

with the quality of the original development. Decorative mullon and muntin design should
be utilized when applicable and detailing of trim and reveals should be coordinated for
compatibility 'With the surrounding area as well as the subject building.

Garae Doors

Garage doors are often the most prominent element of the main level of the front facade
of a building that incorporates the parking of cars on the ground leveL. Care must be taken
to de-emphasize the garage door in the design. Man)' homes have the garage setback in

plan well away from the street and front facade of the house. Those that do not, :recess
the door back in order to reduce the visual impact of the door.
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L4TDSCAPIÀTG

"Appropriate landscping can help improve the character or a neighborhood. Front
setbacks pro\ide space ror the planting or shnibs, nowers and tres." (30)

Areas in front setbacks for landscping were tbe major focs of tbe Westwood Park
developers in the creation of a garden atmospbere for the area. Every effon sbould be
made to minimize pavement for driveways and walkways so that the maxum area in tbe
front of tbe residence can be used for planting. Large areas of pavement in tbe front of
buildings is unacceptable.
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APPE~i)IX B . GE~r:RA INFOR1\1TION

EXSTING BUILDING HEIGHT STUDY SUMMAY

The followig summary outlines a prepared study of building heights in Westwood Park.
Information for the study has been gathered from several sources in an effort to collect
data that accurately reflects current conditions. The study's major element is a map of
Westv..ood Park with building heights of each home designated. On the map, building
heights in stories are numerically sho\\'D and shading is used to denote taller buildings.

"Sanborn" maps of San Franciso have been used for the initial basis of the study. These
maps are available in the Asessor's offce located in City Hall. Because Westwoo Park
is a unifonI planned community and because the neighborhood was largely constructed
prior to 1940, the "Sanborn" maps give relatively accurate 'information on the original
buildings in the neighborhood. For purposes of clarity and coordination, descriptions of
building types from the "Sanborn" maps have been used in the preparation of the study.
A viual survey of the neighborhood was subsequently undertaken in an effort to verify the
information obtained from the "Sanborn" maps as well as to gather preliinary information

on vertical additions not reflected in the maps.

Once the viual survey was completed, San Franciso Building Departent records were
reviewed to gather information on all buildings of two stories or more as well as to
investigate information of vertcal additions that have been added to original buildings
subsequent to the preparation of the "Sanborn" maps. The information from the records
has been incorporated into the study.

The building height tyes, a description of each building tye, and each building tye's
percentage of tota buildings in Westwoo Park has been included in this summary.
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BUILDIl'G HEIGHT DESCRIPTIONS

1 "0 l'E LEVEL" (13.7% of total residences)
One story main "livig" level on grade with no "basement." Usually with an
on-grade detached garage.

IB "ONE LEVL OVER BASEMENT' (77.3% of total reidences)
One story main "livig" level over a "basement." The majority of the lots
slope with the basement built into the slope of the lot with retag wall.

The basement usually is used for parking and utility with Jess than the
required ceiling height for utiliztion as livng space. Many homes have
utilized this "basement" area for Jivng space with excavation to gain ceiling

. height.

1.5 "ONE LEVEL WITH ATIIC" (0.6% of total ltsidences)
One story main "livig" level with partal upper "livig "level and no
"basement." Upper level is fully within lower level roof form and visual
impact is of a one story structure with steeply sloping roof and attic.

2 "T\\'O LEVEL" (4.5% of total residences)
One story main "livig" level with partal upper "livig" level and no
"basement." Usually with an on-grade detached garage.

2B "T\'O LEVEL OVER BASEMENT' (3.8% or total residences)
One story main "livig" level with partal upper "lig" level over "basement."

Upper level usually has been added to an exiting one story over basment.

A Denotes buiJdings where upper levels have been added to original buildings through
the constniction or a vertcal addition.
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SU~1l\1AY OF STUDY

1. 9L.69C (613 total) of the 669 residences in Westwood Park are "one leveL"

"one level over a basement." or "one level with an attic" tye buildings.

2. Only 8.4% (56 total) of the 669 residences are "two levels" or "two levels over
a basement" tye buildings. This percentage breaks down as follows:

a. 4.1 % (27 total) of the 669 homes are "two level" or "two level over

basement" type buildings from the original development. The upper
levels usually consist of a liited square footage single room.

b. 4.3% (29 total) of the 669 homes are buildings that are "two level" or
"two level over basement" tye buildings due to vertcal additions.

c. The "two level over a basement" tyè buildings. the tallest tye
structure in Westwoo Park, make up only 3.8% (26 total) of the 669
homes.
i. Only 6 of these 26 homes of this tye are from the original

development. These homes are buildings with small, well
integrated upper levels with setbacks from all sides of the lower
leveL.

11. 20 of the 26 homes of this building tye are due to vertcal

additions to an exiting one level over basement structure.

CONCLUSIONS

The conclusions that ca be drawn from the stdy show that the exiting fabric of
Westwoo Park is predominantly of "one level" and "one level over a basment" tye
buildings.

The great majority of larger size buildings are present becuse of vertca additions over an
exiting "one level" or over a "one level with basment" ty strctre.

Without exception. the buildings that have extemely large upper levels are buildings that
have had vertcal additions and are not buildings that were originally designed in this
manner.

14



,i I I~

15

ONE LEVEL



~~~ r~~~ll\ rf~~H EI1- ,,'
r/'i ~

bo

?'V',q/;.. , 1J~'" "! I

r ~¡;

'-

::~ (\i ,.
I iV_

~~~ . . . . ii. I
" ~ Tti ,; ..! - - ~ t: lLl II ~~~ ,I ~,,":- I ~_~--~

~
tV

-I

o
16

EL OVER BASEM



)

17

ONE LEVEL WI H ATTIC

-.



o



B~Ej
gB

mi

OVER BASEMENT





 

 

EXHIBIT 16 



	

	
	



	



CPSE NUMBE H

APPLICATION FOR

Discretionary Review
Owner/Applicant Information

DR APPLICANT'S NAME:

Susan Byrd and Mark Lampert

DR APPLICANT'S ADDRESS: ZIP WDE: i TELEPHONE '..

2415 Green Street 94123 ' ~ ~

PfiOPERTY OWNER WHO IS DOING THE PRQIECT ON WHICH YOU ARE REQUESTING DISCREf10NARY REVIEW NAME:

Chris Durkin

ADDRESS:
... . . _.. . . . . .. . _.... . _

ZIP LADE 
_- _ 

'TELEPHONE:. .. __

474 Euclid Avenue 94118 X415 ~ 407-0486
_ _

__ __ __ __ _ _
COMACT FOR DR APPLICATION:

_ _ __

i seme~,ae~„e❑ Deborah Holley
__ _ ____ __ _ _

ADDRESS:
_ __
ZIP CODE: : TELEPHONE

220 Montgomery Street, Suite 2100 San Francisco ' 94104 (415 ) 609-9329

': E-AMIL ADDRESS:

deborah@holleyconsulting.com

2. Location and Classification

- STREET ADDRESS OF PROJECT: ' LP CODE:

2417 Green Street 94123
_.... . .._.

CROSS STREETS:

Pierce and Scott

ASSESSORS BL.00KJIAT: '. lAT DIMENSIONS: i LDT AREA (SU FTC: j ZONING DISTRICT: ', HEIGFff/BULK DISTRICT:

0560/ /028 25' x 100' ;2,500 RH-1 40-X

3. Project Description

Pi~se cnece an mn aawv
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Discretionary Review Request

In the space below and on separate paper, if necessary, please present facts sufficient to answer each question.

1. What are the reasons for requesting Discretionary Review? The project meets the mnvmum standazds of the

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

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

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

Please see Attachment 1.

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 property, the property of

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

Please see Attachment 2.

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 #1?

Please see Attachment 3
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r~pnlication for Discretionary Review

Discretionary Review Application
Su~mi#ta~l ~~eckfist

Applicarions subautted to the Planning Departm~t must be accompanied by this checklist and all required

materials. The checklist is to be completed and signed by the applicant or authorized agent.

---..___._.._ --_..__ _ -- ----------z---.__....__.....___,
RE~UII7ED MATERIALS (Weese tl~eck cOrtect ccYNm) C

Application, with all blanks completed '

Address labels (original),rf applicable

DR APPLICATION

~

~

Address labels (copy of the above), if applicable

---

~

Photocopy of this completed application ------ ----- $~

Photographs that illustrate your ooncems ' ■I

ConvenaM a Deed Restricxions ~ ■

Check payable to Planning Dept. ~

Letter of authorization for agertt _.—,~.
Other: Section Plan, Detail drawings (i.e. windows, door entries, trim),
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new ~ ',
elemerrts (i.e. windows, doors)

NOTES:
❑ Requiretl Materiel.
~'~ Optional Material.
O Two sets of origlnel labels and one copy of addresses d ed~acent property owners end owners of property across street.

For Department Use Onty

Application received b Plaru»n Department

• __ Date: 1~ 4.1 '~



November 10, 2017

San Francisco Planning Department

1650 Mission Street, Suite 400

San Francisco CA 94103

Re: Letter of Authorization

Dear Sir or Madam:

We are the owners of 2415 Green Street in San Francisco.

By this letter, we authorize Deborah Holley of Holley Consulting, to take any necessary action in the

processing of the Discretionary Review Application for 2417 Green Street, including, but not limited to,

the signing and/or filing of this application and other documents.

Thank you,

~

~

Mark Lampert Susan Byrd

2415 Green Street property owners



2417 GREEN DR ATTACHMENT 1

What are the reasons for requesting Discretionary Review? The project meets the

minimum standards of the Planning Code. What are the exceptional and extraordinary

circumstances that justify Discretionary Review of the project? How does the project

conflict with the City's General Plan or the Planning Code's Priority Policies or Residential

Design Guidelines? Please be specific and cite specif►c sections of the Residential Design
Guidelines.

The Lampert/Byrd family have lived next door the project site at 2415 Green Street for over 20
years. They are requesting Discretionary Review because, although the project may meet the
minimum standards of the Planning Code, it conflicts with many key elements of the San
Francisco Residential Design Guidelines (RDGs) and the Cow Hollow Neighborhood Design
Guidelines (CHNDGs). Most importantly, the project is inconsistent with all six Design
Principles of the RDGs.

The following narrative identifies the many reasons why the Planning Commission should take
Discretionary Review of this project and establishes that there are extraordinary circumstances
that require such review.

Page 5 of the RDGs explains that "The Residential Design Guidelines focus on whether a
building's design contributes to the architectural and visual qualities of the neighborhood."
Here are the six guiding Design Principles used to determine whether a project is consistent
with the RDGs:

1. Ensure that the building's scale is compatible with surrounding buildings.

2. Ensure that the building respects the mid-block open space.

3. Maintain light to adjacent properties by providing adequate setbacks.

4. Provide architectural features that enhance the neighborhood's character.

S. Choose building materials that provide visual interest and texture to a building.

6. Ensure that the character-defining features of an historic building are maintained.

Below we explain why the project is inconsistent with each of these Design Principles.

1. Ensure that the Building's Scale is Compatible with Surrounding Buildings.
The scale of the project is not compatible with surrounding buildings —The project is too
large for the lot as described below.
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a The proposed development would be more than twice the average development intensity

of the block at an FAR of almost 2.5 (6,114/2,500 = 2.456). The developer appears to

be guided by maximization of profit at the expense of the neighbors as the scale of the

proposed building is incompatible with the surrounding homes. The proposed 6,114

square foot house is on a 2,500-square-foot lot. The developer wants to squeeze an

oversized house onto one of the smaller lots in the neighborhood. This development

intensity is inconsistent with the character of the neighborhood and is a departure from

existing long-held, relatively modest development intensity. A survey of development

intensity based on Floor Area Ratios for 30 properties on the block, including the south

side of the 2400 block of Green Street, the north side of the 2500 block of Vallejo Street,

the east side of the 2700 block of Scott Street, and the west side of the 2500 block of
Pierce Street indicates that the average FAR is 1.0. The proposed development would be
more than twice the average development intensity of the block at an FAR of almost 2.5
(6,114/2,500 = 2.456). Figure l and Table 1 illustrate the vast difference in scale of the
proposed project compared with the surrounding homes.

The CHNDGs also call for compatible development intensities, which the developer has
ignored. For example:

"Compatibility of Volume and Mass. The volume and mass of a new building or an
addition to an existing building must be compatible with that of surrounding buildings."
(CHGs, page 34)

b. If this 6,103 square foot project were approved, it would be close to twice the average
house size in District 2. According to the Planning Department, the average size of a
single-family home in the Second Supervisorial Districtlis 3,190 SF. (San Francisco
Planning Department, September 2016
hitp://defaultsfplanning.orQ/administration/#e~affairs/RET~resentation- 100416.pd fl
Currently, 2417 Green Street is 4,502 SF, or more than 40 percent larger than the average

house in the District.

If the project sponsor were to remodel the home within the existing footprint, he would

have a home that could accommodate a family without harming his neighbors and

neighborhood.

' District 2 includes:
94103 —bottom of Pacific Heights/Downtown.
94109 —Pacific Heights/Marina/Nob Hill.
94115 —Pacific Heights/Marina.
94118 — Presidio Heights/Inner Richmond.
94121 — Seacliff.
94123 —Marina.
94129 — Presidio.
94133 —Russian HilUFinancial District
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In the most recent iteration of the Planning Department recommendations for revising

Section 317 (October 16, 2017

httQ//default sfplanning.org/administration/legaftairs/RE'1' Presentation 1U-16-17.pdt),

the FAR trigger in the RH-1 District is recommended to be 1.4, a measure that the

proposed project far exceeds. The June 1, 2017 memo states that "In determining

whether a project that exceeds the base FAR should be approved by the Planning

Commission, they would have to consider the following criteria when granting an

exception to the base 1.4 FAR:

1. high-quality architectural design;
2. contextual and compatible building siting, orientation, massing, scale, and

fenestration pattern;
3. compatibility with surrounding density;
4. family friendly units;
5. whether existing units have been reconfigured, and if they have, whether the

redesign results in afamily-friendly layout; and
6. access to and quality of open space.

Under the Planning Department's own proposal for revising the review process, this

project would automatically be reviewed by the Planning Commission, obviating the

need for neighbors to petition for DR and it would not meet the first three criteria listed

above.

2. Ensure that the building respects the mid-block open space.

The project does not respect the mid-block open space. Figure 2 illustrates the existing

long-held open space pattern and shows how the project would substantially change it.

The project will expand the footprint of the house 17feet back into the rear yard,

significantly reducing the midblock open space that the neighborhood has enjoyed for so

many years and that is protected by this second RDG design principle as well as many

key policies of the CHNDGs, including the following:
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FIGURE 2 EXISTING MID-BLOCK OPEN SPACE
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"Rear yards are the spaces between the back of the building and the rear property line. In

addition to serving the residences to which they are attached, they are in a sense public in

that they contribute to the interior block open space which is shared visually by all

residents of the block.

Consider:

Is there a pattern of rear yard depths creating a common open space?

• Will changing this pattern have a negative effect?
• Are light and air to adjacent properties significantly diminished?" (CHNDGs, page

28)

"Respect Rear Yard and Adjacent Buildings Intcvsions into the rear yard, even

though permitted by the Planning Code, may not be appropriate if they fail to

respect the mid-block open space and have adverse impacts on adjacent buildings.

In Cow Hollow, the mid-block open space constituted by the open adjoining rear

yards are a major and defining element of the neighborhood character.

Preservation of these the midblock open space is an important goal of these

Neighborhood Design Guidelines. Not only should rear additions respect the

midblock open space, but they should also minimize adverse impacts on adjacent

buildings, such as significant deprivation of light, air and views. Expansions

should be designed to avoid overshadowing neighboring gardens, existing sunlit

decks, sunny yard space, or blocking significant views." (C~~INDGs, page 29)

The project would overshadow the patio and yard space of the LampertlByrd home. The

photos in Figures 3 through 6 show the patio and yard space, and bedroom and

kitchen/dining area windows that would be deprived of light and air as a result of the

proposed expansion.

While many neighbors on the block have remodeled, they have generally stayed within
their respective existing footprints and have not degraded the neighborhood's mid-block
open space that makes this a special place to live. We unsuccessfully requested that this
developer do the same. Here are some examples:

2409 Green Street. Remodel including a kitchen and family room stayed within the
footprint except the addition of a rear deck.

2411 Green Street. Remodel included kitchen and bathrooms. Stayed within the
footprint. This is an historic "English country cottage" and the addition maintained the
historic integrity of the home.

2415 Green Street. The LampertByrd family (the DR requesters) did an extensive
remodel and added bedrooms and bathrooms their house to accommodate their family,
but stayed entirely within the building footprint. And, despite the extent of the interior
renovations, the before and after photos look almost the same.

7
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2425 Green Street. This stately Victorian home was also remodeled within the existing

footprint.

2427 Green Street. The interior of this home has been remodeled at least twice entirely

within the footprint.

2423 Green Street. Just three years ago, our neighbors at 2423 Green Street, two houses

to the west of 2417, proposed a modest remodel on their 6,875 SF 50-foot-wide, 137.5-

foot-deep lot measuring lot (which is close to three times the size of the 2417 lot). For

some reason, they were held to an entirely different standard than the developer of 2417.

Although their original proposal to add a small addition to the rear of their home was not

opposed by any neighbors and complied with the Planning Code, the Planning

Department required that the plans needed to be revised in order to comply with

neighborhood mid-block open space requirements and guidelines. The plans were

revised as required, and the modest 11.5-foot expansion was scaled back to 9.5 feet.

Here is an excerpt from the 2015 Notice of Planning Department Requirements letter

requiring the revision:

"Based on the plans submitted, the following items are required to proceed with

review of the subject Building Permit Application:

2. Residential Design Guidelines. The Planning Commission adopted the 2001

Cow Hollow Design Guidelines and in 2003 Residential Design Guidelines in

December 2003 to promote design that will protect neighborhood character. All

residential permit applications in the RH and RM zoning districts filed or

reviewed after January 1, 2004 are subject to these Guidelines. You can download

a copy of the Guidelines from our website at http://www.sfgov.org or purchase for

$3.00 per copy at the Planning Department office. If you fail to adequately

address the following concerns the Department may initiate a Discretionary

Review hearing for this project: a. Please limit the horizontal addition to be no

deeaer than the neishboring building to the east in order to respect the

existing mid-block aattern. (RDGs, Pages 25-27, and Cow Hollow RDGs, Pages

28-29 [emphasis added]).sz

We request that you apply the same standards to 2417, so that the project respects the

mid-block open space pattern and is no deeper than the adjacent LampertlByrd home at

2415 Green Street. We also request that the Commission consider the CHNDGs in their

review of the project, which were not considered by the developer and do not appear to

'Notice of Planning Department requirements for the Heffernan extension, 2014.08.21.4406, February 9,

2015.
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have been specifically considered during the September 6, 2017 RDAT review of the

project. The meeting notes state that this was an initial 15-minute RDAT meeting. The

sole comment noted was that "The project complies with the Residential Design

Guidelines. RDAT members did note that the third-floor interior wall abuts the front

facade window; consider pulling the wall back or providing a more substantial facade

element to obscure this condition." No letter of Planning Department Requirements was

issued by the Department for this project.

We ask that the Planning Commission require the project to be scaled back to comply

with the RDGs and CHNDGs. Please refer to Attachment 3 herein for a suggested

alternative design.

3. Maintain light to adjacent properties by providing adequate setbacks.

The project does not provide adequate setbacks and would adversely impact the

neighbors' light and air. The project has been designed with complete disregard for the

neighbors. It would block light and air to the kitchen, bedroom, back porch, and yard of

the LampertByrd home (2415 Green Street). These areas are shown in Figures 3, 4, 5,

and 6. It would block or darken numerous windows and the deck off of the kitchen of

the Kaufman residence (2421 Green Street).

The Commission should not permit such significant light and air impacts. We

respectfully request that you balance the protection of existing residents with allowing

reasonable development, not maximization of profit at the expense of neighbors.

4. Provide architectural features that enhance the neighborhood's character.

The proposed project design would detract from, rather than enhance the neighborhood's

character. Figure 7 is the applicant's rendering of the proposed Green Street facade next

to the existing front facade. Figure 8 is the applicant's rendering of the rear facade. The

developer is proposing a bulky oversized building of poor design quality with no regard

for the neighborhood's architectural character. The project would demolish the existing

compatible characteristics of the building and replace the front and rear facades with a

with excessive glazing and an awkward top floor deck that would detract from the

neighborhood character.
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Figure 3. Kitchen/Dining Area Windows of 2415 Green Street that would be

blocked darkened by proposed horizontal extension

10
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Figure 4. Porch and. yard of 2415 Green Street that would be darkened by

proposed horizontal extension
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Figure 5. Second Floor Master Bedroom Window 2415 Green Street that would be

darkened by proposed horizontal extension

12
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Figure 6. Existing rear facades of 2417 and 2415 Green Street
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Source: Dumican Mose}', Site Permid3l I Notification Set, April 28, 2017.

14

Figure 7 Existing and Proposed Front Facade
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Figure 8 Proposed Rear Facade

Source: Existing — Google Earth ?017. Proposed -- Dumican Mosey, Site Permid31 1 Notification Set, April 28.30 (7.

15
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5. Choose building materials that provide visual interest and texture 
to a building. As

shown in Figures 7 and 8, the project plans do not indicate building materials
 that provide

visual interest or texture to the building. The focus of the bulky design of front an
d rear

facades is overly large windows. This is clearly inconsistent with page 39 of
 the

CHNDGs, which cite poorly proportioned buildings with windows that are in
consistent in

size with surrounding buildings as something that should not be permitted.

"Compatibility of Vertical and Horizontal Proportions. The overall sense of a

building working well within a particular context is often the result of carefully

developed dimensional relationships. Poorly proportioned buildings are out of

balance, inconsistent, and lack harmony with their surroundings. The proportions

of the basic shapes of a project must be compatible with those of surrounding

buildings. A basic step in identifying the proportions on a block face is to map (as

described under'Volume and Mass') the vertical and horizontal elements that

define the facades of a building, such as doorways, windows, cornices and garage

doors, and then to analyze their dimensional relationships." (CHNDGs, page 39)

6. Ensure that the character-defining features of an historic building are maintaine
d.

The project would not maintain the character-defining features of this pre-earthquake

shingle style residence. The 2417 Green Street residence was built just prior to the 1
906

earthquake. While the home has thus far been deemed not an historic resource under

CEQA, it is attractive and compatible with the neighborhood character and the adjace
nt

historic homes.

We ask that that the Planning Commission require the developer to preserve the exist
ing

front and rear facades and architectural details or redesign them in a style that is

compatible with the historic character and high design quality of the neighboring hom
es.

16
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2417 GREEN DR ATTACHMENT 2

The Residential Design Guidelines assume some impacts to be reasonable 
and expected as

part of construction. Please explain bow this project would cause 
unreasonable impacts. If

you believe your property, the property of others, or the neighborhood would 
be adversely

affected, please state who would be affected, and how.

The insensitive siting, orientation, massing, and scale of the project as proposed 
will significantly

affect the adjacent residents. Specific concerns are addressed below.

1. The project would reduce the privacy of the neighbors. The project has been

insensitively designed. The proposed rear deck would look right into one of the

bedrooms of the Lampert/Byrd home (window shown in Figure 5). For this reason, the

project would be inconsistent with the following RDG Guideline: "Articulate the building

to minimize impacts on light and privacy to adjacent properties." (RDGs, page 16)

Please see item 3 in Attachment 1 for further discussion of this issue.

2. We are worried about potentially severe impacts on neighboring foundations. We

understand that the proposed project could have severe and irreversible impacts on the

foundation of 2421 Green, the Kaufman home which was designed and occupied by

Master Architect Ernest Coxhead. This home is a historic resource and has been deemed

by the State Office of Historic Preservation has deemed to be "clearly eligible for the

National Register"3 and should not be sacrificed by this project. The developer has been

completely uncooperative with respect to providing foundation plans and calculations

needed to fully understand the impacts of the project on neighboring foundations.

3. The developer did not change the plans submitted to the City to address any of the

concerns raised by the neighbors. The developer fulfilled the requirement to hold a

pre-application meeting (technically two, but only because most of the neighbors,

including the two adjacent neighbors, were unable to attend the first meeting) with the

neighbors, but made no changes to the plan in response to neighborhood concerns. Nor

did the developer put up story poles as recommended in the CHNDGs as he said he

would do at the neighborhood meeting. At the Pre-Application meeting the developer

claimed to know nothing about the CHNDGs, which is evident in the design which

disregards key elements of the Guidelines.

3 Letter from Amy Crain, State Historian II, Regarding Ernest Coxhead House Nomination to the Na
tional

Register of Historic Places, September 13, 2017.

17
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4. The project could be scaled back while still allowing for a reaso
nable profit and

achievement of the programmatic goals. Please see Attachment 3 for an alternative

design to achieve this objective.

18
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2417 GREEN DR ATTACHMENT 3

What alternatives or changes to the proposed project, beyond the ch
anges (if any) already made

would respond to the exceptional and extraordinary circumstances 
and reduce the adverse effects

noted above in question #1'!

If the developer were to remodel the home within the existing footprint as 
shown in the attached drawings

of the alternative project, he would have asix-bedroom, 5,279-square-foot hom
e with atwo-car garage

that could accommodate a large family without significantly impacting the imm
ediate neighbors and

larger neighborhood.

This alternative would still allow the developer to make a reasonable profit by 
developing a large house

while also protecting the neighbors by preserving their access to light and air and pri
vacy and the

neighborhood by maintaining the mid-block open space. And, unlike the proposed p
roject, this

alternative would comply with the RDGs and CHNDGs.

As shown in the attached concept plans, this would permit a 5,279-square-foothome wi
th six bedrooms,

four and a half baths, a family room, an exercise room, and atwo-car garage.

• The alternative design expands the garage level for two cars, an exercise room and a 
direct stair

to the main house. The excavation provides for afour-foot separation between the Kau
fman

house foundation and property line and the walls of the basemenVgarage.'

• Under this alternative, there is no expansion of the house to the rear, in order to protect the m
id-

block open space. The Family Room at the first floor is below the kitchen and has a nice 
outlook

to the gazden. There is also a bedroom at this level.

• The second floor looks much like that of the developer's scheme —except there is no w
alk out

deck at this living level to the south facing yard in order to protect the privacy of the ne
ighbors.

• The third floor has three bedrooms (one of which is the master) -- perfect for a yo
ung family

looking to have the bedrooms all on one floor.

• The fourth floor has two more bedrooms. The north facing room provides excellent vi
ews ofthe

Bac.

Any construction would be required to ensure protection of the existing founda
tions and structures at

2415 and 2421 Green Street.

19
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Discretionary Review Request

In the space below and on separate paper, if necessary, please present
 facts sufficient to answer each question.

1. Whati are the reasons 1'or requesting Discretionary Review? The 
project meets the minimum standards of the

Planning Code. What are the exceptional and extraordinary circumst
ances thatjtist fy Discretionary Review of

the project? How does the project conflict with d1e City's Genera
l Plan or the Planning Lode's Priority Policies or

Residential Design Guidelines? Please be specific and site specific sect
ions of the Residential Design Guidelines.

See attached.

Z. The Residential Design Guidelines assume some unpacts to be reasona
ble and expected as part of construcrion.

Please explain how this project would cause unmasonable impacts. If 
you believe your property, the yroperty of

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

See attached.

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

the exreptional and extraordinary circumstances and reduce the adverse e
ffects noted above in question ql?

See attached.



Discretionary Review Request

For 2417 Green Street

Filed By Carlos &Louise Bea

Question 1.

The Volume and Mass of the proposal is not consistent with the Cow

Hollow Guidelines. ("CHG"). The lot is 2,500 square feet. The house

with the proposed addition would be 6,114 square feet. This does not

appear to be compatible with the surrounding buildings, and is not

consistent with the neighborhood character on Green Street. (See CHG

2. Building Envelope. B. Volume and Mass, page 38)

The Rear Yard Extension of 17 feet is not consistent with the Cow

Hollow Guidelines, as there is a pattern of rear yard depths creating a

common open space; the proposed extension will have a negative effect;

and light and air to adjacent properties will be significantly diminished.

(See CHG, Section 3, 1 Siting. D. Rear Yards, page 32) (One could argue

that the Coxhead House has been intruding on the mid block open space

since 1903. But the point of the CHG is to preserve what mid block open

space exists. And the houses at each end of the mid block open space

are a part of the open space.)

Texture and Detailing. Shingles are specified on the front of the house,

and are pictured on the back of the house, but not specified. Shingles on

both the front and back of the house would most be in keeping with

neighborhood character. (See CHG, Section 3, 4. Texture and Detailing)

Windows. CHG specify that the proportion, size and detailing of

windows must relate to that of existing adjacent buildings. The

proposed windows do not accomplish this. The widows are too large.

Additionally the windows on the left facade appear to be a wall of

windows, not at all in keeping with the character of the neighborhood.

Additionally, the windows on the back of the house appear to be a wall

of windows on the first, second, and third stories. This is not in keeping

with the character of the neighborhood.



I believe that metal or aluminum has been specified for the windo
w

casings. Again, this is not in keeping with the neighborhood cha
racter.

(The owner informed me that he is considering either wood or meta
l

casings, depending upon price and provider. However, I can only 
go on

what is in the plans.)

(See CHG Section 3, 4. Texture and Detailing, and 5B Windows)

Question 2.

The adjacent uphill neighbor of 2417 Green Street is 2421 Green Street
,

a residence built by the renowned architect, Ernest Coxhead, Coxhea
d

made his home in this residence, with his wife and children from 189
3

to 1903. The planned excavation in close proximity to the Coxhead

House may well imperil the foundations of this historic house, built

before 1893. Also, the proposed rear yard extension will impact ligh
t

and air to both 2417 Green Street and 2415 Green Street.

The proposed 17 foot rear yard extension would significantly intrud
e on

the mid-block open space, enjoyed by all.

The large walls of windows on the back of the extension would give t
he

neighbors a feeling of loss of privacy.

Question 3.
The solution to the issue of volume and mass and also the rear yar

d

extension issue would be to make the addition smaller.

The solution to the issue of texture and detailing and windows wo
uld be

to re-design the windows so that they are not walls of windows nor

overly large.
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From: Sonal DESAI
To: May, Christopher (CPC)
Cc: Barbara Rambo; Dan Heffernan; David and Jessica MacGregor; Goossens tom; jessica macgregor; barbara 

heffernan; Julie Dowling; mark Lampert; Phil Kaufman; Steven Platzman; Susan Byrd; Walrus and Associates
Subject: 2417 Green Street development project -- Comments
Date: Thursday, November 09, 2017 2:08:45 PM

 

Christopher May

San Francisco Planning Dept.

1650 Mission St

Suite 400

San Francisco CA

94103

                                                                                            Re:  Permit 
Application #2017.04.28.5244

                                                                                                            

Dear Mr. May,

 

We are the owners and residents of 2427 Green Street, and are writing to comment 
on the proposed additions to 2417 Green St (permit application #2017.04.28.5244.) 
We have a number of serious concerns about the project, which seems to be guided 
by sheer short-term profit maximization with no regard for the neighborhood’s 
history and character. Also, as we are adding our voice to those of many of our 
neighbors, we will not repeat many of the same details but would like to stress that 
we fully share the views and concerns they have expressed.

 The proposed size, at over 6,000 square feet, appears disproportionate, especially 
given the relatively smaller size of the lot. This alone would make the new house 
completely out of character with the neighboring properties.

 The project would substantially reduce the green open space that the block 
currently enjoys between Green Street and Vallejo Street. This midblock green space 
is a crucial defining characteristic of this area of San Francisco. Sacrificing it for the 
sake of additional square footage would not only degrade the block, but would also 
be a terrible example of total disregard for the character of the neighborhood and of 
the city. We will point out that several residents, ourselves included, have remodeled 
their residences while taking care to remain within the existing footprint to 
safeguard the mid-block open space.

 On a similar note, the proposal to demolish the original 1906 façade to replace it 
with a non-descript massive structure shows blatant disregard for the character of 
the block. Once again, the comparison with the remodeling projects carried out by 
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others on the block underscores the difference between residents who care about 
preserving the neighborhood and developers who only care about making a quick 
profit.

 We would also note that the fifth floor addition appears to exceed the 35 ft zoning 
restrictions; it would bring the new house at a height equal to or greater than the 
2421 residence up the hill, whereas the guidelines call for an intermediate height 
between adjacent residences, to respect the symmetry with the natural slope of the 
street. That the project simply ignores this fundamental guideline speaks volumes, in 
our opinion.

 While the whole block would be damaged by this project, we are also concerned 
that some of our neighbors would be affected to an especially severe degree. In 
particular, the Kaufman residence at 2421 Green Street would have several windows 
blocked. This is a wonderful historic residence with great charm and character that 
should be respected and preserved for the benefit of future generations. The 
Lampert-Byrd residence at 2415 would also be very negatively affected. Both 
properties would also be at significant risk of structural damage, given the scope of 
the work envisaged. There is a stream running under the block that has already 
caused issues during a much smaller project across the street.

 Like the project proposed for 2452 Green Street, this is another egregious example 
of developers attempting to capitalize on rising house prices by maximizing square 
footage, sacrificing quality, circumventing guidelines and regulations and completely 
disregarding the character of the neighborhood. We sincerely hope such efforts will 
be thwarted, in this neighborhood and elsewhere in San Francisco.

 Thank you for your attention and for the opportunity to comment.

 

Marco Annunziata and Sonal Desai

2427 Green Street, San Francisco

415 932 6532

marco.sonal@mac.com

mailto:marco.sonal@mac.com


From: barbara heffernan
To: May, Christopher (CPC)
Cc: Barbara Heffernan; Barbara Rambo; Dan Heffernan; David and Jessica MacGregor; Goossens tom; jessica

macgregor; Julie Dowling; Marco and Sonal; mark Lampert; Phil Kaufman; Steven Platzman; Susan Byrd;
Walrus and Associates

Subject: 2417 Green Street development project
Date: Monday, November 06, 2017 6:39:56 PM
Attachments: image010.png

image011.png
image012.png
image013.png

Dear Christopher May

We are homeowners and residents living at 2423 Green Street two doors uphill and west of the proposed
project at 2417 Green Street. We believe in maintaining the character of our neighborhood (Cow Hollow) and
we are active members in the Cow Hollow Association and Pacific Heights Residents Association. We are
supporting our neighbors who own homes adjoining this proposed renovation.

My husband, Dan Heffernan along with other residents on our block attended the pre-application
meeting with the Developer and it was evident that the developer was not willing to address any of
the concerns raised by the neighbors attending the meeting. There have been no changes to the
plan in response to these concerns.  The design of the property is not in keeping with the design
guidelines for our neighborhood and block in particular. A question that keeps us very concerned:
Is the developer at all interested in preserving the character of Cow Hollow and our 2400 block. We
are not a block of oversized houses. Is this just  an opportunity to oversize and create a mega-
house?

In this email, we will address the residential guidelines as they pertain to the proposed
development at 2417 Green Street in Part 1 and then in Part 2, address our personal concerns
regarding this development and our experience with planning regarding an extension.
Part 1: There is a distinctive character in our 2400 block. As neighbors, we respect our mid-block
open space, our building envelope, our exterior blockface, and most importantly our neighborhood
character. I am attaching 2 photographs of the houses on the 2400 side of the street, a steep hill,
note the scale of the houses, the character, the design of each house, and the roofline. Starting
from the left side of the left photo: 2417, then 2421 and 2423. 2421 and 2423 were designed and
built by Ernest Coxhead in 1894 and 1892 respectively. The photo on the right; from the left:
2415, 2417 and 2421.

We have reviewed the Residential Design Guidelines with regard to the design of this project. In
reviewing the guidelines, as home owners and residents in Cow Hollow, we would expect that the
planning commission would respect the guidelines particularly with regard to the following excerpts
that are critical to consider when reviewing the design of 2417 Green Street. I copy some of the
text from the guidelines that to us are relevant to this application.

Excerpts from the Design Guidelines that are pertinent.
 
What is a neighborhood?
In assessing whether the physical characteristics and visual appearance of a building expansion or
construction of a new one conserves the existing neighborhood character, neighborhood is
considered at two levels:
The broader context. Here the concern is how the building relates to the character and scale
created by the collection of other buildings in the general vicinity. The buildings on both sides of
the street in which the project is located are particularly relevant.
The immediate context. Here the concern is how the building relates to its adjacent buildings or, in
the case of an enlargement, how the addition relates to the existing structure and how the form of
the new or enlarged building impacts the adjacent buildings.
 
What is the Block Face?
The Block Face is defined as the row of facades for the length of one block. The topography of Cow
Hollow shows a significant drop from a ridge running along Pacific Avenue; as a result of this the
public perception of buildings is not limited to their front facades, but includes the rear facades
when visible from lower streets or from public areas. In consideration to this, the Block Face
consists of two facets: a) the Exterior Block Face, defined by the row of front facades facing the
street, and b) the Interior Block Face, defined by the row of rear facades facing the mid-block
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open space.
 
What is Mid-Block Open Space?
The Mid-Block Open Space is the open area in the center of a block, formed by the sum of the rear
yards of the properties within the block. The Mid-Block Open Space in the Cow Hollow
neighborhood, contributes to the broader cityscape of San Francisco, particularly when seen from
the adjacent neighborhoods, the shoreline, the Bay, and the Presidio. Due to the inclined slopes of
the upper parts of the neighborhoods, the rear facades of buildings play a very important role
because they contribute to the image of the City, while the vegetation in the Mid-Block Open
Space, in general, softens the building edges and creates a balance between nature and the built
environment. The Mid-Block Open Space adds to the quality of life for the immediate residents.
 
Respect or Improve upon the context: Flexibility in Design
In certain neighborhoods, the visual character will be so clearly defined that there is relatively little
flexibility to deviate from established patterns. However, in the majority of cases there will be
greater leeway in design options. Building patterns and rhythms which help define the visual
character should be respected. A street may have a pattern and a rhythm which unify the rows of
buildings on either side. A sudden change in this pattern, an over-sized bay window or a blank
facade among more detailed ones, for example, can appear disruptive and visually jarring.
 
Clearly Defined Visual Character
On some block faces, existing building patterns and architectural styles will strictly define the
options for new development. A predominant visual character is clear in the strong repetition of
forms and building types in the following drawing.
 

 
A small deviation in this neighborhood pattern would draw a great deal of attention to a new
structure—attention that is damaging to the existing street character, as shown below.
 

 
The Lower Elevation Sub-Area of the Cow Hollow Neighborhood consists primarily of single and
two-family homes. The Lower Elevation Sub-Area includes the general area bounded by Green,
Lyon, Greenwich, and Pierce. The need for consistency of scale in this lower elevation sub-area is a
primary focus of these Neighborhood Design Guidelines. The fact that single and two-family
residences are interspersed throughout the majority of the neighborhood demonstrates the need
for a consistent scale and building dimensions across zones.
 
Respect the Topography of the Site
New buildings should not disregard or significantly alter the existing topography of a site. The
context should guide the manner in which new structures fit into the streetscape, particularly along
slopes and on hills and in relation to mid-block open space.
 
The following drawing shows a harmonious streetscape typical of Cow Hollow, in which the
buildings respect the topography and the architectural context, stepping down the hill.



For houses on slopes, (the 2400 block of Green Street is on a steep hill) terracing allows each
successive residence to gain light, air, private and shared open space, and, in many cases, full or
partial views. This terracing is important to adjacent neighbors in block faces with significant slope
parallel to the street. Terracing in this arrangement preserves lateral access to light and views.
Terracing is equally important to up- and down-slope neighbors located on block faces with slopes
perpendicular to the street frontage. Terracing in this arrangement preserves light and views from
the front and rear of hillside homes. Many of the hillside homes in Cow Hollow use a reverse plan,
with large picture windows at the rear, in their living and dining rooms, while the homes behind
and downhill from them are carefully designed to be below the line of sight from the homes above.
The strength of this design, which takes full advantage of available views, will be undermined if the
relation of the structure to the topography is not respected
 
In Cow Hollow, within any particular block face, each building is set back from the property line to
a similar degree (Portions of the facades are recessed even further creating partial setbacks). The
setbacks help to define the transition between the private spaces and public street areas.
Landscaping can help soften this transition. Existing patterns of landscaped front setbacks should
be retained
 
Acknowledge Significant Neighboring Buildings
In some cases, a proposed project is adjacent to a historically or architecturally significant
building. (2421 Green Street) These structures are often set back from the street or are on wider
lots with gardens in front. For these lots, open space can sometimes be even more important than
the building itself. The setback treatment should be sympathetic to the importance of the building,
its setback and the open space. Rear yards are the spaces between the back of the building and
the rear property line. In addition to serving the residences to which they are attached, they are in
a sense public in that they contribute to the interior block open space which is shared visually by
all residents of the block.
Consider:

Is there a pattern of rear yard depths creating a common open space?
Will changing this pattern have a negative effect?
Are light and air to adjacent properties significantly diminished?

 
Respect Rear Yard and Adjacent Buildings
Intrusions into the rear yard, even though permitted by the Planning Code, may not be appropriate
if they fail to respect the mid-block open space and have adverse impacts on adjacent buildings.
 
In Cow Hollow, the mid-block open space constituted by the open adjoining rear yards are a major
and defining element of the neighborhood character. Preservation of these the midblock open
space is an important goal of these Neighborhood Design Guidelines. Not only should rear additions
respect the midblock open space, but they should also minimize adverse impacts on adjacent
buildings, such as significant deprivation of light, air and views. Expansions should be designed to
avoid overshadowing neighboring gardens, existing sunlit decks, sunny yard space, or blocking
significant views.
 
Finish the Rear Facade and Visible Sides of the Building
The rear of the building, and the visible sides, while not as public as the front of the building, still
are in view of the neighboring properties, and often, depending on the topography, of those far
beyond. This facade should also be compatible with the character of its neighborhood. The exposed
siding of a rear extension should be architecturally finished because of its visual impact on adjacent
properties. Exposed plywood, for example, should be considered inappropriate in the Cow Hollow
neighborhood, where the majority of the building facades are finished with siding or. stucco
 



Is this compatible?
 
Side Spacing (Side Yards)
Spacings are the separations, existing or perceived, between buildings. Side or “notchbacks”
between buildings help to underscore the separate nature of each unit and set up a characteristic
rhythm to the street scape composition.

Is there a pattern of side spacing between the buildings?
Will changing this pattern have a negative effect?
Can a negative impact be minimized by changing the design?

 
Respect Spacing Pattern
As with front setbacks, a poorly designed side setback between buildings can strongly impact the
neighboring buildings as well as be visually disruptive.
 
Incorporate “Good Neighbor” Gestures
Often a small side setback or notch can prevent blockage of a neighbor’s window or light well, or a
slight reduction in height can avoid blockage of a view. These kinds of “good neighbor” gestures
should be incorporated into the design
Lateral Lighting, Air and Views
Where side yards exist, new buildings or expansions should be designed so as to preserve these
side yards in their entirety and thus to protect the privacy of and light to neighboring buildings.
When rear additions impinge on light and air to adjacent homes, setbacks can be used to preserve
the extent of light and air intended in the existing design.
 
Rear Expansions
In attached homes in Cow Hollow, the lack of side yards limits light received by residences and
limits the sight lines (air envelope) around the residences. For this reason, attached homes are
particularly vulnerable to deprivation of light and air by a neighboring rear expansion. Therefore, it
is particularly important in attached homes that the rear additions be set back at their sides as
much as necessary to preserve the existing extent of light and air to adjacent structures.
 
Roofline
The roofline refers to the profile of the building against the sky. In the case of Cow Hollow, where
steep slopes expose the design, and appearance of the roof of buildings down hill, roofline also
refers to the perception of roofs as ween from higher elevations.

Is there an identifiable pattern to the rooflines of buildings on the block face?
What choices are there to respond to this pattern?
Can the impact of unavoidable disruptions to the pattern be lessened?

 
Respect Roofline Patterns
The style of roofline varies throughout the Cow Hollow Neighborhood from block to block. Many
blocks throughout the neighborhood are characterized by distinctive roof types, while others are
less consistent. Those blocks that are more consistent require design that is consistent and
complementary to the dominant building style. Blocks that are more varied and eclectic require
special consideration in order to bring greater harmony or visual interest to the block face. In
general, a strong repetition of consistent rooflines calls for similar design for new construction and
alteration. As important as the pattern of rooflines seen from the street level, is the perception of
the roofs of buildings as seen from higher places. A flat roof, the choice of bright and reflective
roof materials, the random placement of skylights, the construction of elevator and stair
penthouses, or the design of a bulky roof, can greatly affect the neighborhood character as
perceived from higher locations within the neighborhood.
 
Minimize the Impact of Inconsistent Building Rooflines
The impact of inconsistent building forms should be responded to creatively.
There is likely to be more than one way to address a complex pattern of rooflines. While the
design may respond more specifically to one pattern over another, picking up on several patterns
may help to tie the streetscape composition together.
Part 2: Our (2423 Green Street) concerns with this proposed design project

1. The project would reduce mid-block open space.  The project will expand the footprint of



the house 17 feet back into the rear yard, substantially reducing the midblock open space that
the neighborhood has enjoyed for so many years and that is protected by key policies of the
CHNDs.  While many neighbors have remodeled, they have generally stayed within their
respective existing footprints and have not degraded the neighborhood's mid-block open space
that makes this a special place to live.  We ask the developer to do the same.  The 6,114
square-foot project could be scaled back substantially and would still provide a sumptuous place
to live, well beyond the average size of most homes in the neighborhood.  

We (2423 Green Street) are a case in point to illustrate a decision regarding mid-block open space.
In 2016, we added a small addition at the back of our home at 2423 Green Street. On 7/23/2014
we held our neighborhood pre-app meeting.  There were no objections to the planned and
proposed extension. On 8/21/14 the Application went to Sharon Lai at the Planning Department.
After several months, we were informed that we had to comply with the neighborhood mid block
open space requirements and guidelines.  The plans were redrawn and we went from 11 1/2 feet
out (our south) to 9 1/2 feet.  We had to do this even though it cost us in time, dollars, redesign
fees, and reduction in space. I will copy below a section of the document from the Planning
Department to our architect, dated Feb 9, 2015. Note the reference to the Residential Design
Guidelines. We complied with the guidelines in every respect and would be disappointed if these
same standards were not applied to all proposed building projects in our block.  The developer at
2417 wants to go 25’ out - in a smaller space effectively removing virtually all the mid block open
space and creating an adverse effect on the adjoining neighbors.
 
Notice of Planning Department requirements for the Heffernan extension
February 9, 2015
Lorrin Hill
6573 Shattuck Avenue
Oakland, CA 94609
RE: 2423 Green Street (Address of Permit Work)
0560/025 (Assessor’s Block/Lot)
2014.08.21.4406 (Building Permit Application)
Your Building Permit Application #2014.08.21.4406 has been received by the Planning Department
and has been assigned to planner Sharon Lai. Sharon Lai has begun review of your application but
the following information is required before it is accepted as complete and/or is considered Code-
complying. Time limits for review of your project will not commence until we receive the requested
information or materials and verify their accuracy.
In order to proceed with our review of your Building Permit Application, the following is required:
1. Please note that the subject property is listed as a Category A building, known historic resource
and is pending preservation planner review.
 
NOTE: Revisions to the project may be requested as part of the CEQA review process
outlined above. Revisions may also be requested to address the Planning Code, the
Residential Design Guidelines and other local ordinances and policies. Based on the plans
submitted, the following items are required to proceed with review of the subject
Building Permit Application:
2. Residential Design Guidelines. The Planning Commission adopted the 2001 Cow Hollow
Design Guidelines and in 2003 Residential Design Guidelines in December 2003 to promote design
that will protect neighborhood character. All residential permit applications in the RH and RM
zoning districts filed or reviewed after January 1, 2004 are subject to these Guidelines. You can
download a copy of the Guidelines from our website at http://www.sfgov.org or purchase for $3.00
per copy at the Planning Department office. If you fail to adequately address the following
concerns the Department may initiate a Discretionary Review hearing for this project: a. Please
limit the horizontal addition to be no deeper than the neighboring building to the east in order to
respect the existing mid-block pattern. (RDGs, Pages 25-27, and Cow Hollow RDGs, Pages 28-29).

2. The proposed design would detract from the character of the neighborhood.  The
developer proposes to demolish the façade of the current shingled style home built in 1906.
 While the home is not considered to be an historic resource under CEQA, it is attractive and
compatible with the neighborhood character and the adjacent historic homes.  We are alarmed
that the developer is proposing a bulky oversized building of poor design quality when we as
home owners and neighbors have always worked together to sustain the design integrity and
character of our neighborhood. This new proposed design is massive and totally out of keeping
with the character of the houses on the block.

3. The project is over-sized for the lot.  The developer appears to be guided by maximization
of profit at the expense of the neighbors.  The proposed design is a 6,114-square foot house on



a 2,500-square-foot lot, at expense of midblock open space. This is inconsistent with the
character of the neighborhood and is a departure from existing residential design guidelines.  

In summary, there is an alarming trend in Cow Hollow: developers purchasing, demolishing,
rebuilding, and expanding residential properties regardless of impacts to midblock open space,
exterior blockface or the character of the neighborhood. Our street is typical of the character of
Cow Hollow, and homes have been cared for and renovated with the intent of preserving that
character. Within our block (#0560) there are 11 historic houses identified in the City Survey
including a City Landmark, the Casebolt House as well as the houses at 2423 and 2421 Green
Street designed by Ernest Coxhead. Many of us have lived on this block for over 20 years, and
have updated our homes in some ways over the years. These renovations have been done
maintaining the original footprint of the homes as well as maintaining exterior historic character
(façade, setbacks, windows, roof lines, rear, yards, etc.)

We look to the SF Planning Department to be consistent in its decision regarding open space, mid
block open space, size and mass of proposed development, maintaining the character of
neighborhoods, and following the Residential Design Guidelines as referenced in our 2423 Green
Street permit process in 2014.

Regards,

Barbara and Dan Heffernan
2423 Green Street
San Francisco CA 94123
 

 
 



From: Richard Drury
To: May, Christopher (CPC)
Subject: 2417 Green Street
Date: Tuesday, October 10, 2017 1:58:17 PM
Attachments: D1.0.pdf

A3.1.pdf
A1.0.pdf
Env. Eval 2417 Green - Durkin.pdf
Maher Map Close up.pdf

Dear Mr. May:
I am just left you a voicemail message concerning a proposed project at 2417 Green Street.  I am
representing Philip Kaufman, who lives at 2421 Green Street, which is immediately adjacent to and
uphill from the project.  I understand that the city is considering issuing a permit for the foundation
work for the proposed project.  We would object to any permit issuance unless and until the entire
project is reviewed for design review, California Environmental Quality Act ("CEQA"), Maher Ordinance
and all other applicable review.  The foundation should not be piecemealed and allowed to proceed
while the entire project has not been subjected to review.  

The project drawings make clear that the foundation is an integral part of the project, which involves a
rear yard expansion of over 20 feet.  The current garage is a small one-car garage of 337 square feet.
(See, D1.0 Attached).  The proposed garage would be almost 1000 square feet (995 SF), and would
accommodate 3-4 cars. (See, A1.0 Attached).  This is clearly not a repair and replacement of an existing
garage, but rather a major expansion.  According to the environmental evaluation, the foundation work
would require 408 cubic yards of soil removal and would involve excavation 13 feet below grade.  (See
attached environmental evaluation).  This is particularly concerning since the site is listed on the City's
Maher Map of potentially contaminated sites, so soil disturbance could expose residents to hazardous
materials. (Maher Map attached).  Furthermore, since the site is on the Maher Map and would involve
much more than 50 cubic yards of soil removal, CEQA review is required, and the CEQA exemption is
improper.  

The proposed foundation work threatens to undermine the integrity of the adjacent historic home at
2421 Green Street, which was constructed in 1893 by noted architect Ernest Coxhead.  The home sits
on a brick foundation that could be undermined by the proposed foundation work. The section 832
notice provided appears to be inaccurate since it describes an excavation of 8 feet below grade, while
the environmental evaluation states that the excavation will be 13 feet below grade.  Of course, when
the excavation exceeds 9 feet, a different and more protective regulatory regime and notice is required. 
Also, the slope of the property exceeds 20% and the excavation will be more than 50 cubic years
(408).  Therefore the CEQA exemption is improper.  

Under CEQA, the project may not be piecemealed.  The City may not allow the foundation work to
proceed while the remainder of the project has not completed CEQA review and appeals.  The project
drawings make clear that the proposed foundation is an integral part of the project. The environmental
evaluation describes the foundation work as part of the overall project.  The city's categorical exemption
describes the foundation work as part of the overall project (attached). The project drawings clearly
show the foundation as being part of the project.  (See A3.1, attached).  Furthermore, the foundation
work includes the massive garage expansion and also a "garden wall."  The project drawings make clear
that the so-called "garden wall" is actually the foundation of the proposed rear yard expansion, which
will sit on top of the garden wall.  (A3.1).  This foundation (garden wall) extends well beyond the
existing building footprint, and will support an expansion that extends well beyond the existing building
envelope and footprint. 

In short, we urge the city not to issue a permit for the foundation work unless and until the entire
project is reviewed for design review, CEQA, zoning compliance, and Maher Ordinance.  We urge the
city not to withdraw the stop work order that was recently issued.  Please call or email concerning this
matter. Thank you.
Richard Drury

-- 
Richard Drury

mailto:richard@lozeaudrury.com
mailto:Christopher.May@sfgov.org
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PRE-APPLICATION PLAN
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PROJECT REVIEW
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SITE PERMIT/311
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EXISTING/ DEMOLITION 
BASEMENT PLAN
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GENERAL PLAN NOTES


1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET


2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS


EXISTING/DEMOLITION PLAN SHEET NOTES
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PROPOSED PLAN SHEET NOTES 


[E] DRIVEWAY SLOPE TO REMAIN/PROTECT


[E] STEPS TO REMAIN


[N] TEMPERED GLASS GUARD RAIL @ 42" A.F.F. REF ELEVATION SHEETS [A2 SERIES] NOTE 5  FOR ADDITIONAL INFORMATION.
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NEIGHBORING BUILDING WINDOWS FOR REFERENCE
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[N] TRENCH DRAIN, TYP.
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[N] SKYLIGHT ABOVE
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[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030


[N] WINDOW IN [E] OPENING


[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.
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Lozeau Drury LLP
410 12th Street, Suite 250
Oakland, CA 94607
(510) 836-4200
richard@lozeaudrury.com

mailto:richard@lozeaudrury.com


From: MacGregor, Jessica
To: May, Christopher (CPC)
Cc: Dan Heffernan (heffassoc@gmail.com); David MacGregor (davemacgregor@yahoo.com);

tagoossens@yahoo.com; Barbara Heffernan (bjhassoc@comcast.net); julie@dowling-studios.com;
platzman@addisonfinearts.com; sbyrdsf@yahoo.com; xiaomu@aol.com

Subject: 2417 Green Street
Date: Friday, December 22, 2017 12:10:39 PM

Christopher May
San Francisco Planning Dept.
1650 Mission St
Suite 400
San Francisco CA
94103
                                                                                            
Permit Application #2017.04.28.5244
 
Dear Mr. May:
 
We are writing to comment on the proposed additions to 2417 Green St (permit application
#2017.04.28.5244.) We live across the street from this home and have serious concerns about
the proposed plans. 
 
The proposed project at 2417 is very large (6,114 square-feet).  As a result, the project is far
in excess of a 1.2 Ret-FAR.  We understand the Planning Department and all neighborhood
residential groups support this standard.  The massive structure on a small lot is inconsistent
with the character of the block.  This is contrary to Cow Hollow Residential Design
Guidelines. 
 
Most of the new square-footage is added through an expansion to the rear of the building.
The proposed project’s expansion into the rear yard fails to preserve mid-block open space. 
This is yet another way in which it is inconsistent with Cow Hollow Residential Design
Guidelines.  Even worse, its failure to adhere to this guideline impinges upon numerous
historically significant homes.
 
The rear-yard expansion also fails to respect the adjacent neighbors’ air, light and privacy. 
This is especially egregious in the case of 2421 Green, the Kaufman residence.  2421 is one
of two historically significant Coxhead homes on our block.  It was built long before 2417
and has an East-West orientation.  The proposed large expansion into the rear of 2417 would
block many of 2421’s east facing windows, impinging significantly on light, air and privacy. 
The Lampert-Byrd home is similarly affected.   
 
Finally, the top level of the building is higher than the 35 foot zoning limit.  The sponsor did
not average the roof height between the adjacent buildings, as required under Cow Hollow
Guidelines.  This is another way in which the proposed plan produces massing out of scale
with our neighborhood. 
 
We moved to the 2400 block of Green Street in 2012.  As parents of young children, one of
the primary reasons we chose this block was because the homes were designed to ensure mid-
block open space.  We believed Cow Hollow Residential Design Guidelines would preserve
this unique feature of our neighborhood.  Indeed, we and many of our neighbors have

mailto:jmacgregor@longlevit.com
mailto:Christopher.May@sfgov.org
mailto:heffassoc@gmail.com
mailto:davemacgregor@yahoo.com
mailto:tagoossens@yahoo.com
mailto:bjhassoc@comcast.net
mailto:julie@dowling-studios.com
mailto:platzman@addisonfinearts.com
mailto:sbyrdsf@yahoo.com
mailto:xiaomu@aol.com


remodeled our homes, consistent with those Guidelines.  We listened to our neighbors’
concerns and took steps to respond to them.  As a result, none of the remodeling projects,
including our own, drew objection.
 
Thank you for your careful review of these important issues.
 
Happy Holidays.
 
 
 
Jessica Rudin MacGregor and David MacGregor
2460 Green Street
San Francisco, CA 94123
 
 



From: susan byrd
To: May, Christopher (CPC); Lindsay, David (CPC)
Cc: Ggwood2@gmail.com; chaboard@cowhollowassociation.org
Subject: 2417 Green Street, Christopher Durkin Project
Date: Friday, September 29, 2017 2:57:32 PM

Dear Mr. May and Mr. Lindsay:

As adjacent neighbors, we write to you with continued concerns about the developer Christopher Durkin
and his proposed project at 2417 Green Street.

As Mr. Lindsay will recall, on March 30th,  Mr. Durkin held a pre-application meeting which was attended
by a large number of the local neighbors (Mr. Lindsay was helpful in getting this meeting scheduled
with the developer and architect on a date when neighbors could actually attend). At that meeting we
learned that the proposed project for the 1907 home at 2417 Green Street was massively out of scale
with the neighborhood homes (particularly filling up all of our "shared" beautiful green open space and
gardens to the rear). The project is not only physically inappropriate for SF Residential Guidelines,
amazingly thoughtless regarding air/light/green space and neighbor's homes, it is also glaringly
inconsistent with the Cow Hollow Association Guidelines.  The project has three immediate adjacent
neighbors and one on each side "one removed": Each of these five homes is historic in nature: a
Victorian, two Ernest Coxhead homes, the registered historic Casebolt Mansion, and an Edwardian
English Cottage with gardens. Somehow this is not being taken into consideration by the developer and
the city planning department to date.

At the Pre-App meeting (also attended by a CHA representative) we as neighbors voiced our concerns
and requested that Chris Durkin consider a second plan which would stay within the footprint of the
current home and take CHA guidelines into consideration. He suggested that was not going to happen,
the meeting ended on a sour note, we never heard more. We also never heard more from the CHA
representative there taking notes. As adjacent neighbors we decided we would need to hire an attorney
and a planning consultant to actually and truly represent neighborhood interests.

We recently asked Chris Durkin to provide plans that we and our attorney could review. We were told
we would need to go to Durkin's attorney's office (Zacks) to view the plans. What was made available
were not the actual/stamped plans, it was a waste of time and a joke. Then, we learned last week that
Mr. May and others at the RDAT meeting recently held a "15 minute review" of the developer's plans
and have deemed them to be "consistent with the RDG's." It was suggested by Mr. May that it would
be now up to us as neighbors to file for a DR.

We were shocked to learn that this inappropriate residential development plan (with documented
neighborhood concerns) was "moved" so quickly through this RDAT process. We ask you, Mr.May,
would your family consider a "15 minute review" sufficient if this building were proposed next to your
home? We also ask, where is the advocacy of the CHA, where is the collaboration between neighbors
and city planning we are supposedly all working toward, where is the support from planning for such
cooperation so that neighbors aren't forced to hire attorneys and file DR and other legal action?

Please make note:
Without apparently proper permit process,
1. Chris Durkin has built a work shed the length of the building at 2417 Green Street, which (a) is
obstructing the side walk and (b) would indicate work on an excavation project much larger than was
being described in the plans for the current one car garage. Inappropriate excavation will have dire
consequence on the upside neighbor's home.
2. There has been a tree removal at the front of the property, on the sidewalk. We are under the
impression we as a city are busy planting trees, not ripping them out, and we would like to know which
permit/office was consulted for the tree removal
3. There was a work permit issued and posted at 2417 Green on the work "shed" for (a) 9/6/17-
12/06/17, permit m831527; (b) Notice of Violation/Stop all work, signed by senior Planning Inspector
yesterday on 9/28, due to complaint #201708032; (c) newer 10/2/17- 04/02/18 notices, same work
permit #, placed last night by Durkin, after the NOV notice was posted.

mailto:sbyrdsf@yahoo.com
mailto:Christopher.May@sfgov.org
mailto:david.lindsay@sfgov.org
mailto:Ggwood2@gmail.com
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We would like to ask Planning Department Officials sooner rather than later to flag this case! We are
concerned about the nature and the pace of this case and are wondering how it is possible that it is
being moved along so quickly without adequate review and apparently conflicting facts.

We are also copying here Geoff Wood and the Board President of the Cow Hollow Association, Lori
Brooke.  Mr. Wood, as the CHA zoning representative, was unable to attend the March 30 Pre-App
meeting but sent instead Nancy Levens;  in his email of 3/29 : " I am unable to attend the meeting
tomorrow at 2417 Green but did attend the first meeting held on the 16th so am familiar with the
project. Nancy Levens will attend for the CHA and will be forwarding on to me any concerns you and
other neighbors have with the proposed project to date, and also any measures that the architect and
owners offer to mitigate those issues."  We are concerned there has been no follow-up and ask that the
CHA become advocates alongside us and all neighbors for the CHA guidelines, which we as a
neighborhood refer to in all our communication, but the developer Chris Durkin appears to have no
knowledge of as he rolls out the plans for adding a massive home to the neighborhood. How can we all
do this better?

We are hoping as long time residents of a beloved and historic San Francisco neighborhood we can all
work towards environmentally appropriate building and "greening rather than demeaning" ALL of our
city neighborhoods. San Francisco is special for a reason--because we all love it and wish to protect its
beauty and character.

Thank you,
Susan Byrd
Mark Lampert
2415 Green Street

Sent from my iPad

.



From: xiaomu@aol.com
To: May, Christopher (CPC)
Cc: richard@lozeaudrury.com
Subject: 2417 Green Street
Date: Tuesday, September 26, 2017 2:32:01 PM

Dear Christopher May,
 

I have lived with my family at 2421 Green Street for 28 years.
 

I understand that you have not identified any issues with the
major expansion proposed for 2417 Green Street (plan set dated
4/28/17) and will be issuing the 311 Notice very soon.  This
project is moving very quickly.   I am concerned with both the
pace and nature of this project.
 

Noticing and work on the foundation has already begun. 
Although the permit issued by DBI is stated as “partial
deteriorated basement wall and foundation replacement with
new landscaping site wall at backyard,” it seems that due to the
extensive nature and estimated cost of the work ($100,000) that
this work may be or the proposed expansion, not repair simply
repair and replacement work.
 

The project sponsor held two pre-application meetings in the
spring (Most neighbors were unavailable for the first meeting, so
a second meeting was held.)  Although we requested that the
project sponsor revise the design to be consistent with the Cow
Hollow Neighborhood Design Guidelines (which he claimed to
know nothing about) and meet with us again, he did not agree to
do so.  He also told us that he would consider putting up story
poles and has not done so.
 

I oppose the project as currently designed and hope that you will
reconsider letting this project proceed and instead require that it
be revised to be compatible with and at a scale that is
consistent with the density of the neighboring homes and
consistent with the Residential Design Guidelines and Cow
Hollow Neighborhood Design Guidelines.
 

mailto:xiaomu@aol.com
mailto:Christopher.May@sfgov.org
mailto:richard@lozeaudrury.com


A.   The project is inconsistent with many key San
Francisco Residential Design Guidelines and Cow
Hollow Neighborhood Design Guidelines.  Here are just
a few of the many important design principles and
guidelines that the project disregards:

 

·      DESIGN PRINCIPLE: Place the building on its site so it
responds to the topography of the site, its position on the
block, and to the placement of surrounding buildings.
(RDGs, page 11)

 

·      GUIDELINE: Articulate the building to minimize impacts on
light and privacy to adjacent properties. (RDGs, page 16)

 

·      GUIDELINE: Design the scale of the building to be
compatible with the height and depth of surrounding
buildings. (RDGs, page 23)

 

·      The key issues for the Cow Hollow neighborhood are
preservation and enhancement of the neighborhood
character as perceived from the block face as well as the
rear facades of buildings, which includes enjoyment of the
mid-block open space.  Respect Rear Yard and Adjacent
Buildings. Intrusions into the rear yard, even though
permitted by the Planning Code, may not be appropriate if
they fail to respect the mid-block open space and have
adverse impacts on adjacent buildings. (CHGs, pages 2 and
29)

 

·      Respect Spacing Pattern.  As with front setbacks, a poorly
designed side setback between buildings can strongly
impact the neighboring buildings as well as be visually
disruptive.  Proposed projects should respect the existing
pattern of spacings between buildings.

·(CHGs, page 30)
 

·      Compatibility of Volume and Mass.  The volume and mass



of a new building or an addition to an existing building must
be compatible with that of surrounding buildings. Corner
buildings need to show mass and volume more clearly than
mid-block buildings and therefore need special attention.
(CHGs, page 34)

·
 

B.   The project is significantly out of scale with the
neighborhood.  The project sponsor claims that he needs
to demolish (under Planning Code Section 317) the existing
4,455 square-foot, three-bedroom home to make room for
his family. The project would add 1,659 square feet to the
house, 662 of which would be for the garage.  (There would
also be a 458 square-foot front roof deck added on the top
floor.) The current Floor Area Ratio (FAR) on site would
increase from approximately 1.78 to 2.44. (Or, 0.70 to 2.44
based on current records shown on the City’s property
Information database.)
 

The relative FARs are important, not only as an indicator of
the negative impacts on the neighbors and the degradation
of the neighborhood character, but the Planning
Department staff has recommended using FAR as an
indicator of projects requiring additional review by the
Planning Commission. 
 

The Department is recommending changes to the Planning
Code 317 controls adopted in 2008 that were “created with
the intent to retain existing housing stock, presumed to be
more affordable and more in keeping with the
neighborhood character” because these controls “lack
clarity, increase uncertainty, and do not achieve their initial
policy goals.”  (Source:  Memo to the Planning
Commission, Update to the Tantamount to Demolition
(Section 317) Changes, Elizabeth Watty, June 1, 2017) 
 

Planning is proposing to replace the demolition thresh



holds with “controls for the RH Districts that use a Floor
Area Ratio metric as a trigger for requiring a Planning
Commission hearing, whether a project is an alteration or
demolition.” 
 

The FAR trigger in the RH-1 District is recommended to be
1.2, a measure that the proposed project far exceeds.  The
June 1, 2017 memo states that “In determining whether a
project that exceeds the base FAR should be approved by
the Planning Commission, they would have to consider the
following criteria when granting an exception to the base
1.2 FAR:
 

1.   high-quality architectural design;
2.   contextual and compatible building siting, orientation,

massing, scale, and fenestration pattern;
3.   compatibility with surrounding density;
4.   family friendly units;
5.   whether existing units have been reconfigured, and if

they have, whether the redesign results in a family-
friendly layout; and

6.   access to and quality of open space.”
 

Below is a comparison of the FARs of the proposed project and
the surrounding residences.  Clearly, the project proposes a
development intensity that is wholly inconsistent with the scale
of the neighborhood.  (Current FARS are based on information
available through City records.)
 

·      Proposed Project    2.45
·      2458/2460 Green     1.20
·      2440/2442 Green     1.05
·      2421 Green              0.79
·      2415 Green              1.07

 

Moreover, there is nothing remarkable about the project that
would justify such an extravagant exceedance of the threshold



FAR.  This is a speculative single-family home that would far
exceed the average development intensity and home size in the
neighborhood, all at the expense of the neighbors.
 

C.   The project does not respect and is not compatible with
the adjacent homes.  The proposed insensitive siting,
orientation, massing, and scale and will significantly affect
us and even more, 2421 Green the neighbor adjacent and
to the west of 2417 Green. The historic Ernest Coxhead
home at 2421 Green, will be particularly harmed by this
project as proposed due to the unique east-west
orientation.  The project would block the majority of the
windows that provide light and air and substantially
compromise the livability and ventilation of 2421 Green.     

 
 

Thank you for your time and consideration of my comments. 
 

Sincerely,
 

Philip Kaufman
2421 Green Street
San Francisco, CA  94123



From: Louise Bea
To: May, Christopher (CPC)
Subject: 2714 Green Street. Permit Application No. 2017.04.28.5244
Date: Friday, November 10, 2017 12:19:00 PM

Dear Mr. May,

I am writing on behalf of myself and my husband, Carlos Bea.  We are at 2727
Pierce Street, and share a back yard property line with 2714 Green Street.  

We will probably be filing a DR, but I wanted to discuss it with you.  I will call you
when you return next week.

In the meantime, I have a few questions:

Can you please give me a referral for a mediation group?
What is the cost of the filing of a DR?
I will be out of town starting Wednesday November 15.  The DR application states
that the DR must be submitted in person.  Am I not allowed to mail it in?

Thank you very much.
Louise Bea

mailto:louisebea@gmail.com
mailto:Christopher.May@sfgov.org


From: imhof3
To: May, Christopher (CPC)
Cc: "Ellen McLean"
Subject: Comment on 2417 Green Street Permit Application 2017.04.28.5244
Date: Monday, October 30, 2017 10:24:31 AM
Attachments: Comment letter on 2417 Green St proposed renovation Oct 29th.pdf

A pair of Coxheads ed.pdf

Mr. May:
Please find attached my comments as an on the block neighbor to the proposed expansion of 2417
Green St. I also include a recent article from the ‘New Fillmore’ newspaper on several historic homes
adjacent to the proposed development.
Thank you for your consideration.
Anthony Imhof
2409 Green St
San Francisco 94123
415 317 4657

mailto:imhof3@sbcglobal.net
mailto:Christopher.May@sfgov.org
mailto:ellenmc@sbcglobal.net



Christopher May  
San Francisco Planning Dept. 
1650 Mission St  
Suite 400 
San Francisco CA 
94103 
                                                                                             Permit Application #2017.04.28.5244 
                                                                                                             October 28, 2017 
Dear Mr. May, 
 
I am writing to comment on the proposed additions to 2417 Green St (permit application 
#2017.04.28.5244.) As a down the hill neighbor at 2409 Green St, former Board member of the Cow 
Hollow Association and CHA ‘Block Captain’ for the 2400 block it is my opinion that the proposed 
massive expansion of the above residence is completely out of character with our neighborhood. Having 
known the previous residents and been in the house many times, the proposed more than doubling of 
the square footage is both unnecessary and excessive.  
 
When viewed from the Street the fourth (actually fifth) floor addition is far too high for our 35 ft. zoning 
and makes the height of the house equal or higher than that of the up-the-hill residence at 2421 Green. 
The Cow hollow guidelines call for keeping a median height between three like adjacent residences.  
This proposal is clearly out of step with those guidelines as well as higher than code height. I strongly 
recommend rejection of this fourth (fifth) floor addition which produces a streetscape mass which is 
out of keeping with our neighborhood.  
 
I am also aware that the proposed rear yard extension will impact the lot line windows of the adjacent 
‘Coxhead designed house’ at 2421 Green St.  This is a historic residence and those windows have been 
there over a hundred and twenty years and most likely preceded the building of the subject 2417 Green 
St. house. I hope that additional consideration could be given to avoiding occluding those windows 
which are prominent in the Coxhead design. (See attached article on 2421 and 2423 Green St.) 
 
The rear yard extension also eliminates a significant amount of green space in the center of our block. It 
is my hope that the scope of the rear expansion can be scaled back to preserve some of the lovely 
garden and open space enjoyed by many of the surrounding properties.   
 
This is the second of two such recent developer applications on our block which attempt to maximize 
the square footage for economic gain, at the expense of neighborhood character. I hope that both can 
be reined in. 
 
Thank you for the opportunity to comment.  
  
Anthony Imhof 
2409 Green St 
415 317 4657 
imhof3@sbcglobal.net 












From: Julie Dowling
To: May, Christopher (CPC)
Cc: Steven Platzman (platzman@addisonfinearts.com)
Subject: Permit Application #2017.04.28.5244
Date: Monday, November 06, 2017 3:33:20 PM

Christopher May
San Francisco Planning Dept.
1650 Mission St
Suite 400
San Francisco CA
94103
                                                                                             
Permit Application #2017.04.28.5244
                                                                                                           
November 6, 2017
 
Dear Mr. May,
 
I am writing to comment on the proposed additions to 2417 Green St (permit application
#2017.04.28.5244.) As a neighbor directly across the street at 2450 Green St, it is my opinion that
the proposed massive expansion of the existing residence is completely out of character with our
neighborhood.
 
When viewed from the Street, the top level is higher than the 35 ft. zoning allows. The Cow hollow
guidelines call for keeping a median height between three like adjacent residences.  This proposal
does not follow those guidelines. I strongly recommend rejection of this fourth (fifth) floor addition
which produces a streetscape mass which is not in scale with our neighborhood.
 
I am also aware that the proposed rear yard extension will impact the lot line windows of the
adjacent ‘Coxhead designed house’ at 2421 Green St.  This is a historic residence with significant
architectural features that are 120 years old. The Coxhead design should ideally be preserved and
unchanged.
 
As an architect, I chose to live in this neighborhood for it’s residential scale and character and I am
concerned that the recent proposed projects are going to undermine this very special street. I too
remodeled my home in 2012, and I understand a property owner has the right to do so, but I was
able to arrive at a workable solution that did not involve the expansion of the envelope which would
have negative effects on my neighbors. As a result, I had full support from my neighbors.
 
Thank you for your time and consideration.
 
Julie Dowling and Steven Platzman
2450 Green St
415 519 1357
 
 
Julie Dowling, AIA
 
DOWLING STUDIOS
2448 Green Street
San Francisco, CA 94123
 
T 415.674.1787
F 415.674.1173
WWW.DOWLING-STUDIOS.COM
 

mailto:julie@dowling-studios.com
mailto:Christopher.May@sfgov.org
mailto:platzman@addisonfinearts.com
http://www.dowling-studios.com/


'fihomas A. Goossens
X425 Green Street

San Francisco, CA 94123

Mr. Christopher May
San Francisco Planning apt.
1650 Mission St.
Suite 40U
San Francisco, CA 94103

December 4, 2017

RE: Permit Application # 2Q17.04.28.5Z44

As residents of 2425 Green Street, ave stand with our neighbors in staunch opposition to the building

project currently under review for 2417 Green Street.

The architect's rendering pertaining to this permit lays out plans for asingle-fatuity mega-house wholly

out-of-scale with its surroundings. Given the small building lot, this 6,OOD sq. ft. undertaking becomes

possible only by encroaching on prized open space within the block and by adding a 5th floor that will

create a visual disruption to the height symmetry of our street. For the neighbors, particularly the

adjoining neighbors, the prospect of a McMansion getting shoehorned into a modest lot is like having a

Jate-arrivir►g sumo wrestler take the middle seat next to them on an airplane.

The proposed new construct9on accomplishes nothing for any interested parry except the developer,
who stands to maximize his investment return by building and then selling the largest house possible
under permit. Neighbors gain rrothing. We stand to lose green, open space, light, views and a street
symmetry all of which have made our neighborhood unique and ~ source of pride. For us, tfie project
gravely compromises the character of our neighborhood and our quality of life. Finally, the city in this
building project merely swaps one single-family taxpayer for another.

In our view the greater good in this situation is served by denying the permit application and finding in
favor o#the neighbors. Thank you.

Sincererly,

Thoma A. Goossens and Barbara L. Rambo



 

 
 
 
 
 
 

 

 

June 27, 2018 

 

 

President Rich Hillis 

San Francisco Planning Commission  

1650 Mission Street, Suite 400 

San Francisco, CA 94103 

 

  

 Re: 2417 Green Street   

  Brief in Support of the Project  

  Planning Department Case No. 2017-002545DRP 

  Hearing Date:  July 12, 2018 

  Our File No.: 7696.05 

 

Dear President Hillis and Commissioners: 

 

 Our office is working with Chris Durkin (“Project Sponsor”), owner of the property 

located at 2417 Green Street (“Property”). The Property is occupied by an outdated home, much 

in need of a renovation and floorplan upgrade, like many of the homes on this block.  The Project 

Sponsor proposes a clean, understated update of the home’s architectural design, a reprogramming 

of the floorplan layout, a rear addition, an overall height reduction of 2 feet, and an approximately 

1,000 square-foot increase in floor area, all of which will be allocated to a new accessory dwelling 

unit (“ADU”) in a neighborhood that sorely needs such alternative housing options (the habitable 

floor area of the main residence will be decreased from 4,118 square feet to 4,092 square feet) (the 

“Project”). Renderings and architectural plans are attached as Exhibit A.  

 

The two adjacent neighbors (2421 Green Street and 2415 Green Street) and the owner of 

the 2727 Pierce Street (the Casebolt House, City Landmark No. 51, adjacent to the Property to the 

rear), have filed applications for discretionary review (“DR”) of the Project.  We respectfully 

submit that the DR requests should be denied and the Project approved as proposed for the 

following reasons: 

 The California Environmental Quality Act (“CEQA”) claims of the DR requester 

2421 Green Street, citing potential impacts to the historic character of his home 

(an acknowledged historic resource known as the Coxhead House), his home’s 

foundation and structural integrity, and potential site contamination, have been 

fully analyzed and found lacking any merit by the Planning Department’s revised 

Categorical Exemption (“CatEx”; Exhibit B).  Staff issued the revised CatEx 

following the DR requester’s appeal of the original Categorical Exemption to the 

Board of Supervisors.  The appeal was largely a political performance that had no 

legal or public policy merit, as confirmed by the subsequent issuance of the revised 

CatEx.  In particular, the CatEx establishes that the Project has no impacts on the 
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historic character of the Coxhead House or the Casebolt House in any way.  The 

CatEx concluded that the proposed rear addition, while visible from the property 

line windows of the Coxhead House, which are unprotected by Code, is set back 

far enough that it would have no impact on those windows.  (See also massing 

diagrams, Exhibit A, Sheet A0.42b.)  The DR requester misleading claims that 23 

“windows” are “blocked,” but they are referring to window panes.  The reality is 

that only 2½ windows are in some way affected, one of which is a storage space.  

(Exhibit A, Sheet A3.4.)     

 The DR requester at 2415 Green Street uses inaccurate, if not deceptive, numbers 

concerning existing FAR’s in the neighborhood to argue that the Project is too big.  

The DR requestor uses the City Assessor’s numbers for existing building floor 

areas, which numbers are commonly known to be lower than the actual floor areas, 

for all of the neighborhood properties except the Project, making the Project appear 

to have a much larger FAR than the other properties in the neighborhood.  This is 

simply not true.  This neighborhood is characterized by very large three- and four-

story homes and the Property’s FAR is similar to, if not smaller than, the other 

properties in the neighborhood, as confirmed by the Residential Design Advisory 

Team (“RDAT”).  (Exhibit C.)   

 The DR requesters describe the rear extension as 17 feet deep, but this too is 

misleading.  The rear extension is 17 feet only at the lowest level, which is largely 

below grade and has no impacts on adjacent properties.  At the second and third 

levels the rear extension is less than 12 feet, which is the average between the two 

adjacent properties as called for by the Residential Design Guidelines, and is still 

5 feet from the required rear setback line.  The rear extension also is set back on 

the sides 3’-9” from 2421 Green Street and 3’-5” from 2415 Green Street to reduce 

impacts, and the roof has been pitched to reduce massing.  The Project Sponsor 

will remove the side window that the 2415 Green DR requester states looks into 

their bedroom.  A shadow study shows that shadow impacts will be very limited 

and only late in the afternoon, due to the significant shading already caused by the 

very large home at 2421 Green.  (Exhibit D.)       

 The Project’s impact on the mid-block open space is minimal, if that.  The 

Property’s depth is unusually shallow (100 feet) and the mid-block open space is 

naturally preserved due to the large open lot (15,000 sq. ft.) housing the Casebolt 

House, located behind the Property.  The Project’s proposed new rear wall is less 

deep than most homes on the block, and the second and third floor are 5 feet short 

of the required rear yard line.  If the Property extended to the mid-block line, as do 

most properties, the Project’s rear yard would be more than 45 percent.  (Exhibit 

E.)     

 The Project Sponsor has made exhaustive attempts to negotiate with the adjacent 

neighbors, and held two neighborhood pre-application meetings.  The 2421 Green 

DR requester will not negotiate and repeatedly stated that he would accept no 

expansion in any way of the existing building envelope.  Story poles were installed 
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at the neighbors’ request.  The Project Sponsor has made numerous revisions to 

address the neighbors’ concerns, including the side setbacks and sloped roof of the 

rear extension described above, and the following: 

o Garage expansion pulled away from foundation of 2421 Green by up to 7 

feet; 

o Reduced size of windows on front and rear facades to ensure 

compatibility with neighboring homes; 

o Changed trim of windows from aluminum to dark wood; 

o Incorporated wood shingle siding for neighborhood compatibility; 

o Agreed to work with neighbor at 2415 Green and provide plantings of 

their choice at east side of rear addition to minimize impact of addition 

wall; and 

o Offered to pay for brand new foundation for owner of 2421 Green along 

shared property line.       

 For all of these reasons, Planning staff and the RDAT found the Project consistent 

with the Residential Design Guidelines and the Cow Hollow Neighborhood Design 

Guidelines, and recommend approval of the Project as proposed  The RDAT 

concluded that: 

“The project appropriately respects the topography and the architectural context, 

preserving the stepping down the hill along Green Street. The proposed rear 

addition averages between the rear walls of the adjacent buildings and massing is 

reduced on upper levels, maintaining privacy as well as access to light, air and 

midblock open space. Volume and massing of the addition is consistent with Cow 

Hollow Neighborhood Design Guidelines.”    

As such, we submit that no exceptional or extraordinary circumstances have been 

established that would justify the exercise of discretionary review and modification of the Project. 

A. PROJECT DESCRIPTION 

 

The proposed Project adds approximately 1,000 square feet of floor area to an existing 

4,118 square-foot home, in a neighborhood of very large homes.  All of this additional floor area 

will be allocated to a new ground floor ADU.  The floor area of the existing unit is decreased by 

approximately 25 square feet.  A fourth floor is added, but the overall height of the building is 

lowered by 2 feet. 

 

A rear addition is proposed, with the lower level largely below grade, and a second and 

third floor above, set back 5 feet from the rear.  The second and third floor extend only 6’-8” 

beyond the 2415 Green rear wall, and are 21’ short of the 2421 Green rear wall.  The addition is 

4’-6” lower than the height of 2415 Green, and 12’-6” lower than the height of 2421 Green.  (See 

massing diagrams, Exhibit A, Sheet A0.42b.)      
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The Coxhead House next door at 2421 Green Street is a massive home that towers over the 

Property and is over 85 feet deep, extending 25 feet beyond the existing home at the Property.   

 

B. THE STANDARD FOR DISCRETIONARY REVIEW HAS NOT BEEN MET 

 

Discretionary review is a “special power of the Commission, outside of the normal building 

permit approval process. It is supposed to be used only when there are exceptional and 

extraordinary circumstances associated with the proposed project.”1 The discretionary review 

authority is based on Sec. 26(a) of the Business & Tax Regulations Code, and moreover, pursuant 

to the City Attorney’s advice, it is a “sensitive discretion … which must be exercised with the 

utmost restraint.” Exceptional or extraordinary circumstances have been defined as complex 

topography, irregular lot configuration, unusual context, or other circumstances not addressed in 

the design standards. 

 

The DR power provides the Planning Commission with the authority to modify a project 

that is otherwise Code compliant, and while the Commission has a lot of latitude in hearing DR 

cases, the DR power can be exercised only in situations that contain exceptional or extraordinary 

circumstances. No such circumstances exist here.   

 

As described in detail below, the DR requestor has failed to establish any exceptional or 

extraordinary circumstances that are necessary for the Planning Commission to exercise its DR 

power, and thus the request for DR should be denied. 

 

1.  The Project’s Categorical Exemption Fully Complies with CEQA and Concluded 
the Project Will Have No Significant Impacts on the Coxhead House or the 
Casebolt House   

 
This Project originally was scheduled for a discretionary review hearing last fall.  Prior to 

the hearing, the Project Sponsor pulled an excavation permit for the Project.  The 2421 Green DR 

requester appealed the Project’s Categorical Exemption issued in connection with the excavation 

permit and the Project as whole. 

 

On January 9, 2018, the Board of Supervisors heard the Categorical Exemption appeal.  

Notwithstanding staff’s position that the Categorical Exemption was properly issued and the 

Project caused no significant impacts, the Board directed staff to further study potential impacts to 

the historic character of the Coxhead House, as well as potential geology, soils, drainage, or 

hazardous materials impacts.  On June 22, 2018, staff issued the new CatEx, which confirmed that 

the Project will not cause any significant impacts to the Coxhead House (or the Casebolt House), 

nor any geology, soils, drainage, or hazardous materials impacts.      

 

With respect to the Coxhead House, the CatEx shows that the Project will have no direct 

or indirect impacts on the Coxhead House.  Potential impacts to historic resources are addressed 

in Section 15064.5(b) of the CEQA Guidelines, which states, “A project with an effect that may 

                                                 
1 Planning Department publication for the Application Packet for Discretionary Review; emphasis added. 
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cause a substantial adverse change in the significance of an historical resource is a project that may 

have a significance effect on the environment.” A “substantial adverse change” is defined in the 

CEQA Guidelines as the “physical demolition, destruction, relocation, or alteration of the resource 

or its immediate surroundings such that the significance of an historical resource would be 

materially impaired.” (CEQA Guidelines, Section 15064.5(b)(1).) CEQA also defines “materially 

impaired” as work that “materially alters, in an adverse manner, those physical characteristics that 

convey the historical resource’s historical significance and justify its inclusion in or eligibility for 

inclusion in the California Register of Historical Resources or in a local register of historical 

resources.” (CEQA Guidelines, Section 15064.5(b)(2).) 

 

As stated in the CatEx, “The existing footprint of 2417 Green Street is not a precondition 

for 2421 Green Street or 2727 Pierce Street to convey their historic architectural design, for which 

they have been found to be significant under Article 10 of the Planning Code and the National 

Register, respectively. The setting of the two historic resources has changed over time to 

accommodate an ever-changing urban environment. Although the 2417 Green Street project 

includes a rear expansion that would be visible from 2421 Green Street and from 2727 Pierce 

Street, this change would not physically impact either resource such that they would no longer be 

able to convey their architectural significance.”  (CatEx at p. 6.) 

 

The CatEx further provides, “the proposed rear addition incorporates side setbacks between 

the addition and the immediately adjacent historic resource at 2421 Green Street and would sit 

below the overall height of the historic resource at 2421 Green Street.  The size and location of the 

addition would not require the removal or infill of property line windows at 2421 Green Street.”  

(CatEx at p. 5.) 

 

The CatEx also explains that “[t]he scale and method of foundation work is not anticipated 

to result in the removal of or damage to materials or physical features associated with the adjacent 

historic resource at 2421 Green Street or to result in significant vibration that has the potential to 

cause a significant impact. … The project’s geotechnical report notes that one of the primary 

geotechnical considerations is the protection of adjacent improvements and foundations 

throughout construction. The method of laying the new foundation would be carried out per the 

specific recommendations laid out in the geotechnical report and requirements set forth in the San 

Francisco and California Building Codes to ensure protection of the foundation of the adjacent 

historic resource at 2421 Green Street.”  (CatEx at p. 5.) 

 

Contrary to the DR requesters’ concerns about the Property’s slope, soils, and potential 

hazardous materials, the CatEx concluded that the Project will have no significant impacts on 

geology, soils, drainage, or hazardous materials.  (CatEx at pp. 7-11.)     

 

2.  The Project Will Have No Impact on the Mid-Block Open Space  
 
 As shown on Exhibit E, the Project has a nearly imperceptible impact on the mid-block 

open space.  Much of the mid-block area is open due to the large open lot housing the Casebolt 

House at 2727 Pierce Street.  The DR requester’s home at 2421 Green extends 21 feet further back 

than the Project, far overshadowing any mid-block impacts of the Project.  The proposed rear 
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addition is respectful of the block’s rear yard pattern – at least 9 other homes extend further into 

the mid-block than the Project.   

 

  The Property’s depth is unusually shallow (100 feet) due to the large open lot housing the 

Casebolt House, located behind the Property.  The Project’s proposed new rear wall is less deep 

than most homes on the block, and the second and third floor are 5 feet short of the required rear 

yard line.  If the Property extended to the mid-block line, like most properties, the Project’s rear 

yard would be more than 45 percent.  This is more than ample protection of the mid-block open 

space.   

 

3.  Light and Air Impacts on the Adjacent Properties Are Minimal 
 

 The Project’s scale, massing, depth, and setbacks have been thoughtfully shaped relative 

to the immediately adjacent context, and mitigating impacts to natural light and air.  By 

emphasizing the amount of floor area below grade, providing generous side setbacks, and sloping 

the roof of the rear addition, the Project Sponsor has minimized impacts on the adjacent neighbors.  

(See massing diagrams, Exhibit A, Sheet A0.42b.)  Shadow impacts are minimal due to the 

significant shadow already created by 2421 Green Street.  (See shadow study attached as Exhibit 

D.) 

    

The proposed basement and first floor are largely below grade.  The first floor mass is only 

2’-6” above grade at the side property line adjacent to the 2421 Green, and only 8’-2” above grade 

and at the side property line adjacent to the 2415 Green - similar in height to a typical property 

line fence.    

 

The proposed second and third floors have side setbacks on both sides measuring 3’-5” and 

3’-9”, and are set back 5’-0” from the first floor below.  The second and third floors extend only  

6’-8” beyond the 2415 Green rear wall, and are set back significantly, 21’-0”, from the 2421 Green 

wall.  The proposed fourth floor also includes side setbacks on both sides and does not extend 

beyond the depth of the building at 2415 Green. 

 

The height of the proposed second and third floors is 4’-6” lower than the height of the 

building at 2415 Green and 12’-6” lower than the height of the building at 2421 Green.  Based on 

the solar path and orientation of the subject property, the only potential impacts would be to 2415 

Green in the afternoon when the sun is in a western position; however, because the existing 

building at 2421 Green Street is so much taller than the proposed addition, no new solar impacts 

would occur until the sun position is at a very low angle and very late in the afternoon.   

 

C.   CONCLUSION 
 

We submit that no exceptional or extraordinary circumstances have been identified in this 

case that would justify the Planning Commission’s exercise of discretionary review. In an urban 

environment, any new development will have certain impacts on neighbors; this Project has been 

carefully designed to minimize such impacts.  The overall height of the building is reduced by 2 

feet.  The rear addition is modest in floor area, much of which is below grade, with side setbacks 
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and a sloped roof at the upper levels to minimize impacts.  This is an unusually shallow lot; thus, 

the mid-block open space is unaffected by the rear addition.  The Project Sponsor has reduced the 

amount of glazing on the front and rear facades, changed the trim of the windows to wood, and 

added shingle siding, all to increase the design compatibility of the Project with the neighborhood.  

For these reasons, we respectfully request the Planning Commission deny the DR request and 

approve the Project as proposed.  

 

Thank you for your consideration. 

  

Very truly yours, 

 

REUBEN, JUNIUS & ROSE, LLP 

       

Thomas Tunny 

 

Enclosures 

 

cc: Vice President Myrna Melgar  

 Commissioner Rodney Fong 

 Commissioner Milicent Johnson 

 Commissioner Joel Koppel 

 Commissioner Kathrin Moore 

 Commissioner Dennis Richards 

 Jonas Ionin, Commission Secretary 

 Christopher May, Project Planner 

Chris Durkin 

Eric Dumican 
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D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

2417 GREEN STREET
SAN FRANCISCO, CA 94123

PROJECT DESCRIPTION:

DRAWING LIST:

THE PROPOSED PROJECT GENERALLY CONSISTS OF THE REMODEL, ALTERATIONS AND

HORIZONTAL ADDITION TO AN EXISTING 4 STORY OVER BASEMENT SINGLE-FAMILY

RESIDENCE AND INCLUDES THE FOLLOWING: 1) EXPANSION OF EXISTING GARAGE IN

BASEMENT LEVEL, 2) 1ST, 2ND, 3RD, AND 4TH STORY HORIZONTAL REAR YARD

ADDITION, 3) ALTERATIONS TO EXISTING FRONT FACADE, 4) EXCAVATION AND FULL

FOUNDATION REPLACEMENT, 5) LOWERING EXISTING BUILDING APPROXIMATELY, 6)

INTERIOR REMODEL THROUGHOUT, 7) NEW ACCESSORY DWELLING UNIT (ADU) AT THE

FIRST FLOOR.

A0.0 COVER SHEET

GS-1 GREEN BUILDING SITE PERMIT SUBMITTAL

A0.1 LEGENDS, ABBREVIATIONS AND GENERAL NOTES

A0.2 SITE AERIAL VIEW/ CONTEXT ANALYSIS

A0.31 EXISTING CONTEXT PHOTOGRAPHS

A0.32 EXISTING STREETSCAPES

A0.33a PREVIOUSLY PROPOSED STREETSCAPES

A0.33b REVISED STREETSCAPES

A0.34a EXISTING & PREVIOUSLY PROPOSED STREETSCAPES

A0.34b EXISTING & REVISED STREETSCAPES

A0.41a EXISTING / PREVIOUSLY PROPOSED MASSING STUDIES

A0.41b EXISTING / REVISED MASSING STUDIES

A0.42a EXISTING / PREVIOUSLY PROPOSED MASSING STUDIES

A0.42b EXISTING / REVISED MASSING STUDIES

A0.5 (NOT USED)

A0.6 WATER FLOW INFORMATION & PRE-APPLICATION PROJECT

REVIEW CONCLUSIONS

A0.7 MAHER ORDINANCE. WAIVER

A0.8 EXISTING AND PROPOSED SITE PLAN

A0.9 EXITING DIAGRAM/ CALCULATIONS

D1.0 EXISTING/DEMOLITION BASEMENT PLAN

D1.1 EXISTING/DEMOLITION FIRST FLOOR PLAN

D1.2 EXISTING/DEMOLITION SECOND FLOOR PLAN

D1.3 EXISTING/DEMOLITION THIRD FLOOR PLAN

D1.4 EXISTING/DEMOLITION FOURTH FLOOR PLAN

D1.5 EXISTING/DEMOLITION ROOF PLAN

A1.0 PROPOSED BASEMENT PLAN

A1.1 PROPOSED FIRST FLOOR PLAN

A1.2 PROPOSED SECOND FLOOR PLAN

A1.3 PROPOSED THIRD FLOOR PLAN

A1.4 PROPOSED FOURTH FLOOR PLAN

A1.5 PROPOSED ROOF PLAN

D2.1 EXISTING/DEMOLITION ELEVATION

D2.2 EXISTING/DEMOLITION ELEVATION

D2.3 EXISTING/DEMOLITION ELEVATION

D2.4 EXISTING/DEMOLITION ELEVATION

A2.1 PROPOSED ELEVATION

A2.2 PROPOSED ELEVATION

A2.3 PROPOSED ELEVATION

A2.4 PROPOSED ELEVATION

D3.1 EXISTING SECTION

D3.2 EXISTING SECTION

A3.1 PROPOSED SECTION

A3.2 PROPOSED SECTION

A3.3 PROPOSED SECTION

A3.4 PROPOSED SECTION

A3.5 PROPOSED SECTION

APPLICABLE CODES:

*2016 CALIFORNIA BUILDING CODE (BASED ON THE 2015 INTERNATIONAL BUILDING CODE)
*2016 CALIFORNIA MECHANICAL CODE (BASED ON THE 2015 UNIFORM MECHANICAL CODE)
*2016 CALIFORNIA PLUMBING CODE (BASED ON THE 2015 UNIFORM PLUMBING CODE)
*2016 CALIFORNIA ELECTRICAL CODE (BASED ON THE 2014 NATIONAL ELECTRIC CODE)

*2016 CALIFORNIA RESIDENTIAL CODE (BASED ON THE 2015 INTERNATIONAL RESIDENTIAL CODE)
*2016 CALIFORNIA FIRE CODE (BASED ON THE 2015 INTERNATIONAL FIRE CODE)
*2016 CALIFORNIA ENERGY CODE
*2016 CALIFORNIA GREEN BUILDING STANDARDS CODE - (CALGREEN)

*AND AS AMENDED BY THE CITY AND COUNTY OF SAN FRANCISCO

1
LOCATION MAP

2
EXISTING FRONT FACADE

PROJECT DATA:

PROJECT ADDRESS: 2417 GREEN STREET, SAN FRANCISCO, CA 94123

YEAR BUILT: 1908

BLOCK: 0560
LOT: 028
ZONING: RH-1 (RESIDENTIAL-HOUSE, ONE FAMILY)
HEIGHT LIMIT: 40-X

PROPOSED:
CONSTRUCTION TYPE: TYPE "V-B" (NO CHANGE)
OCCUPANCY: R-3/U (NO CHANGE)
NUMBER OF DWELLING UNITS: 2
NUMBER OF FLOORS: 4, OVER BASEMENT (NO CHANGE)
SPRINKLERED: YES (NFPA 13)

EXISTING:
CONSTRUCTION TYPE: TYPE "V-B"
OCCUPANCY: R-3/U
NUMBER OF DWELLING UNITS: 1
NUMBER OF FLOORS: 4, OVER BASEMENT
SPRINKLERED: NO

AREA CALCULATIONS:

PROJECT TEAM:

OWNER:

DUMICAN MOSEY ARCHITECTS
128 10th STREET, 3RD FLOOR
SAN FRANCISCO, CA 94107
T: 415.495.9322
F: 415.651.9290
E: edumican@dumicanmosey.com
C: ERIC DUMICAN

2417 GREEN STREET, LLC
474 EUCLID AVENUE
SAN FRANCISCO, CA 94118
T: 415.407.0486
E: cfdurkin@gmail.com
C: CHRIS DURKIN

ARCHITECT:

EXISTING

BASEMENT:
- GARAGE: (+/-)    337 GSF

FLOOR 1:
- HABITABLE AREA:                          (+/-)    1,097 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,232 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,015 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    774 GSF.

TOTALS:
- HABITABLE AREA:                                     (+/-) 4,118 GSF.
- GARAGE: (+/-) 337 GSF.

PROPOSED

BASEMENT:
- GARAGE: (+/-)   918 GSF.
- HABITABLE AREA: (+/-)   197 GSF.

FLOOR 1:
- MAIN UNIT HABITABLE AREA:                      (+/-)    363 GSF.
- ADU HABITABLE AREA: (+/-)    1,023 GSF.
- FRONT PORCH / ROOF DECK AREA: (+/-)    144 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,322 GSF.
- ROOF DECK AREA: (+/-)    179 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,429 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    862 GSF.
- ROOF DECK AREA: (+/-)    135 GSF.

TOTALS:
- MAIN UNIT HABITABLE AREA:                      (+/-) 4,092 GSF.
- ADU HABITABLE AREA: (+/-) 1,023 GSF.
- GARAGE : (+/-) 999 GSF.
- ROOF DECK AREA: (+/-)    458 GSF.

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.C

• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 1): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 1): (+/-) 227 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 2): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 2): (+/-) 1064.3 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 3): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 3): (+/-) 875.6 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 4): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 4): (+/-) 639.1 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (ROOF): (+/-)407.2 SQFT. (30.6%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (ROOF): (+/-) 925.5 SQFT.  (69.4%)

• SUM OF HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED:      (+/-) 3731.5 SQFT. (90%) > 50% MAX.

• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (NORTH ELEVATION): (+/-) 589 SQFT. (61.4%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (NORTH ELEVATION): (+/-) 370 SQFT. (38.6%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (WEST ELEVATION): (+/-) 1435.9 SQFT. (78.7%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (WEST ELEVATION): (+/-) 389.1 SQFT. (21.3%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (SOUTH ELEVATION): (+/-) 35.8 SQFT. (5%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (SOUTH ELEVATION): (+/-) 678.1 SQFT. (95%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (EAST ELEVATION): (+/-) 1764 SQFT. (90.4%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (EAST ELEVATION): (+/-) 187 SQFT. (9.6%)

• SUM OF VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED:  (+/-) 1624.2 SQFT. (30%) < 50% MAX.

PLANNING CODE SECTION 317 DEMOLITION CALCULATIONS:

• FRONT FACADE - EXISTING TO REMAIN: (+/-) 23.8 LIN. FT.  (97.5%)
• FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 0.6 LIN.FT. (2.5%)
• REAR FACADE - EXISTING TO REMAIN: (+/-) 0 LIN.FT. (0%)
• REAR FACADE - EXISTING TO BE REMOVED: (+/-) 24.4 LIN.FT. (100%)

• SUM OF REAR & FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 25 LIN.FT (51%) > 50% MAX.

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMAIN: (+/-) 125 LIN. FT. (79%)
• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMOVED: (+/-) 33.3 LIN. FT. (21%)

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO BE REMOVED: (+/-) 33.3 LIN. FT. (21%) < 65% MAX.

HOLMES STRUCTURES
235 MONTGOMERY STREET, SUITE 1250
SAN FRANCISCO, CA 94104
T: 415.716.8701
E: dkwan@holmesculley.com
C: DENNY KWAN

STRUCTURAL ENGINEER:

GEOTECHNICAL CONSULTANT:

TIM KELLEY CONSULTING
2912 DIAMOND STREET, #330
SAN FRANCISCO, CA 94131
T.:415.337.5824
E: contact@timkelleyconsulting.com
C: TIM KELLEY

DIVIS CONSULTING, INC
378 PARK STREET
SAN FRANCISCO, CA 94110
T: 415.420-3498
C: CHRISTIAN DIVIS

HISTORIC PRESERVATION CONSULTANT:

EXISTING CONDITIONS DRAFTING, LLC
610 22ND ST # 303
SAN FRANCSICO, CA 94107
T: 415.621.2404
E: doug@ecdplans.com
C: DOUG STEELE

EXISTING CONDITIONS DRAFTER:
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A0.1

LEGENDS,
ABBREVIATIONS

AND GENERAL NOTES

(E) CONSTRUCTION TO BE REMOVED

(E) AREA OF DEMOLITION

(E) AREA OF EXCAVATION

(E) CONSTRUCTION TO REMAIN/ PROTECT

(N) WALL

1-HOUR FIRE RATED WALL

2-HOUR FIRE-RATED WALL

PLAN LEGEND
ABBREVIATIONS

GENERAL CONSTRUCTION NOTES

P- FINISH REFERENCE

PLUMBING FIXTURE / APPLIANCE / BATH
ACCESSORY / EQUIPMENT REFERENCE

X

X

REVISION

A

B

C

D

X'-X"/000.00
ELEV. DESCRIPTION

#
ROOM NAME

X'-X"
(E)

ROOM NAME

ROOM NUMBER
GENERAL CEILING HEIGHT
EXISTING

WINDOW REFERENCE

DOOR REFERENCE

DEMOLITION SHEET NOTE/BATH ACCESSORY
REFERENCE

SHEET NOTE

PARTITION TYPE

X

X

EXTERIOR ELEVATION

ELEVATION IDENTIFICATION

SHEET DESIGNATION

INTERIOR ELEVATION

DRAWING IDENTIFICATION

SHEET DESIGNATION

ELEVATION IDENTIFICATION

ELEVATION

SECTION

SECTION IDENTIFICATION

SHEET DESIGNATION

DETAIL

DETAIL IDENTIFICATION

SHEET DESIGNATION

REFERENCE SYMBOLS

GRIDLINE

TESTING

THE CONTRACTOR SHALL PERFORM THE FOLLOWING TESTING:

TEST #1:  PERFORM A 24 HOUR WATERDAM TEST AT ALL NEW ROOFS AND ROOF DECK(S).
PREVIOUS TO INSTALLATION OF DECKING; DAM GUTTER/DRAINAGE TO CREATE A
MINIMUM 1 INCH DEEP WATERDAM COVERING ENTIRE AREA OF ROOF DECK MEMBRANE,
INSPECT FOR LEAKS OR AIR BUBBLES, REPAIR AS REQUIRED TO INSURE WATER-TIGHT
INSTALLATION.  PROVIDE ARCHITECT WRITTEN CONFIRMATION OF COMPLETED TEST.

REFER T-24 REPORT ON A0.53 FOR REQUIRED HERS VERIFICATIONS

GENERAL DEMOLITION NOTES

REF. DEMOLITION PLANS, SHEETS  D1.1, D1.2, D1.3, D1.4 & D1.5 FOR ADDITIONAL INFORMATION

WHERE UNFINISHED SURFACES ARE EXPOSED BY REMOVAL OF EXISTING CONSTRUCTION, PATCH, REPAIR,
AND FINISH AS REQUIRED TO MATCH EXISTING ADJACENT FINISHED SURFACE SO AS TO APPEAR
SEAMLESS AND UNIFORM, U.O.N.

WHERE (E) ELECTRICAL WIRING AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
SERVICE.  REFER TO DESIGN-BUILD ELECTRICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
ELECTRICAL WORK.

WHERE (E) MECHANICAL DUCTS AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
FURNACE.  REFER TO DESIGN-BUILD MECANICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
MECHANICAL WORK.

RELOCATE (E) PLUMBING LINES AS REQUIRED TO ACHIEVE PROPOSED NEW DESIGN, ALL PLUMBING LINES
ARE TO BE CONCEALED WITHIN WALLS; TYP. -  REFER TO DESIGN-BUILD PLUMBING DOCUMENTS FOR
EXACT SCOPE AND NATURE PLUMBING WORK.

REMOVE (E) FLOOR FINISHES DOWN TO SUBSTRATE.  CONTRACTOR SHALL INVESTIGATE AND VERIFY
EXISTANCE AND CONDITION OF SUBFLOOR.  PROVIDE NEW 3/4" PLYWOOD SUBFLOOR WHERE NO
SUBFLOOR IS PRESENT AND/OR EXISTING SUBFLOOR IS INADEQUATE FOR INSTALLATION OF NEW FINISH
FLOORING; U.O.N., TYP.

REMOVE ALL INTERIOR GYPSUM WALLBOARD AND PLASTER WALL & CEILING FINISHES BACK TO EXISTING
FRAMING.  PREPARE (E) FRAMING AS REQUIRED FOR INSTALLATION OF NEW FINISHES; U.O.N., TYP.

REMOVE EXISTING BASE, TRIM, AND PICTURE RAILS;  U.O.N., TYP.

REMOVE ALL (E) INTERIOR DOORS AND FRAMES & TRIMS COMPLETE; U.O.N., TYP.

REMOVE (E) CONSTRUCTION AS REQUIRED FOR INSTALLATION OF NEW STRUCTURAL MEMBERS.  REFER TO
S-SERIES DWGS. FOR FULL SCOPE OF STRUCTURAL WORK.  PATCH & REPAIR DISTURBED FINISH
ASSEMBLIES TO MATCH ADJACENT EXISTING.

WHERE NOT SPECIFICALLY INDICATED, REMOVE EXISTING FINISHES AND EXISTING CONSTRUCTION AS
REQUIRED FOR INSTALLATION OF NEW MECHANICAL, STRUCTURAL, AND ELECTRICAL WORK. PATCH &
REPAIR.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

DRAWINGS OF EXISTING CONSTRUCTION ARE INTENDED TO AID IN

REHABILITATION AND CANNOT BE ASSUMED ACCURATE IN DETAIL.  THE

GENERAL CONTRACTOR SHALL CHECK AND VERIFY ALL DIMENSIONS,

ELEVATIONS, AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF

WORK AND NOTIFY THE ARCHITECT IN WRITING OF ANY DISCREPANCIES IN

PLANS AND SPECIFICATIONS BEFORE PROCEEDING.

DEMOLITION DRAWINGS ARE TO FACILITATE THE REHABILITATION OF THIS

BUILDING.  ALL DEMOLITION WORK MUST BE COORDINATED WITH THE

ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL, PLUMBING, AND

FIRE PROTECTION AND LIGHTING DRAWINGS TO VERIFY REASON AND INTENT

OF DEMOLITION WORK.

CUT AND FIT COMPONENTS FOR ALTERATION OF EXISTING WORK AND

INSTALLATION OF NEW WORK.  PATCH DISTURBED AREAS TO MATCH EXISTING

MATERIAL UNLESS OTHERWISE NOTED.

IN THE COURSE OF DEMOLITION, SHOULD ANY UNFORESEEN ISSUES BECOME

APPARENT CONTRARY TO THE APPROVED PLANS, THE CONTRACTOR SHALL

NOTIFY THE ARCHITECT.

CONTRACTOR SHALL PROTECT ALL AREAS IN-, ON-, OR ABOUT THE JOBSITE

(INCLUDING NEW OR EXISTING MATERIALS & FINISHES) FROM DAMAGE WHICH

MAY RESULT FROM, BUT NOT LIMITED TO;  CONSTRUCTION, DEMOLITION,

DUST, OR WATER.   DAMAGE TO NEW AND EXISTING MATERIALS, FINISHES,

STRUCTURES, AND EQUIPMENT SHALL BE REPLACED OR  REPAIRED AT THE

EXPENSE OF THE GENERAL CONTRACTOR.

DURING ALL PHASES OF CONSTRUCTION, DO NOT INTERFERE WITH THE USE

OF ADJACENT BUILDINGS OR TENANT SPACES, INCLUDING BUT NOT LIMITED

TO UTILITIES, AND MAINTAIN SAFE PASSAGE TO AND FROM ADJACENT

BUILDINGS AND SPACES.

IF ANY MATERIALS SUSPECTED OF CONTAINING ASBESTOS ARE

ENCOUNTERED, DO NOT DISTURB THE MATERIALS.  IMMEDIATELY NOTIFY THE

ARCHITECT AND THE OWNER.

CONTRACTOR SHALL BE RESPONSIBLE FOR THE MEANS AND METHODS OF

CONSTRUCTION, SUPERVISION OF PERSONNEL AND CONSTRUCTION, CONTROL

OF MACHINERY, FALSE WORK, AND TEMPORARY CONSTRUCTION AIDS.

CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY IN-, ON-, AND

ABOUT THE JOBSITE AT ALL TIMES; INCLUDING BUT NOT LIMITED TO SAFETY

OF PERSONS AND PROPERTY.  THE CONTRACTOR SHALL BE RESPONSIBLE

FOR COMPLIANCE WITH OSHA STANDARDS AND ALL OTHER APPLICABLE

REGULATIONS AT ALL TIMES.

CONTRACTOR SHALL CONTACT PG&E AND UNDERGROUND SERVICE ALERT

(USA) PREVIOUS TO THE START OF ANY EXCAVATION, AND SHALL FOLLOW THE

BEST PRACTICES MANUAL FOR EXCAVATION ESTABLISHED BY THE COMMON

GROUND ALLIANCE (CGA).

THE ARCHITECT SHALL HAVE THE AUTHORITY TO REJECT ANY WORK THAT IS

NOT IN COMFORMANCE WITH THE CONSTRUCTION DOCUMENTS.

ANY ERRORS, OMISSIONS, OR CONFLICTS FOUND IN THE VARIOUS PARTS OF

THE CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE ATTENTION OF

THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

1.

THE GENERAL CONTRACTOR AND ANY SUBCONTRACTORS SHALL IMMEDIATELY

EXAMINE THE SITE AND PORTIONS THEREOF WHICH WILL AFFECT THIS WORK.

CONTRACTORS SHALL COMPARE IT WITH THE DRAWINGS AND SATISFY

THEMSELVES AS TO CONDITIONS UNDER WHICH THE WORK IS TO BE

PERFORMED.  THE GENERAL CONTRACTOR SHALL VERIFY THAT NO CONFLICTS

EXIST IN LOCATIONS OF ANY AND ALL MECHANICAL, TELEPHONE, ELECTRICAL,

PLUMBING (TO INCLUDE ALL PIPING, DUCT WORK, AND CONDUIT) AND THAT ALL

REQUIRED CLEARANCES FOR INSTALLATION AND MAINTENANCE OF ABOVE

EQUIPMENT ARE PROVIDED.  EXPOSED OR CONCEALED ELEMENTS SHALL BE

DETERMINED AND REVIEWED WITH ARCHITECT PRIOR TO CONSTRUCTION

PROCEEDING.

2.

WRITTEN DIMENSIONS TAKE PRECEDENCE.  DO NOT SCALE DRAWINGS.

DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS

3.

ALL DIMENSIONS ARE TO FACE OF FINISH, UNLESS OTHERWISE NOTED.

DIMENSIONS NOTED AS "CLR" OR "CLEAR" ARE TO BE PRECISELY MAINTAINED.

DIMENSIONS ARE NOT ADJUSTABLE WITHOUT ARCHITECT'S APPROVAL UNLESS

OTHERWISE NOTED AS "+/-"

4.

ALL DIMENSIONS NOTED AS "V.I.F." ARE TO BE CHECKED BY THE CONTRACTOR

PRIOR TO CONSTRUCTION.  IMMEDIATELY REPORT ANY DISCREPANCIES TO

THE ARCHITECT.

5.

ALL DIMENSIONS, NOTES, AND DETAILS SHOWN ON ONE PORTION OF THE

DRAWING SHALL APPLY TYPICALLY TO ALL OPPOSITE HAND AND/OR SIMILAR

CONDITIONS UNLESS OTHERWISE NOTED.

6.

VERIFY ALL EQUIPMENT SIZES BEFORE BEGINNING WORK.7.

FURNISH AND INSTALL ALL MISCELLANEOUS AND STRUCTURAL ITEMS (STEEL,

ALUMINUM, ETC. INCLUDING MATERIALS FOR SEPARATION OF DISSIMILAR

MATERIALS) FOR EXTERIOR WALL SYSTEMS, WINDOWS, ARCHITECTURAL

GLASS, RAILINGS, PARAPET WALLS, ETC. ASSOCIATED WITH THE BUILDING

ENVELOPE AND ROOF.

8.

COORDINATE LOCATION- AND PROVIDE BLOCKING, BACKING, AND/OR

REINFORCEMENTS IN PARTITIONS FOR ALL CABINETS, COUNTERTOPS, AND

ANY WALL-MOUNTED ITEMS.  REFER TO ELEVATIONS AND DETAILS FOR

LOCATIONS OF WALL STANDARDS AND OTHER SUPPORTS.

9.

NEW WALL SURFACES SHALL ALIGN WITH EXISTING, ADJACENT, OR ADJOINING

SURFACES, U.O.N. JOINTS SHALL BE TAPED AND SANDED SMOOTH WITH NO

VISIBLE JOINTS.

10.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY FRAMING,

BRACING, AND STRUCTURING ALL WALL, BULKHEAD, AND OTHER DRYWALL

CONSTRUCTION IN ACCORDANCE WITH APPLICABLE TYPICAL DETAILS

CONTAINED IN THE DRAWINGS WHETHER OR NOT SPECIFICALLY REFERENCED

IN THE PLANS.

11.

PROVIDE BLOCKING/BACKING AND REINFORCEMENT ABOVE FOR SUPPORT OF

LIGHT FIXTURES, EQUIPMENT, OR ANY OTHER CEILING-MOUNTED ITEMS.

12.

  "TYPICAL" OR "TYP." SHALL MEAN THAT THE CONDITION IS REPRESENTATIVE

   FOR SIMILAR CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED.

   DETAILS ARE USUALLY KEYED AND NOTED "TYP" ONLY ONCE, WHEN THEY

   FIRST OCCUR

   "SIMILAR" OR "SIM." MEANS COMPARABLE CHARACTERISTICS FOR THE

   CONDITIONS NOTED.  VERIFY DIMENSIONS, ORIENTATION, AND CONDITIONS

   ON PLANS AND ELEVATIONS

   NOT USED

 ALL WORK SHALL CONFORM TO THE CONTRACT DOCUMENTS WHICH SHALL

 INCLUDE THE OUTLINE SPECIFICATIONS, THE DRAWINGS, AND ALL ADDENDA

 AND MODIFICATIONS ISSUED BY THE ARCHITECT.

 GRID LINES AND COLUMN CENTER LINES ARE SHOWN FOR REFERENCE ONLY.

 VERIFY EXACT LOCATION IN FIELD

 IN CASE OF CONFLICT OR DISCREPANCIES IN CONTRACT DOCUMENTS.

 CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY.

 FEATURES OF CONSTRUCTION NOT FULLY SHOWN SHALL BE OF THE SAME

 CHARACTER AS SHOWN FOR SIMILAR CONDITIONS.

13.

14.

15.

16.

17.

18.

19.

20.

21.

25.

26.

27.

28.

29.

30.

S.F.S.D. 
See Food Service Drawings

EQUIP.           
Equipment

Wood
WD. 

INCL.   Included/Including

L.L.

LT.

LTL.

L.P.G.

LVR.

L.V.L.

LKR.

L.P.

Joint

Joist

Invert

Kitchen

Kick Plate

Intermediate

Interior

Insulation

Information

LB.

KIT.   

LAM.

LAV.

L.B.

L.F.

K.P.   

INFO.   

INSUL.

INT.  

INTER.           

INV.

JST. 

JT.     

Weight

Wainscot

Waterproof

Without

Window

Wall Hydrant

Water Heater

Wired Glass

Washer/Dryer

Welded Wire Fabric

WT. 

YD.

WWF 

W/D 

W.G. 

WH 

W.HYD. 

WNDW. 

W/O 

WP 

WSCT. 

T.&.G. 

Tongue And Groove

FRMG. 

Framing

Hour

Height

Hanger

Heating/Ventilating/

Hose Bibb

Inside Diameter

Infiltration Barrier

Hot Water

Heating

High Point

Horizontal

Hollow Metal

Hardware

Header

Hold Down

Hollow Core

H.P.   

HR.    

HT.   

HTG.   

H.V.A.C. 

H.W.  

I.B.    

I.D.    

H.B.   

H.C.  

H.D.    

HDR. 

HDWR. 

H.M.  

HORIZ. 

HGR.  

Ground

Glass

Gauge

Gas

Furred/Furring

Ground Fault Interrupter

Glu-Lam Beam

Galvanized Iron

General Contractor

Grab Bar

Galvanized

Footing

Girder

Grade

Gypsum Wall Board

Gypsum Sheathing

G.F.I.          

GL.    

G.I.    

G.L.B.

GR.    

GRDR.   

G.S.   

GWB   

GND.  

FTG.       

G.      

GA.     

GALV. 

G.B.    

G.C.    

FUR.

U.O.N. Unless Otherwise Noted

Urinal

Vinyl Base

Verify In Field

Water Closet

Vinyl Tile

Veneer

With

West

Vinyl

Vestibule

Vertical

Ventilator/Ventilation

Vinyl Composition Tile

Vitrified Clay Pipe

Vapor Barrier

VEST. 

V.I.F. 

VIN. 

VNR. 

V.T. 

W. 

W/. 

W.C. 

UR. 

V.B. 

V.BR. 

V.C.P. 

VENT. 

VERT. 

V.C.T. 

Threshold

Texture

Television

Tube Steel

Top Of Wall

Top Of Steel

Top Of Slab

Top Of Grate

Top Of Beam

Telephone Termination Board 

Toilet Paper Dispenser

Top Of Paving

Thick/Thickness

Unfinished

Typical

Uniform Building Code

T.P.D. 

T.S. 

T.T.B. 

T.V. 

TYP. 

U.B.C. 

UNF. 

TXT. 

THK. 

T.O.B. 

T.O.G. 

T.O.P. 

T.O.S. 

T.O.STL. 

T.O.W. 

THR. 

F.F.B.    
Finish Floor Break

Finish

Fixed Glass/Glazing

Flush Joint

Flowline

Fire Hose Valve

Fire Hose Cabinet

Fire Hydrant

Finish Floor Elevation

Floor

Fluorescent

Fireproof

Fireplace

Face Of Wall

Face Of Stud

Face Of Masonry

Face Of Concrete

Flashing
FLSH'G.      

FLR.  

FLUOR.

F.O.C.   

F.O.M.     

F.O.S.

F.O.W.

F.P.

F.PR.

F.F.E.

F.G.  

F.H.  

F.H.C.

F.H.V.          

FIN.    

F.L.    

F.J.   

Exhaust

Exterior

Exposed

Electric Water Cooler

Easement

Fire Extinguisher Cabinet

Fire Department Connection

Fire Alarm Control Panel

Finish Floor

Fire Extinguisher

Foundation

Floor Drain

Fan Coil Unit

Fire Control Center

Forced Air Unit

Fire Alarm

F.A.U.           

F.C.C.

F.C.U.           

F.D.  

F.D.C. 

FDN.   

F.E.   

F.F. 

F.E.C.

ESMT.  

E.W.C.           

E.X.H.            

EXP.  

F.A.     

F.A.C.P.        

EXT.     

S.ST. 

Stainless Steel

Shear Wall

Suspended

Storage

Standard

Steel

Sound Transmission Coefficient

Structure/Structural

Station

Tempered

Telephone

Towel Bar

Thread

System 

Top Of Concrete

Trash Compactor

Square Yard

S.Y. 

SYS. 

T. 

T.B. 

T.C. 

TEL. 

TEMP. 

T.O.C. 

STA. 

S.T.C. 

STD. 

STL. 

STO. 

STRUCT. 

SUSP. 

S.W. 

Similar

Shower

Sheathing

Sheet

Shelves/Shelving

Square

Splash Block

Sealer

See Structural Drawings

Sanitary Napkin Receptacle

Sanitary Napkin Dispenser

See Mechanical Drawings

Service Sink

Sanitary Sewer

Shelf And Pole

S.N.R. 

SPL.BLK. 

SQ. 

S&P 

S.S. 

S.SK. 

S.S.D. 

SHT. 

SHTHG. 

SHLVS. 

SHWR. 

SLR. 

S.M.D. 

S.N.D. 

SIM. 

Number
NO.

Bottom
BTM.        

P.T.R.

Paper Towel Receptacle

Center

CTR.        

DR.FNTN.        Drinking Fountain

Dishwasher

Each

East

Equal

Exterior Insulation 

Edge Nailing

Electrical Panel Board

Edge Of Slab   

Edge Of Pavement

Enclosure

Emergency

Elevation

Electric/Electrical

Expansion Joint

Expansion Bolt

Existing

ELECT.           

ELEV.  

EMER.  

E.O.P.            

E.O.S.              

E.P.B.          

EQ.    

E.N.    

ENCL.  

E.    

(E)   

EA.   

E.B.   

E.I.F.S.        

E.J.     

DW.   

Detail

Double

Down

Drawing

Dead Load

Division/Divider

Dispenser

Dimension

Diaphragm

Diameter

Drill-In-Bolt

Douglas Fir

Department

Cubic Yard

Cold Water

Custodian

D.I.B.         

DIA.   

DIAPH.         

DIM.  

DISP. 

DIV.  

D.L.  

DN.    

DWG. 

CUST.       

C.W.        

C.Y.             

DBL.     

DEPT.

DET. 

D.F.  

RET. Retain/Retaining

Revision

Roofing

Schedule

Solid Core

Solid Blocking

South

Room

Square Foot

Section

Storm Drain

See Electrical Drawings

Seat Cover Dispenser

Rough Opening

Soap Dispenser

Split Face Block

Rain Water Leader

S.C. 

S.C.D. 

SCHED. 

SECT. 

S.E.D. 

S.F. 

S.F.B. 

S.D. 

S.DR. 

S. 

S.B. 

RM.

R.O.

ROOF'G.

R.W.L.

REV.

Quarry Tile

Radius

Riser

Pavement

Required

Register

Reference

Redwood

Roof Drain

Rubber Base

Refrigerator/Refrigeration

Reinforcing Steel

Reinforced Concrete

Return Air Grille

Polyvinylchloride Pipe

R.B.

R.C.

R.D.

RDWD.

REINF.

REF.     

REFR.

REG.

REQ'D.

P.V.C.

PVMT.

Q.T.

R.

R.A.G.

RAD.

Ceiling

CLG.        

Clear

Carpet

Column

Corrugated

Course/Courses

Contractor

Continuous

Construction

Connection

Concrete

Cleanout To Grade

Cleanout

Counter

Corrugated Metal Pipe

Concrete Masonry Unit

Ceramic Tile

Countersunk Screw

CONN.       

CONSTR.     

CONT.       

CONTR.     

CORR.       

CPT         

CSK.S       

C.T.         

CRS.        

CLR.        

C.M.U.      

C.M.P.     

CO.          

CO.T.G.        

COL.       

CONC.       

CNTR.       

Better

Batten

Beveled

Cable Television

Cold Air Return

Cabinet

Catch Basin

Both Ways

Built-Up Roofing

Between

Cast-In-Place Concrete

Corner Guard

Caulking

Control Joint

Cubic Feet

Center To Center

CAB.       

C.A.R.      

C.C.         

C.F.         

C.G.         

C.I.P.       

C.J.         

CLKG.       

CATV        

BTN.        

BTR.        

BTWN.       

B.U.R.      

BVL.       

B.W.       

C.B.        

Perforated

PERF. 

Pocket

Prefabricated

Plate

Point

Paperholder

Plywood

Paint

Paper Towel Dispenser

Pounds Per Square Inch

Pounds Per Square Foot

Pounds Per Lineal Foot

Pressure Treated

Project/Projected

Plastic Laminate

Dispenser And Receptacle

Combination Paper Towel 

Pressure Treated Douglas Fir

PRJ.

P.S.F.

P.S.I. 

P.T.

PT.

P.T.D.

P.T.D.R.

P.T.D.F.

PFB. 

PKT 

PLT. 

P.LAM. 

PLYWD.

P.H.

PNT.

P.L.F. 

On Center

Opening

Overhead

Office

Obscure

Not To Scale   

Over

Overflow Drain 

Outside Diameter

Partition

Overhang

Powder Driven Fastener

Pounds Per Cubic Foot

Precast Concrete

Opposite

O.H. 

OPNG. 

OVHG 

PART. 

P.C. 

P.C.F. 

P.D.F. 

OPP. 

N.T.S.   

O/         

OBS 

O.C. 

O.D. 

OFF. 

O.F.D. 

ALUM. Aluminum       

Board

Both Faces

Average

Architectural

Anchor/Anchorage

Alternate

Below

Bronze

Beam

Block

Bracket

Bearing

Bedroom

Building Paper

Blocking

Building

BLK.        

BLKG.       

BM.         

B.P.         

BDRM.       

BLW.        

BRG.        

BRKT.       

BRZ.        

ALT.       

ANC.       

ARCH.       

AVG.        

BD.          

B.F.        

BLDG.       

Above

Adjacent

Aggregate

Above Finish Floor

Additional

Area Drain

Above Counter Top

Acoustical Tile

Acoustical

Anchor Bolt

ABV.     

ACOUST.    

ACT        

A.C.T.     

A.D.        

A.F.F.     

AGGR.      

ADDN'L     

ADJ.        

A.B.     

MicrowaveMICRO.

Module

Miscellaneous

Mirror

Minimum

Masonry Rough Opening

Moisture Resistance

Masonry Opening

North

New

Mullion

Mounting

Mounted

Movable

Metal

Not Applicable

Not In Contract

MTD.

MTG.

MTL.

MUL.

N.

(N)

N.I.C.

N/A

MIN.

MIR.

MISC.

M.O.

M.R.

M.R.O.

MOV.

MOD.

Medium

Mechanical

Machine Bolt

Maximum

Material

Masonry

Manufactured

Manhole

Manufacturer

Medicine Cabinet

MAT'L.

MAX.

M.B.

M.C.

MECH.

MFR.

M.H.

MED.

MFD.

MAS.

Laminate

Lavatory

Lag Bolt

Pound

Linear Foot

Live Load

Light

Lintel

Locker

Low Point

Low Pressure Gas

Louver

Laminated Veneer 

S.P.D. 

SPECS. 

See Plumbing Drawings

Specifications

Yard

Owner Furnished / OFCI

Bottom Of
B.O.         

Grid Line

G.L.    

Face Of

F.O.   

Finish System

Air Conditioning

Contractor Install

CONSTRUCTION AND DEMOLITION DEBRIS: 100% of mixed debris

must be transported by a registered hauler to a registered facility and be

processed for recycling, in compliance with the San Francisco Construction

& Demolition Debris Ordinance

RECYCLING BY OCCUPANTS: Provide adequate space and equal access

for storage, collection and loading of Compostable, recyclable and landfill

materials. - See Administrative Bulletin 088.

WATER EFFICIENT IRRIGATION: Projects that include ≥ 1,000 square

feet of new or modified landscape must comply with the San Francisco

Water Efficient Irrigation Ordinance. (See the guide at

www.sfwater.org/landscape)

STORMWATER CONTROL PLAN: Projects disturbing ≥ 5,000 square feet

must implement a Stormwater Control Plan meeting SFPUC Stormwater

Design Guidelines. (See www.sfwater.org/sdg)

GRADING AND PAVING: Construction plans shall indicate how the site

grading or drainage system will manage surface water flows to keep water

from entering the building, such as swales, drains, or water retention

gardens. (CalGreen 4.106.3)

SMART IRRIGATION CONTROLLER: Automatically adjust irrigation based

on weather and soil moisture. Controllers must have either an integral or

separate rain sensors that connects or communicates with the controller.

INDOOR WATER EFFICIENCY: Install water-efficient fixtures and fittings

as summarized in CalGreen 4.303 (See “Indoor Water Efficiency” at left.)

Replace all noncompliant fixtures in project area (CalGreen 3.301.1.1, San

Francisco Housing Code 12A)

ENERGY EFFICIENCY: Comply with California Energy Code (Title 24, Part

6)

PEST PROTECTION: Annular spaces around pipes, electric cables,

conduits, or other openings in sole/bottom plates at exterior walls shall be

closed with cement mortar, concrete masonry, or a similar method

acceptable to DBI for protection against rodents.

MOISTURE CONTENT OF BUILDING MATERIALS: Verify wall and floor

framing does not exceed 19% moisture content prior to enclosure. Materials

with visible signs of moisture damage shall not be installed. Moisture

content shall be verified in compliance with the following: (CalGreen

4.505.3)

A) Moisture content shall be determined with either a probe-type or a

contact-type moisture meter. Equivalent moisture verification 

methods may be approved by the enforcing agency and shall satisfy

requirements in Section 101.8.

B) Moisture readings shall be taken at a point 2 feet (610 mm) to 4

feet (1219 mm) from the grade-stamped end of each piece to be

verified.

C) At least three random moisture readings shall be performed on

wall and floor framing with documentation acceptable to the enforcing

agency provided at the time of approval to enclose the wall and floor

framing. Insulation products which are visibly wet or have a high 

moisture content shall be replaced or allowed to dry prior to enclosure

in wall or floor cavities. Manufacturers’ drying recommendations shall

be followed for wet-applied insulation products prior to enclosure

CAPILLARY BREAK FOR CONCRETE SLAB ON GRADE: Concrete slab

on grade foundations required to have a vapor retarder must also have a

capillary break, including at least one of the following: (CalGreen 4.505.2.)

A) A 4-inch (101.6 mm) thick base of 1/2-inch (12.7 mm) or larger

clean aggregate shall be provided with a vapor retarder in direct 

contact with concrete and a concrete mix design which will address

bleeding, shrinkage and curling shall be used. For additional 

information, see American Concrete Institute, ACI 302.2R-06.

B)  A slab design specified by a licensed design professional.

FIREPLACES AND WOODSTOVES: Install only direct-vent or

sealed-combustion appliances; comply with US EPA Phase II limits.

(CalGreen 4.503.1)

DESIGN AND INSTALL HVAC SYSTEM TO ACCA MANUAL J, D, AND S

(CalGreen 4.507.2)

HVAC Installer Qualifications: HVAC system installers must be trained

and certified in the proper installation of HVAC systems, such as via a state

certified apprenticeship program, public utility training program (with

certification as installer qualification), or other program acceptable to the

Department of Building Inspection. (CalGreen 702.1)

COVERING DUCT OPENINGS AND PROTECTING MECHANICAL

EQUIPMENT DURING CONSTRUCTION: Duct openings and other air

distribution component openings shall covered during all phases of

construction with tape, plastic, sheetmetal,or other acceptable methods to

reduce the amount of water, dust, and debris entering the system.

BATHROOM EXHAUST FANS: Must be ENERGY STAR compliant, ducted

to terminate outside the building, and controlled by humidistat capable of

adjustment between relative humidity of less than 50% to maximum of 80%.

Humidity control may be a separate component from the exhaust fan.

CARPET: All carpet must meet one of the following: (CalGreen 4.504.3)

A) Carpet and Rug Institute Green Label Plus Program,

B) California Department of Public Health Standard Practice for the

testing of VOCs (Specification 01350),

C) NSF/ANSI 140 at the Gold level,

D) Scientific Certifications Systems Sustainable Choice, OR

E) California Collaborative for High Performance Schools EQ 2.2 and

listed in the CHPS High Performance Product Database AND carpet

cushion must meet Carpet and Rug Institute Green Label, AND 

indoor carpet adhesive & carpet pad adhesive must not exceed 50

g/L VOC content.

RESILIENT FLOORING SYSTEMS: For 80% of floor area receiving

resilient flooring, install resilient flooring complying with:

A) Certified under the Resilient Floor Covering Institute (RFCI) FloorScore

program,

B) Compliant with the VOC-emission limits and testing requirements of

California Department of Public Health 2010 Standard Method for the

Testing and Evaluation Chambers v.1.1,

C) Compliant with the Collaborative for High Performance Schools (CHPS)

EQ2.2 and listed in the CHPS High Performance Product Database, OR

D) Certified under the Greenguard Children & Schools Program to comply

with California Department of Public Health criteria.

COMPOSITE WOOD PRODUCTS: Hardwood plywood, particleboard, and

medium density fiberboard composite wood products used on interior or

exterior shall meet CARB Air Toxics Control Measure for Composite Wood.

See CalGreen Table 4.504.5.

INTERIOR PAINTS AND COATINGS: Comply with VOC limits in the Air

Resources Board Architectural Coatings Suggested Control Measure and

California Code of Regulations Title 17 for aerosol paints. See CalGreen

Table 4.504.3.

LOW-VOC AEROSOL PAINTS AND COATINGS: Meet BAAQMD VOC

limits (Regulation 8, Rule 49) and ProductWeighted MIR Limits for ROC.

(CalGreen 4.504.2.3.)

LOW VOC CAULKS, CONSTRUCTION ADHESIVES, AND SEALANTS:

Meet SCAQMD Rule 1168. See CalGreen Tables 4.504.1 and 4.504.2.

(CalGreen 4.504.2.1)

GREEN BUILDING NOTES

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22.

22.

23.

24.

Sheet Number

Drawing Title

Job No.

Issue

16112

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

128 10th street, 3rd floor
san francisco, california 94103
t: 415.495.9322  f: 415.651.9290

24
17

 G
RE

EN
 S

TR
EE

T
SA

N 
FR

AN
CI

SC
O,

 C
A 

94
12

3
BL

OC
K 

05
60

 L
OT

 0
28

Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 20 17
SITE PERMIT/311
REVISION SET 06 06 18



A0.2

SITE AERIAL VIEW/
CONTEXT ANALYSIS

1
EXISTING CONTEXT PLAN

1/32"=1'-0"

2526
VALLEJO
STREET

2530
VALLEJO
STREET

GENERAL NOTES

1. THIS PLAN IS GRAPHIC IN NATURE AND DOES NOT REPRESENT A SURVEY

SHEET NOTES LEGEND

2
NORTH VIEW REAR YARDS

 
NTS

SUBJECT PROPERTY:
2417 GREEN STREET

2419 GREEN STREET
2421 GREEN STREET 2415 GREEN STREET 2727 PIERCE STREET

2540
VALLEJO
STREET

2544
VALLEJO
STREET

2550
VALLEJO
STREET2560 & 2562

VALLEJO
STREET

2566
VALLEJO
STREET

2570
VALLEJO
STREET

2576
VALLEJO
STREET

2580
VALLEJO
STREET2598

VALLEJO
STREET

2701 PIERCE

STREET

2721 PIERCE

STREET

2727 PIERCE

STREET

2733 PIERCE

STREET

2749 PIERCE

STREET

2401 GREEN

STREET2405 GREEN

STREET2409 GREEN

STREET
2409 GREEN

STREET2415 GREEN

STREETSUBJECT
PROPERTY:

2417 GREEN

STREET

2419 & 2421

GREEN
STREET2423 GREEN STREET

2425 GREEN

STREET2427 GREEN

STREET

2772 SCOTT

STREET

2750 SCOTT

STREET

2716 SCOTT

STREET

2710 SCOTT

STREET
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A0.31

EXISTING CONTEXT
SITE PHOTOGRAPHS

1

SCALE IN FEET: 1/16" =1'-0"

16 0 16 32

(E) ADJ. PROPERTY
2421 GREEN STREET

(E) ADJ. PROPERTY
2415 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET

GREEN STREET

3 1 2

4 5 6

987

2 3

4 5 6

7 8 9
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EXISTING
STREETSCAPES

GREEN STREET - SOUTH SIDE
2417 GREEN STREET2415 GREEN STREET 2421 GREEN STREET

2446-2450 GREEN STREET 2438 GREEN STREET GREEN STREET - NORTH SIDE2440-2442 GREEN STREET
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PREVIOUSLY PROPOSED 
STREETSCAPES

GREEN STREET - SOUTH SIDE - PREVIOUSLY PROPOSED STREETSCAPE
2417 GREEN STREET2415 GREEN STREET 2421 GREEN STREET

2446-2450 GREEN STREET 2438 GREEN STREET GREEN STREET - NORTH SIDE - EXISTING STREETSCAPE2440-2442 GREEN STREET
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A0.8

EXISTING AND
PROPOSED SITE PLAN

GENERAL SITE PLAN NOTES

1. THIS SITE PLAN IS GRAPHIC IN NATURE AND DOES NOT CONSTITUTE A SURVEY

2. REFER TO SHEETS D1.0-D1.5 AND A1.0-A1.5 FOR ADDITIONAL FLOOR PLANS AND INFORMATION

- ZONING DISTRICT:                           RH-1 (RESIDENTIAL - HOUSE, ONE FAMILY)

- MIN. LOT AREA:                              2500 SQ.FT.

- MIN. LOT WIDTH:                             25'-0"

- SIDE YARD SETBACK:                      NONE REQUIRED

- FRONT YARD SETBACK:                 BASED ON AVERAGE OF ADJACENT PROPERTIES. IN NO CASE SHALL THE
REQUIRED SETBACK BE GREATER THAN 15' OR 15% OF LOT DEPTH.

- REAR YARD SETBACK:                    - 25% OF THE TOTAL LOT DEPTH, BUT IN NO CASE LESS THAN 15'. [REF.
SEC. 134(a)(1)]

- PERMITTED OBSTRUCTIONS: PERMITTED OBSTRUCTIONS INTO SETBACKS: MIN. 7'-6" HEADROOM FOR
OVERHEAD HORIZONTAL PROJECTIONS. MAX. 3'-0" DEPTH FOR 
PROJECTIONS INTO REQUIRED OPEN AREA. THE COMBINED
LENGTH OF ALL BAY WINDOWS AND BALCONIES PROJECTING INTO THE
REQUIRED OPEN AREA IS  LIMITED TO 2/3 OF THE BUILDABLE WIDTH OF
THE LOT ALONG A REAR BUILDING WALL. (REF. SEC. 136 (c)(3))
  

- USABLE OPEN SPACE:                    - 300 SQ.FT. MIN - PRIVATE OPEN SPACE PER UNIT;
400 SQ.FT MIN - COMMON OPEN SPACE PER UNIT;
6'-0" MIN DIMENSION & 36 SQ.FT. MIN AREA ON DECK OR BALCONY;
10'-0" MIN DIMENSION & 100 SQ.FT. MIN AREA ON GRADE. (REF. SEC. 135
& TABLE 135A)

                                                         -  OPEN SPACE MUST FACE A STREET OR REAR-YARD AND BE 
UNOBSTRUCTED TO THE SKY

- MAX. HEIGHT LIMIT:                        -  35' [REF. SEC. 261(b)(1)]
-  30' AT FRONT SETBACK, THEN INCREASE AT AN ANGLE OF 45 DEGREES 

TOWARD THE REAR OF LOT  UNTIL THE HEIGHT LIMIT IS 35' [REF. SEC. 
261(c)(1)]

-  HEIGHT LIMIT AT THE FRONT PORTION OF THE BUILDING CAN BE 
INCREASED TO THE AVERAGE OF THE HEIGHTS OF THE TWO ADJACENT 
BUILDINGS [REF.SEC. 261(b)(2)]

-  DORMERS AT ROOF CAN BE EXEMPT FROM HEIGHT LIMIT UP TO 10' 
ABOVE HEIGHT LIMIT. SHALL NOT  EXCEED 20% OF THE HORIZONTAL 
AREA OF THE ROOF ABOVE WHICH THEY ARE SITUATED [REF. SEC. 
261(b)(1)(B)]

- NUMBER OF PARKING SPACES:   ONE SPACE MIN PER DWELLING UNIT (REF. TABLE 151); THREE SPACES 
  MAX WHERE ONE SPACE IS REQUIRED (REF. SEC. 151(c)).

- BICYCLE PARKING:   ONE CLASS 1 SPACE PER DWELLING UNIT IS REQUIRED (REF. TABLE 
    155.2.10 & ZONIN  ADMINISTRATOR BULLETIN NO.9)

DEMOLITION SITE PLAN KEY NOTES

1 [E] CURB CUT TO REMAIN

[E] STREET TREE TO REMAIN

OUTLINE OF [E] BUILDING AT 2417 GREEN STREET

[E] SIDEWALK LANDSCAPING TO REMAIN

REMOVE [E] WALLS & LANDSCAPING, TEMPORARILY BRACE SOIL TO PREVENT EROSION AND DISCHARGE
OF SEDIMENT AND OTHER POLLUTANTS PER SFBMP

EXCAVATE AS REQUIRED FOR [N] CONSTRUCTION

REMOVE [E] SIDEWALK LANDSCAPING

OUTLINE OF [E] USABLE OPEN SPACE (+/-)296 SQ.FT.

2

3

4

5

6

7

SUMMARY OF PLANNING CODE STANDARDS & ENVIRONMENTAL REQ'S.

PROPOSED SITE PLAN KEY NOTES

[E] CURB CUT TO REMAIN

[E] STREET TREE TO REMAIN

OUTLINE OF PROPOSED BUILDING AT 2417 GREEN STREET

[E] SIDEWALK LANDSCAPING TO REMAIN

[E] RAMP AT GARAGE TO REMAIN

[N] STREET TREE

(E) FRONT WALL TO REMAIN AT SUBJECT PROPERTY

(E) FRONT WALL TO REMAIN AT ADJACENT PROPERTY

PRIVATE USABLE OPEN SPACE FOR MAIN UNIT

COMMON USABLE OPEN SPACE

1

2

3

4

5

 

6

7

8

8

USABLE OPEN SPACE CALCULATIONS:

MAIN UNIT USABLE OPEN SPACE:
PRIVATE (ROOF DECK AT 4TH FLOOR): 140 SQ.FT.
ADDITIONAL USABLE OPEN SPACE REQUIRED:
160 X 1.33 = 212 SQ.FT. (COMMON SPACE AT REAR YARD)

ACCESSORY DWELLING UNIT USABLE OPEN SPACE:
COMMON SPACE REQUIRED: 400 SQ.FT. (COMMON SPACE AT REAR YARD)

TOTAL COMMON USABLE OPEN SPACE (REAR YARD): 625 SQ.FT.
212 SQ.FT. + 400 SQ.FT. = 612 SQ.FT. REQ'D; 625 SQ.FT. PROVIDED
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EXITING DIAGRAM/
CALCULATIONS

LEGEND OCCUPANCY LOAD CALCULATIONS SUMMARY OF PRIMARY BUILDING CODE REQUIREMENTS

PATH OF EXIT ACCESS TRAVEL

MAXIMUM TOTAL TRAVEL DISTANCE TO EXIT
DISCHARGE FROM FLOOR

MAX TRAVEL DISTANCE ON FLOOR TO STAIRWAY

57'

TD
47'

HABITABLE AREA

GARAGE / MECHANICAL

ROOF DECK

EXTERIOR EXIT DOOR

H
G
RD
EXIT

- MAIN UNIT TOTAL HABITABLE AREA : (+/-) 3,871 GSF.
- ADU TOTAL HABITABLE AREA : (+/-) 925 GSF.
- GARAGE: (+/-) 809 GSF.
- TOTAL ROOF DECK: (+/-) 399 GSF.

-OCCUPANCY LOAD (R-3) = HABITABLE + ROOF DECK AREA: (+/-) 5,195 GSF / 200 = 27
-OCCUPANCY LOAD (U) = GARAGE: (+/-) 809 GSF / 200 = 5

*NOTE:
FOR THE PURPOSE OF OCCUPANCY LOAD CALCULATIONS GROSS FLOOR AREA IS MEASURED AS AREA WITHIN THE INSIDE PERIMETER OF THE EXTERIOR WALLS OF
THE BUILDING PER CBC SECTION 1002.

EGRESS EXITING CALCULATIONS 

TWO EXITS FROM THE BUILDING TO PUBLIC WAY ARE PROVIDED (EXIT #3 USES EXIT #2 DISCHARGE TO PUBLIC WAY)

MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
(FROM FLOOR 4 TO EXIT #2, LOCATED ON FLOOR 2)

TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  TO A STAIRWAY ON FLOOR 4 IS +/- 46' < 50' (1016.3, SFBC 2016)

EXIT ACCESS TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  ON FLOOR 4  TO EXIT #2 DISCHARGE TO PUBLIC WAY IS +/- 247' < 250' (1017.2, SFBC 2016)

CHAPTER 5. GENERAL BUILDING HEIGHTS AND AREAS:

TABLE 504.3, 504.4, 506.2 ALLOWABLE BUILDING HEIGHTS AND AREA
CONSTRUCTION TYPE V-B: EQUIPPED WITH AN AUTOMATIC SPRINKLER SYSTEM S13R, 60'; 4
STORIES ABOVE GRADE PLANE, AREA UNLIMITED

CHAPTER 6. TYPES OF CONSTRUCTION:

TABLE 601 FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS PRIMARY
STRUCTURAL FRAME: NO FIRE RESISTANCE RATING EXTERIOR BEARING WALLS: NO FIRE
RESISTANCE RATING INTERIOR BEARING WALLS: NO FIRE RESISTANCE RATING NON-BEARING
WALLS INTERIOR OR EXTERIOR: NO RATING

TABLE 602 (h) FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED ON
FIRE SEPARATION DISTANCE. OCCUPANCY R-3 EQUIPPED W/ AUTOMATIC SPRINKLER SYSTEM
EXTERIOR WALLS, FIRE SEPARATION DISTANCE LESS THAN 3': 1-HR RATING
EXTERIOR WALLS, FIRS SEPARATION DISTANCE MORE THAN 3': NO RATING

CHAPTER 7. FIRE AND SMOKE PROTECTION FEATURES:

TABLE 705.8 MAXIMUM AREA OF EXTERIOR WALL OPENINGS BASED ON FIRE SEPARATION
DISTANCE AND DEGREE OF OPENING PROTECTION
FIRE SEPARATION DISTANCE LESS THAN 3': OPENINGS NOT PERMITTED
FIRE SEPARATION DISTANCE 3'-5': 25% OF AND EXTERIOR WALL IN A STORY
FIRE SEPARATION DISTANCE 5' OR MORE: UNLIMITED

SECTION 705.8.1 ALLOWABLE AREA OF OPENINGS, EXCEPTION 2
WHERE EXTERIOR WALLS AND EXTERIOR PRIMARY STRUCTURAL FRAME ARE NOT REQUIRED
TO BE FIRE RESISTANCE RATED, ALLOWABLE AREA OF OPENINGS IS UNLIMITED

SFPC AB-009: LOCAL EQUIVALENCY FOR APPROVAL OF NEW OPENINGS IN NEW AND EXISTING
BUILDING PROPERTY LINE WALLS
CASE-BY-CASE REVIEW TO ALLOW PROTECTED OPENINGS CLOSER TO PROPERTY LINES
THAN PERMITTED BY TABLE 705.8

SECTION 705.11 PARAPETS, EXCEPTION 4.3
OPENINGS IN ROOF CLOSER THAN 5' TO EXTERIOR FIRE RATED WALL, MEASURED FROM
INTERIOR SIDE OF WALL: PROVIDE FIRE-RATED PARAPET WALL, 30" (H) MIN

SECTION 705.11 PARAPETS, EXCEPTION 5.1
TYPE V-B, GROUP R-3 WITH A CLASS C ROOF COVERING: EXTERIOR WALL CAN BE
TERMINATED AT UNDERSIDE OF ROOF SHEATHING.  THE ROOF SHEATHING TO BE
CONSTRUCTED OF NON-COMBUSTABLE MATERIAL FOR A DISTANCE OF 4'.

SECTION 713.4 SHAFT ENCLOSURES, FIRE RESISTANCE RATING
ELEVATOR SHAFT ENCLOSURE TO BE NOT LESS THAN 2-HR FIRE RESISTANCE RATING WHEN
CONNECTING 4 STORIES OR MORE.

SECTION 713.5 SHAFT ENCLOSURES, CONTINUITY
SHAFT ENCLOSURES TO BE CONSTRUCTED AS FIRE BARRIERS AND SHALL HAVE CONTINUITY
FROM TOP OF FOUNDATION TO UNDERSIDE OF ROOF SHEATHING AND BE SECURELLY
ATTACHED THERETO AS WELL AS HAVE CONTINUITY THROUGH CONCEALED SPACE.

TABLE 716.5 FIRE DOOR AND FIRE SHUTTER FIRE PROTECTION RATING
REQ. ASSEMBLY RATING: 1-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 45 MIN

TABLE 716.5 SHAFT ENCLOSURE
REQ. ASSEMBLY RATING: 2-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 90 MIN

CHAPTER 10: MEANS OF EGRESS:

TABLE 1004.1.2 MAXIMUM FLOOR AREA ALLOWANCES PER OCCUPANT
RESIDENTIAL, PRIVATE GARAGE: 200 GSF

SECTION 1015.8 WINDOW OPENINGS
WHERE AN OPERABLE WINDOW OPENING IS LOCATED MORE THAN 72" ABOVE FINISHED
GRADE OR OTHER SURFACE BELOW ON THE EXTERIOR OF THE BUILDING, THE SILL OF THE
WINDOW SHALL BE MIN 36" A.F.F. OF THE ROOM IN WHICH THE WINDOW IS LOCATED.

SECTION 1015.8.1 : WINDOW OPENING CONTROL DEVICES
IF THE TOP OF THE SILL OF AN OPERABLE WINDOW OPENING IS LOCATED LESS THAN 36"
A.F.F., THE WINDOW SHALL BE PROVIDED WITH WINDOW OPENING CONTROL DEVICES THAT
COMPLY WITH ASTM F2090

TABLE 1006.3.2. (1) : STORIES WITH ONE EXIT FOR R-2 & R-3 OCCUPANCIES
EXIT ACCESS TRAVEL DISTANCE UNLIMITED FOR UP TO 3RD STORY ABOVE GRADE PLANE,
GROUP R-3, EQUIPPED WITH AUTOMATIC SPRINKLERS THROUGHOUT.
EXIT ACCESS TRAVEL DISTANCE : 125' FOR FOURTH STORY ABOVE GRADE PLANE.

SFBC SECTION 1014.4: VERTICAL EGRESS
FOR HABITABLE LEVEL, MORE THAN ONE STORY ABOVE AN EGRESS DOOR, THE TRAVEL
DISTANCE FROM ANY OCCUPIED POINT TO EGRESS STAIRWAY SHALL NOT EXCEED 50'.

SFBC SECTION 1030: EMERGENCY ESCAPE AND RESCUE
SLEEPING ROOMS BELOW THE 4TH STORY ABOVE GRADE PLANE TO HAVE AT LEAST ONE
EMERGENCY ESCAPE OPENING.  MIN. NET CLEAR OPENING: 5.7 SQ. FT., MIN. NET CLEAR
HEIGHT: 24", MIN. NET CLEAR WIDTH: 20"

CHAPTER 12: INTERIOR ENVIRONMENT

SECTION 1203.5.1 VENTILATION AREA REQUIRED
MIN OPERABLE AREA OF WINDOW SHALL BE NOT LESS THAN 4% OF THE FLOOR AREA BEING
VENTILATED

SECTION 1205.2: NATURAL LIGHT
MIN NET GLAZED AREA IS 8% OF FLOOR AREA OF THE INTERIOR SPACE

*BASEMENT:
- GARAGE: (+/-) 809 GSF.
- HABITABLE AREA: (+/-) 145 GSF.

EXITING FROM BASEMENT:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*FIRST FLOOR:
- MAIN UNIT HABITABLE AREA: (+/-) 250 GSF.
- ADU HABITABLE AREA: (+/-) 925 GSF.
- FRONT PORCH/ROOF DECK: (+/-) 114 GSF.

EXITING FROM FIRST FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*SECOND FLOOR:
- HABITABLE AREA: (+/-) 1,239 GSF.
- ROOF DECK: (+/-)  158 GSF.

EXITING FROM SECOND FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*THIRD FLOOR:
- HABITABLE AREA: (+/-) 1,347 GSF.

EXITING FROM THIRD FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*FOURTH FLOOR:
- HABITABLE AREA: (+/-) 806 GSF.
- ROOF DECK: (+/-) 127 GSF.

EXITING FROM FOURTH FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)
MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
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D1.0

EXISTING/ DEMOLITION 
BASEMENT PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

FRONT FACADE -
EXISTING TO REMAIN

FRONT FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO REMAIN

% OF REAR & FRONT FACADE

FOUNDATION LEVEL / FLOOR 1
EXISTING TO REMAIN

FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

% FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

R1 R2 R3 R4 R5 D1 D2 D3 D4 TOTAL 'D'

LINEAR FEET OF WALL   (R= REMAIN,  D=DEMOLISHED)

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B

TOTAL 'R'

2 23.8 (97.5%)2

0.3

24.4 (100%)

25 (51%)23.8 (49%)

11.2 13.2

0.6 (2.5%)

24 30.7 40.5

11.2 13.28.3

125 (79%)

33.3 (21%)

15

16

17

18

R6 R7 R8 D5

-- -- -- 9.3 10.5 --

2 2 9.3 10.5 6

0.3

0 (0%)

--

--

0.3 0.3

33.3 (21%)125 (79%)
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[E] GARAGE

D1 0.3 LN.FT.

R7 10.5 LN.FT.

R2 2 LN.FT.

R3 24.0 LN.FT.

REFER TO D1.1

D5 0.3 LN.FT.

R6 9.3 LN.FT.

R1 2  LN.FT.

R8 6 LN.FT.
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D1.1

EXISTING/ DEMOLITION 
FIRST FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

EXCAVATE AS REQUIRED TO PERFORM [N] WORK AT SIDE PROPERTY LINE

FRONT FACADE -
EXISTING TO REMAIN

FRONT FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO REMAIN

% OF REAR & FRONT FACADE

FOUNDATION LEVEL / FLOOR 1
EXISTING TO REMAIN

FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

% FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

R1 R2 R3 R4 R5 D1 D2 D3 D4 TOTAL 'D'

LINEAR FEET OF WALL   (R= REMAIN,  D=DEMOLISHED)

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B

TOTAL 'R'

2 23.8 (97.5%)2

0.3

24.4 (100%)

25 (51%)23.8 (49%)

11.2 13.2

0.6 (2.5%)

24 30.7 40.5

11.2 13.28.3

125 (79%)

33.3 (21%)

15
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17

18

R6 R7 R8 D5

-- -- -- 9.3 10.5 --

2 2 9.3 10.5 6

0.3

0 (0%)

--

--

0.3 0.3

33.3 (21%)125 (79%)
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[E] ENTRY

[E] MECH
ROOM

[E] STORAGE
ROOM

[E] GREAT
ROOM

R4 30.7 LN.FT.

D211.2 LN.FT.

D413.2 LN.FT.

R540.5 LN.FT.

REFER TO D1.0

REFER TO D1.0

D38.3 LN.FT.

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED - DEMO
CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

227.0 SQ.FT.
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D1.2

EXISTING/ DEMOLITION 
SECOND FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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[E] KITCHEN

[E] FAMILY
ROOM

[E] STORAGE

[E] DINING
ROOM

[E] BREAKFAST
NOOK

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED -
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

1064.3 SQ.FT.
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D1.3

EXISTING/ DEMOLITION 
THIRD FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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[E] BEDROOM 1

[E] MASTER
BEDROOM

[E] BEDROOM 2

[E] BATHROOM 1

HORIZONTAL ELEMENTS TO BE REMOVED
REFER TO D1.5

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

875.6 SQ.FT.
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D1.4

EXISTING/ DEMOLITION 
FOURTH FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION FOURTH FLOOR PLAN
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[E] ATTIC

[E] CLOSET
[E] BATHROOM 2

[E] BEDROOM 3

[E] STORAGE

HORIZONTAL ELEMENTS TO BE REMOVED/
RELOCATED - DEMO CALCULATIONS -
PLANNING CODE SEC. 317.b.2.C

639.1 SQ.FT.
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D1.5

EXISTING/ DEMOLITION 
ROOF PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.
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GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.
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GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A

B

C

D1
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F

G

H
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J

K
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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A1.4

PROPOSED
FOURTH FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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A1.5

PROPOSED
ROOF PLAN

SCALE IN FEET: 1/4" =1'-0"
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PROPOSED ROOF PLAN
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[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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D2.1

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - NORTH [FRONT]

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY

2
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13

LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14

15

16

17

T.O. (E) FIN. ROOF
(+) 50'-8"

B.O. (E) FIN. CEILING FLOOR 04
(+) 46'-7"

T.O. (E) FIN. FLOOR 04
(+) 38'-10"

B.O. (E) FIN. CEILING FLOOR 03
(+) 38'-0 3/8"

T.O. (E) FIN. FLOOR 03
(+) 29'-3 3/8"

B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"

AVG. ELEVATION @ FRONT
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VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

4.6 SQ.FT. 171.4 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

27.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

27.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

139 SQ.FT.

[E] AVERAGE GRADE @ FRONT PROPERTY LINE
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D2.2

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - WEST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY

2

3

4

5

6

7

8

9

10

11

12

13

LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14

15

16

17

T.O. (E) FIN. ROOF
(+) 50'-8"
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35'-0" HEIGHT LIMIT
RH-1
[SEC. 261(b)(1)]35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]

[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

157 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

29.5 SQ.FT.

129.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

73 SQ.FT.
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[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO
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D2.3

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - SOUTH

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14
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T.O. (E) FIN. ROOF
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B.O. (E) FIN. CEILING FLOOR 04
(+) 46'-7"

T.O. (E) FIN. FLOOR 04
(+) 38'-10"

B.O. (E) FIN. CEILING FLOOR 03
(+) 38'-0 3/8"

T.O. (E) FIN. FLOOR 03
(+) 29'-3 3/8"

B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"
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VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

54.0 SQ.FT.

433.1 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

191 SQ.FT.
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D2.4

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - EAST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14
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T.O. (E) FIN. FLOOR 04
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B.O. (E) FIN. CEILING FLOOR 03
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T.O. (E) FIN. FLOOR 03
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B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"
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35'-0" HEIGHT LIMIT
RH-1
[SEC. 261(b)(1)] 35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]

1

3 12

4

4

5

13 13

4

4

10

11

6

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

26 SQ.FT.

82 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

79 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

35'-0" HEIGHT LIMIT
ABOVE AVERAGE GRADE
[SEC. 261(b)(1)]
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO
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A2.1

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - NORTH [FRONT]

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

(N) T.O. (E) ROOF RIDGE
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RS-01

MTL-01

STC-01

GL-01

MTL-01

WS-01

WS-01

STC-02

STC-02

MTL-02

WD-01

FINISH LEGEND

WS-01 EXTERIOR WOOD SHINGLE, STAIN GRADE

EXTERIOR STUCCO [PORTLAND CEMENT PLASTER]. COLOR TBD

EXTERIOR WOOD PANEL, STAIN GRADE

EXTERIOR WOOD WINDOW/CASING/TRIM, PAINT-GRADE

HORIZONTAL TEXTURED STUCCO

EXTERIOR ALUMINUM PANEL. COLOR TBD

EXTERIOR STEEL, ELECTROGALVANIZED, POWDER COATED. COLOR TBD

FIBER GLASS BASED SHINGLE ROOFING. COLOR TBD

STC-01

WD-01

STC-02

MTL-01

MTL-02

RS-01

7

4

24

15

24

[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A2.2

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - WEST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

(N) T.O. (E) ROOF RIDGE
(+) 48'-9"

T.O. FIN. FLOOR 04
(+) 37'-0"

T.O. FIN. FLOOR 03
(+) 27'-4 1/2"

T.O. FIN. FLOOR 02
(+) 16'-8 1/2"
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(+) 7'-4 1/2"
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO
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[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A2.3

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - SOUTH

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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FINISH LEGEND

REFER TO SHEET A2.1



A2.4

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - EAST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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[SEC. 261(b)(1)]
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30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]

1

5

13

12

5

17

16

16

20

18

19

17

15

35'-0" HEIGHT LIMIT
ABOVE AVERAGE GRADE
[SEC. 261(b)(1)]

(N) T.O. (E) ROOF RIDGE
(+) 48'-9"

T.O. FIN. FLOOR 04
(+) 37'-0"

T.O. FIN. FLOOR 03
(+) 27'-4 1/2"

T.O. FIN. FLOOR 02
(+) 16'-8 1/2"

T.O. FIN. FLOOR 01
(+) 7'-4 1/2"

T.O. [E] FIN. FLOOR GARAGE
(-) 1'-3 3/8"

AVG. ELEVATION @ PROP. LINE
(+) 0'-0"

7'-
6"

FI
NI

SH
 C

EI
LIN

G 
HE

IG
HT

8'-
2"

FI
NI

SH
 C

EI
LIN

G 
HE

IG
HT

9'-
5 3

/4"
FI

NI
SH

 C
EI

LIN
G 

HE
IG

HT
8'-

7 3
/8"

FI
NI

SH
 C

EI
LIN

G 
HE

IG
HT

7'-
8 1

/8"
FI

NI
SH

 C
EI

LIN
G 

HE
IG

HT

(+) 15'-6 1/2"
B.O. FIN. CEILING FLOOR 01

(+) 26'-2 1/2"
B.O. FIN. CEILING FLOOR 02

(+) 36'-0"
B.O. FIN. CEILING FLOOR 03

(+) 44'-8"
B.O. FIN. CEILING FLOOR 04

(+) 5'-10 5/8"
T.O. FIN. FLOOR REAR YARD

(E) T.O. (E) ROOF RIDGE
(+) 50'-8"

B.O. FIN. CEILING GARAGE
(+) 6'-2 1/2"

8'-
8"

9'-
4"

10
'-7

 3/
4"

9'-
7 5

/8"
1'-

11
"

LO
W

ER
IN

G 
(E

)
BU

ILD
IN

G

(+) 45'-4 1/2"
T.O. EDGE OF FRONT DORMER

(+) 42'-10 1/4"
(N) AVERAGE BUILDING HEIGHT

42
'-1

0 1
/4"

(N
) B

UI
LD

IN
G 

HE
IG

HT

T.O. EDGE OF (N) ROOF SLOPE
(+) 40'-5"

T.O. REAR ROOF RIDGE
(+) 40'-0"

T.O. EDGE OF REAR DORMER
(+) 36'-5"

9'-
2"

FI
NI

SH
 C

EI
LIN

G 
HE

IG
HT

 @
 R

EA
R

T.O. ROOF EDGE AT FRONT
(+) 37'-5"

(+) 45'-10"
T.O. ROOF AT BEDROOM 3

22

23

24

24

[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

25

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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D3.1

EXISTING
SECTION

1
EXISTING SECTION - LONGITUDINAL

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL SECTION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

SECTION SHEET NOTES

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN ACCORDANCE
WITH SFPC SECTION 261(b)(1)

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR ADD'L INFO

APPROXIMATE OUTLINE OF GRADE AT 2415 GREEN STREET, SHOWN FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF GRADE AT  2421 GREEN STREET AT  PROPERTY LINE
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D3.2

EXISTING
SECTION

1
EXISTING CROSS SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL SECTION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

SECTION SHEET NOTES

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN ACCORDANCE
WITH SFPC SECTION 261(b)(1)

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR ADD'L INFO

APPROXIMATE OUTLINE OF GRADE AT 2415 GREEN STREET, SHOWN FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF GRADE AT  2421 GREEN STREET AT  PROPERTY LINE

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO
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HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A3.1

PROPOSED
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PROPOSED LONGITUDINAL SECTION
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES

14

13

12

3

4

5

6

7

LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.2

PROPOSED
SECTION

1
PROPOSED CROSS SECTION
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

8
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11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.3
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SECTION

1
PROPOSED SECTION - TRANSVERSE

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

8
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11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES
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APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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Certificate of Determination
Exemption from Environmental Review

Case No.: 2017-002545ENV

Project Title: 2417 Green Street

Zoning: RH-1 (Residential —House, One Family) Use District

40-X Height and Bulk District

Block/Lot: 0560/028

Lot Size: 2,500 square feet

Project Sponsor: Eric Dumican, Dumican Mosey Architects

(415)495-9322

Staff Contact: Jeanie Poling — (415) 575-9072

jeanie.poling@sfgov. org

1650 Mission St.
Suite 400
San Francisco,
CA 94103-2479

Reception:
415.558.6378

Fax:
415.558.6409

Planning
Information:
415.55$.6377

This certificate supersedes a prior categorical exemption determination issued by the Planning

Department on May 16, 2017 for the proposed project described below and the case number listed above.

PROJECT DESCRIPTION:

The project site is on the south side of Green Street on the block bound by Green, Pierce, Scott, and

Vallejo streets in the Pacific Heights neighborhood. T'he 2,500-square-foot project site contains a four-

story single-family residential building constructed circa 1905. The project would lower all floor plates by

approximately 2 feet, construct one- and three-story horizontal rear additions, and construct third and

fourth floor vertical additions above the existing single-family dwelling. (Continued on next page)

EXEMPT STATUS:

Categorical Exemption, Class 1 (California Environmental Quality Act [CEQA] Guidelines Section 15301).

See page 4. (Continued on next page)

DETERMINATION:

I do hereby certify that the above determination has been made pursuant to State and local requirements.

Lisa Gibson

..~.

~.~

Environmental Review Officer

cc: Christopher May, Current Planner

Stephanie Cisneros, Preservation Planner

Sup. Catherine Stefani, District 2 (via Clerk of the Board)

Richard Toshiyuki Drury, Lozeau Drury LLP

Eric Dumican, Project Sponsor

Kirk Means, Dept. of Building Inspection

Historic Preservation Distribution List

Other interested parties; M.D.F
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Case No. 2017-002545ENV 
2417 Green Street 

PROJECT DESCRIPTION (continued):  
The floor area would increase from approximately 4,118 square feet to approximately 5,115 square feet, 
and would include a one-bedroom accessory dwelling unit measuring approximately 1,023 square feet on 
the first floor. The project also proposes the partial excavation of the rear yard for a sunken terrace, façade 
alterations, and interior modifications, including the expansion of the existing basement level garage to 
accommodate one additional vehicle.  

The project site is within the RH-1 (Residential-House, One Family) District and a 40-X Height and Bulk 
District. The neighborhood contains primarily large, three- to four-story single-family homes. The 
property is on an approximately 24 percent lateral slope.  

The project would require excavation of approximately 408 cubic yards of soil and rock to a depth of 13 
feet below grade. As discussed below under “Project Approvals,” some project excavation below the 
existing building has already occurred, and debris and brush have been cleared from the proposed rear 
addition area. Additional excavation would be conducted using a hand-held jackhammer with a force 
rating of 90 pounds. Excavation would occur in sections for one to two weeks over a period of three to 
five months. 

Project Approvals 

The proposed project requires issuance of building permits by the Department of Building Inspection 
(DBI). DBI issued building permits for the project following issuance of a previous categorical exemption 
determination issued on May 16, 2017 by the Planning Department. Three requests for discretionary 
review of the proposed horizontal rear addition were filed subsequent Planning Code Section 311 
notification by the Planning Department. In addition, the categorical exemption determination was 
appealed. Following the appeal hearing, the Planning Department rescinded the May 16, 2017 categorical 
exemption determination and the DBI suspended the previously issued excavation permits for the project 
pending CEQA clearance and Planning Department approvals.1 

The discretionary review hearing before the Planning Commission is the approval action for the project. 
The approval action date establishes the start of the 30-day appeal period for this CEQA exemption 
determination pursuant to Section 31.04(h) of the San Francisco Administrative Code. 

Building permits for excavation that were suspended pending CEQA compliance may also rely on this 
exemption.  

EXEMPT STATUS (continued):  
CEQA Guidelines Section 15301, or Class 1, provides an exemption from environmental review for 
interior or exterior alterations involving such things as interior partitions, plumbing, and electrical 
conveyances. CEQA State Guidelines Section 15301(e)(1) provides an exemption for additions to existing 
structures, provided that the addition would not result in an increase of more than 50 percent of the floor 
area of the structure before the addition, or 2,500 square feet, whichever is less. The proposed project 

                                                           
1  DBI suspended Building Permits 201705116316 and 201710020114 on December 20, 2017. 
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Case No. 2017-002545ENV 
2417 Green Street 

would entail interior and exterior modifications that would increase the existing building’s area by 1,612 
square feet; therefore, the project is appropriately exempt from environmental review under Class 1. 

DISCUSSION OF ENVIRONMENTAL ISSUES: 
CEQA Guidelines Section 15300.2 establishes exceptions to the application of a categorical exemption for 
a project. None of the established exceptions applies to the proposed project.  

Guidelines Section 15300.2, subdivision (c), provides that a categorical exemption shall not be used for an 
activity where there is a reasonable possibility that the activity will have a significant effect on the 
environment due to unusual circumstances. As discussed below, there is no possibility of a significant 
effect on the environment due to unusual circumstances.  

CEQA Guidelines Section 15300.2, subdivision (f), provides that a categorical exemption shall not be used 
for a project that may cause a substantial adverse change in the significance of a historical resource. For 
the reasons discussed below under “Historic Architectural Resources,” there is no possibility that the 
proposed project would have a significant effect on a historic resource. 

Historic Architectural Resources 

In evaluating whether the proposed project would be exempt from environmental review under the 
California Environmental Quality Act (CEQA), the Planning Department must first determine whether 
the building at 2417 Green Street is a historical resource as defined by CEQA. The Planning Department 
required the submittal of a historic resource evaluation,2 and determined that the existing structure on the 
project site is not a historical resource as defined by CEQA.3 The following is a summary of the Planning 
Department’s findings.  

The building located at 2417 Green Street was built circa 1905 and was first owned by Lonella H Smith. 
Louis B. Floan was the contractor for the building, but no architect was identified. The building is a 
rectangular plan, three-story-over-basement, wood-frame, single-family residence with a side-facing 
gable roof and shingle and brick cladding. The building has been altered, including the insertion of a 
garage with concrete cladding, replacement of the front entry porch, and replacement of the upper floor 
windows. The building retains some characteristics of the First Bay Tradition style, including the simple 
wall surface, wood shingles, and small-scale ornamentation. 

The Planning Department finds that the existing building on the project site does not appear to be eligible 
for inclusion on the California Register either as an individual historic resource or as a contributor to a 
historic district. There is no information provided by the historic resource consultant or located in the San 
Francisco Planning Department’s background files to indicate that the existing structure at 2417 Green 
Street was associated with events that have made a significant contribution to the broad patterns of local 
                                                           
2  Tim Kelley Consulting, LLC, Historic Resource Evaluation Part 1, 2417 Green Street, San Francisco, 

California, April 2017. This document and all documents referenced are available for review at the 
Planning Department, 1650 Mission Street, as part of Case No. 2017-002545ENV. 

3  San Francisco Planning Department, Preservation Team Review Form, 2417 Green Street, May 10, 2017; 
and San Francisco Planning Department, Historic Resource Evaluation Response, 2417 Green Street, 
May 29, 2018. Both documents are attached. 
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Case No. 2017-002545ENV 
2417 Green Street 

or regional history or the cultural heritage of California or the United States. No significant historical 
figures are associated with the existing building. Lastly, the property does not significantly embody the 
distinctive characteristics of the First Bay Tradition style; it is not the work of a master architect; and it 
does not possess high artistic value. 

Furthermore, the existing building on the project site is not located within a California Register-eligible 
historic district. The consultant found no cohesive collection of buildings in the immediate area that 
would indicate a possible district. The nearest historic district is the California Register-eligible Pacific 
Heights Historic District, which includes buildings immediately south of and 125 feet to the west of the 
subject building. 2417 Green Street does not contribute to this district since the subject building and its 
immediate neighbors to the east are not associated with the architectural significance of the district. The 
district is characterized by large, formal, detached dwellings, typically designed by master architects and 
displaying a high level of architectural detailing and materials. The building at 2417 Green Street is 
builder-designed and displays a relatively vernacular style. While the properties to the west of 2417 
Green Street may be eligible for inclusion in the district, the existing building on the project site does not 
contribute to the eligible Pacific Heights Historic District.  

The project site is located immediately adjacent to and east of an identified-eligible historic resource 
(Category A property) located at 2421 Green Street.4 The rear yard of 2417 Green Street also abuts 2727 
Pierce Street (City Landmark 51). Due to the proximity of two adjacent historic resources to the project 
site, potential direct and indirect impacts to both are discussed below.  

Potential impacts to historic resources are addressed in Section 15064.5(b) of the CEQA Guidelines, which 
states, “A project with an effect that may cause a substantial adverse change in the significance of an 
historical resource is a project that may have a significance effect on the environment.” A “substantial 
adverse change” is defined in the CEQA Guidelines as the “physical demolition, destruction, relocation, 
or alteration of the resource or its immediate surroundings such that the significance of an historical 
resource would be materially impaired.”5 CEQA also defines “materially impaired” as work that 
“materially alters, in an adverse manner, those physical characteristics that convey the historical 
resource’s historical significance and justify its inclusion in or eligibility for inclusion in the California 
Register of Historical Resources or in a local register of historical resources.”6  

Potential Direct Impacts to Adjacent Historic Resources  

Rear Addition/Alteration 

The proposed rear addition at 2417 Green Street would adhere to all Planning Department requirements 
with regard to rear yard setbacks and mid-block open space. (The foundation work is described below.) 
There is no potential for the rear addition to cause a physical direct impact to the adjacent historic 
resources at 2421 Green Street or 2727 Pierce Street due to the fact that the addition would not physically 

                                                           
4  2421 Green Street was identified in the Department’s 1976 Survey and given a rating of “4.” The 

property was also discussed in Here Today: San Francisco’s Architectural Heritage, by Roger R. Olmsted 
and Tom H. Watkins (page 270).  

5  CEQA Guidelines, Section 15064.5(b)(1)  
6  CEQA Guidelines, Section 15064.5(b)(2) 
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attach to or require physical alterations of any components of these adjacent properties. The proposed 
project at 2417 Green Street would be confined to the parameters of the subject lot. The proposed rear 
addition incorporates side setbacks between the addition and the immediately adjacent historic resource 
at 2421 Green Street and would sit below the overall height of the historic resource at 2421 Green Street. 
The size and location of the addition would not require the removal or infill of property line windows at 
2421 Green Street.7  

Additionally, the rear yard of 2727 Pierce Street (City Landmark 51) that abuts the rear yard of 2417 
Green Street would not be physically impacted by the proposed rear addition, which would be entirely 
located within the buildable area of the lot such that a Planning Code-compliant rear yard is maintained. 
This would provide significant distance between the rear yard of 2727 Pierce Street and the proposed rear 
addition at 2417 Green Street such that there would be no potential for a direct impact to the landmark 
building.  

Foundation Replacement and Vibration 

The scale and method of foundation work is not anticipated to result in the removal of or damage to 
materials or physical features associated with the adjacent historic resource at 2421 Green Street or to 
result in significant vibration that has the potential to cause a significant impact. As discussed below 
under Geology, Soils, and Drainage, the project’s geotechnical report notes that one of the primary 
geotechnical considerations is the protection of adjacent improvements and foundations throughout 
construction. The method of laying the new foundation would be carried out per the specific 
recommendations laid out in the geotechnical report and requirements set forth in the San Francisco and 
California Building Codes to ensure protection of the foundation of the adjacent historic resource at 2421 
Green Street.  

The project would require excavation to a depth of 13 feet using a handheld jackhammer assumed to 
have a force rating of 90 pounds. A vibration analysis prepared for the proposed project estimates that if 
this tool were operating 3 feet away from the adjacent residence, the estimated ground vibration would 
be within the range of 0.05 to 0.25 inches per second, depending on the local soil hardness.8 Ground 
vibrations within this range would not materially impair physical features of 2421 Green Street, which is 
a wood-frame building clad in wood shingles, such that it would no longer convey its historical 
significance. Furthermore, the proposed project would comply with all building and engineering 
requirements to protect the architectural and structural components of adjacent buildings and to avoid, 
minimize, or mitigate vibration during construction. Staff finds that the proposed foundation 
replacement at 2417 Green Street would not result in a significant adverse impact to the adjacent historic 
resource, as it would not use construction equipment that could result in significant vibration, it would 
implement the recommendations outlined in the geotechnical report, and it would follow the 
requirements of local and state building codes.  

  

                                                           
7  Property line windows are not protected in the San Francisco Planning Code. 
8  Charles M. Salter Associates, Inc., 2417 Green Street Vibration Assessment, June 21, 2018. 
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Potential Indirect Impacts to Adjacent Historic Resources 

This section addresses the potential for the project to result in indirect impacts to the historic setting of 
the immediately adjacent historic resource at 2421 Green Street and the nearby 2727 Pierce Street (City 
Landmark 51). Private views (from adjacent buildings and yards) are not a topic taken into consideration 
under CEQA with regard to potential impacts to adjacent historical resources and are therefore not 
included in this analysis. Based on massing studies provided by the project sponsor, public views (from 
sidewalks and roadways) of adjacent historic resources would remain the same as existing conditions. 

The current setting of the adjacent historic resources at 2421 Green Street and 2727 Pierce Street is 
comprised of standard city lots subject to the restrictions and requirements of the RH-1 (Residential –
House, One Family) zoning district and 40-X height and bulk district. Historically, the subject block 
remained unified and largely undeveloped until the Casebolt House (City Landmark 51) was constructed 
at 2727 Pierce Street in 1867. The block was subsequently subdivided and lots were sold for private 
development that ultimately resulted in the current setting, comprised of multi-level single-family 
residences that adhere to the slope of the land and have a strong pattern of mid-block open space.  

The existing footprint of 2417 Green Street is not a precondition for 2421 Green Street or 2727 Pierce Street 
to convey their historic architectural design, for which they have been found to be significant under 
Article 10 of the Planning Code and the National Register, respectively. The setting of the two historic 
resources has changed over time to accommodate an ever-changing urban environment. Although the 
2417 Green Street project includes a rear expansion that would be visible from 2421 Green Street and from 
2727 Pierce Street, this change would not physically impact either resource such that they would no 
longer be able to convey their architectural significance.  

The Designating Ordinance for 2727 Pierce Street (City Landmark 51) identifies character-defining 
features associated with the significance of the property. These features include architectural details that 
collectively illustrate the property’s high-style Italianate design. Features associated with the setting of 
the landmark (i.e., landscaping, open space, and views) are not identified in the designating ordinance as 
character-defining features. Although there is an extant garden at the rear of the property, it is not 
directly or specifically tied to the significance of the property and therefore is not considered an 
important character-defining feature. The proposed project at 2417 Green Street would be visible from the 
rear yard of 2727 Pierce Street but it would not physically touch or materially impair any of the 
landmark’s character-defining features or its setting such that it would no longer be able to convey its 
significance. Therefore, the proposed project at 2417 Green Street would not cause a significant adverse 
impact on 2727 Pierce Street.  

The adjacent historic resource at 2421 Green Street is currently undergoing consideration for listing in the 
National Register of Historic Places for its association with the life and work of master architect Ernest 
Albert Coxhead and for its representation as an outstanding example of the First Bay Tradition 
architectural style. Based on the information presented in the National Register nomination form, the 
intent of the original design of 2421 Green Street was to take advantage of the view(s) from the eastern, 
western, and northern elevations. Additionally, the site has a “[s]outhern rear yard that captures direct 
sunlight nurturing a garden that backs onto neighboring gardens creating a park-like setting at the back 
of the house.” Although the overall setting of 2421 Green Street is described as “park-like,” it is located 
within an urban environment of developed city lots. The proposed project at 2417 Green Street would not 
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physically touch or alter the exterior features of 2421 Green Street, as the project would be confined to the 
parameters of the 2417 Green Street lot. The proposed rear addition would incorporate side setbacks to 
allow for space between the addition and the immediately adjacent properties and would sit below the 
overall height of the historic resource at 2421 Green Street such that no existing windows would require 
physical alteration. The proposed rear addition may alter the amount of direct sunlight on the rear 
garden at 2421 Green Street but would not significantly diminish or alter the “park-like” setting at the 
rear. The proposed project would adhere to the rear yard requirements of the Planning Code and would 
maintain mid-block open space consistent with residential design guidelines such that these features 
would continue to relate to adjacent properties. Although the proposed project would be visible from the 
east-facing windows of 2421 Green Street, it would not physically touch or alter any of the historic 
resource’s character-defining features such that 2421 Green Street would no longer be able to convey its 
historical significance. Therefore, the project at 2417 Green Street would not cause a significant adverse 
impact to the setting or surroundings of 2421 Green Street.  

The proposed addition to the existing single-family residence at 2417 Green Street would not include any 
physical alterations to the adjacent historical resources at 2421 Green Street or 2727 Pierce Street such that 
there would be a substantial adverse change in the significance of these resources that would no longer 
make them eligible for inclusion in a local, state, or national register of historical resources. Staff has 
determined that the project would not cause a significant adverse impact to the surroundings of the 
adjacent identified historical resources.  

Geology, Soils, and Drainage. Under the direction and management of the seven-member citizen 
Building Inspection Commission, the mission of the San Francisco Department of Building Inspection 
(building department) is to oversee the effective, efficient, fair and safe enforcement of the City and 
County of San Francisco's Building, Housing, Plumbing, Electrical, and Mechanical Codes, along with the 
Disability Access Regulations. To ensure that the potential for adverse geologic, soils, and seismic 
hazards is adequately addressed, San Francisco relies on the state and local regulatory process for review 
and approval of building permits pursuant to the California Building Code (state building code, 
California Code of Regulations, Title 24); the San Francisco Building Code (local building code), which is 
the state building code plus local amendments that supplement the state code including the Slope 
Protection Act (building code section 106A.4.1.4); the building department’s implementing procedures 
including Administrative Bulletins and Information Sheets; and the State Seismic Hazards Mapping Act 
of 1990 (seismic hazards act, located in Public Resources Code section 2690 et seq.). The project site is not 
within a seismic hazard zone as defined by the Seismic Hazard Mapping Act of 1990, nor within an area 
identified for fault rupture in the Alquist-Priolo Earthquake Fault Zone Act. However, it is within an area 
subject to the Slope Protection Act as described below. 

Chapter 16 of the state building code deals with structural design requirements governing seismically 
resistant construction (section 1604), including, but not limited to, factors and coefficients used to 
establish a seismic site class and seismic occupancy category appropriate for the soil/rock at the building 
location and the proposed building design (sections 1613.5 through 1613.7).  

Chapter 18 of state building code, Soils and Foundations, provides the parameters for geotechnical 
investigations and structural considerations in the selection, design, and installation of foundation 
systems to support the loads from the structure above. Section 1803 sets forth the basis and scope of 
geotechnical investigations conducted. Section 1804 specifies considerations for excavation, grading, and 
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fill to protect adjacent structures and to prevent destabilization of slopes due to erosion and/or drainage. 
In particular, Section 1804.1, Excavation near foundations, requires that adjacent foundations be protected 
against a reduction in lateral support as a result of project excavation. This is typically accomplished by 
underpinning or protecting said adjacent foundations from detrimental lateral or vertical movement, or 
both. Section 1807 specifies requirements for foundation walls, retaining walls, and embedded posts and 
poles to ensure stability against overturning, sliding, and excessive pressure, and water lift, including 
seismic considerations. Sections 1808 through 1810 (Foundations) specify requirements for foundation 
systems based on the most unfavorable loads specified in Chapter 16, Structural, for the structure’s 
seismic design category in combination with the soil classification at the project site.  

Chapter 33 of the state building code includes, but is not limited to, requirements for safeguards at work 
sites to ensure stable excavations and cut-or-fill slopes (section 3304) and the protection of adjacent 
properties including requirements for noticing (section 3307). Appendix J of the state building code 
includes, but is not limited to, grading requirements for the design of excavations and fills (sections J106 
and J107) specifying maximum limits on the slope of cut and fill surfaces and other criteria, required 
setbacks and slope protection for cut and fill slopes (J108), and erosion control in general and regarding 
the provision of drainage facilities and terracing (sections J109 and J110). San Francisco has adopted 
Appendix J of the state building code with amendments to J103, J104, J106, and J109 as articulated in the 
local building code. 

The project site is in a landslide hazard zone and thus is subject to the additional requirements of the 
Slope Protection Act (building code section 106A.4.1.4), as identified in the building code. The Slope 
Protection Act states that the final geotechnical report must be prepared and signed by both a licensed 
geologist and a licensed geotechnical engineer, which in turn shall undergo design review by a licensed 
geotechnical or civil engineer to verify that appropriate geological and geotechnical issues have been 
considered and that appropriate slope instability mitigation strategies, including drainage plans if 
required, are proposed. Based on the review of the geotechnical submittal, the building department 
director may also require that the project be subject to review by a three-member Structural Advisory 
Committee that will advise the building department on matters pertaining to the building’s design and 
construction. The three committee members must be selected from a list of qualified engineers submitted 
by the Structural Engineers Association of Northern California and approved by the building department. 
One member must be selected by the building department, one member shall be selected by the project 
sponsor, and the third member shall be selected jointly.  

A geotechnical investigation report was prepared for the proposed project.9 The proposed building 
alterations are anticipated to be supported on shallow foundations bearing on bedrock. The report notes 
that the primary geotechnical considerations for the site are excavation in bedrock, protection of adjacent 
improvements and foundations, and the possibility of encountering groundwater. The report includes 
recommendations for site preparation and grading, temporary slopes and excavation, construction 
monitoring, foundations, capillary break, basement, and retaining wall design, groundwater and surface 
drainage, and seismic design. The report concludes that the site can be developed as planned, provided 

                                                           
9  Divis Consulting, Inc., Geotechnical Investigation Report, 2417 Green Street, San Francisco, California, 

April 6, 2017.  
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its recommendations are incorporated into the project plans and specifications and are implemented 
during construction. 

The geotechnical report for the project addresses adjacent foundations: 

If the contractor encounters any adjacent foundations not shown on the project documents or 
unexpected materials during excavation, excavation should be halted and we should be 
contacted immediately to provide additional consultation on-site. We recommend the contractor 
investigate the location and depth of any adjacent foundations which may be impacted by the 
proposed excavation prior finalizing excavation plans. Any information regarding existing 
foundations should be distributed to the design team prior to construction. Where sloped 
excavations are not possible and the excavation will potentially impact adjacent improvements, 
shoring and or underpinning may be required. Shoring or underpinning is not planned at this 
time. We can provide additional recommendations regarding shoring and underpinning upon 
[request.] 

The report recommends that its preparers review project plans, calculations, and specifications prior to 
final design to check that they are in general conformance with their recommendations. The report 
further states that the recommendations presented within the report are contingent based on their 
geotechnical observations during construction.  

The geotechnical report notes that groundwater was not observed during a field investigation and that 
groundwater levels may vary seasonally. The geotechnical report states: 

Groundwater is typically encountered at the interface between geologic contacts (fill/native, 
sand/clay and soil/bedrock). Any excavation on a hillside may encounter groundwater and 
seasonal springs within the bedrock even though no evidence of groundwater is encountered 
during construction. Where groundwater, or evidence of groundwater, is encountered during 
construction, the geotechnical consultant would be notified to evaluate if additional measures are 
required to control the flow of groundwater at the site.10  

The final design should include measures to intercept groundwater where it may impact the 
proposed construction. This may include but is not limited to: drainage behind retaining walls, 
under-slab-drainage, French drains and area drains to intercept groundwater and surface run-off, 
and waterproofing. The need for under-slab-drainage should be evaluated based on the 
waterproofing design as well as the proposed use of the improvement. Where collected, 
groundwater should be discharged to a suitable collection point. In San Francisco, intercepted 
groundwater is typically re-directed to the combined sewer-stormwater system. 

Waterproofing is typically installed where the construction of habitable space is below the 
ground surface and waterproofing for basements is generally required by the building code. 
While we may provide guidance regarding waterproofing, the design and implementation of any 

                                                           
10  Divis Consulting, Inc., Geotechnical Investigation Report, 2417 Green Street, San Francisco, California, 

April 6, 2017, page 4. 
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waterproofing system is beyond the scope of our services. The waterproofing system should be 
designed and inspected by others. 

The project must comply with California Building Code Section 1805, which requires drainproofing and 
waterproofing of below-grade enclosed spaces. Section 1805.3 specifies materials and design for floors 
and walls and subsoil drainage systems. The engineer of record is responsible for ensuring no damage to 
adjacent structures.  

The building department would review the project-specific geotechnical report during its review of the 
building permit for the project, and may require additional site-specific soils report(s) through the 
building permit application process, as needed. In addition, because the proposed project is in the Slope 
Protect Act area, review by the Structural Advisory Committee may be required. Compliance with 
building codes and building department review of the building permit application for conformance with 
the recommendations in the geotechnical report would ensure that the proposed project would have no 
significant impacts related geology, soils, and drainage, and would not result in damage to the adjacent 
building at 2421 Green Street. 

Hazardous Materials. The proposed project would disturb at least 50 cubic yards of soil in an area that 
the San Francisco Health Department, as set forth in San Francisco Building Code section 106A.3.2.4, has 
identified as likely containing hazardous substances in the soil or groundwater. Therefore, before the 
project may obtain a building permit, it must comply with the requirements of article 22A of the San 
Francisco Health Code, which the San Francisco Department of Public Health (DPH) administers.  

On February 9, 2018, the project sponsor submitted a Maher program application to DPH. On February 
11, 2018, DPH requested that the project sponsor submit a work plan for soil and/or groundwater 
sampling and testing.11 

On February 12, 2018 the project sponsor submitted a work plan that proposed two sample locations 
within the existing garage.12 The work plan proposed laboratory analysis for total petroleum 
hydrocarbons (TPH) as gasoline (TPHg), as diesel (TPHd), and as motor oil (TPHmo); volatile organic 
compounds (VOCs); semi-VOCs; organochlorine pesticides; polychlorinated biphenyls (PCBs); reactivity, 
corrosivity, and ignitability; CAM 17 metals; and asbestos. On February 18, 2018, DPH approved the 
work plan.13 

On February 27, 2018, the sponsor’s consultant, ICES, submitted the site characterization report,14 and on 
February 28, 2018, DPH issued a letter that agreed with the report’s conclusion that that the soil 
sediments within the foundation and garage expansion excavation are non-hazardous: 

                                                           
11  San Francisco Department of Public Health, Environmental Health, SFHC Article 22A, 2417 Green 

Street Residence, EHB-SAM Case Number: 1534, February 11, 2018. 
12  ICES, Work Plan, Site Characterization, 2417 Green Street, San Francisco, California, February 12, 2018. 
13  San Francisco Department of Public Health, Environmental Health, SFHC Article 22A, 2417 Green 

Street Residence, EHB-SAM Case Number: 1534, February 18, 2018. 
14  ICES, Site Characterization, 2417 Green Street, San Francisco, California, February 27, 2018. 
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Results from the soil samples indicated that the samples contained TPHg, TPHd, TPHmo, VOC, 
SVOC, organochlorine pesticide, and PCB concentrations that were below the Regional Water 
Quality Control Board's Direct Exposure Human Health Risk Screening Levels (DE HHRSLs) for 
residential land use. Results of other analysis indicated that the samples were non-flammable and 
non-reactive; and contained pH values (corrosivity) ranging from 7.58 to 7.71. The asbestos 
concentrations contained in the samples were non-detectable (less than 0.25%). The metal 
concentrations detected in the samples were below their respective residential DE HHRLs and/or 
within background levels for San Francisco Bay Area soils, with the exception of arsenic. The 
arsenic concentrations detected in [samples] S-l and S-2 ranging from 3.1 mg/kg to 3.5 mg/kg 
exceeded the residential DE HHRL of 0.067 mg/kg but were below the background level of 11 
mg/kg. The Regional Water Quality Control Board considers background levels to be acceptable 
for contaminants where their respective DE HHRLs are less than typical background levels.15 

Based on review of the documents, DPH found the project in compliance with San Francisco Health Code 
article 22A, and requires no further investigation. Thus, there is no possibility of a significant effect on the 
environment related to exposure to hazardous materials.  

Conclusion. The proposed project satisfies the criteria for exemption under the above-cited 
classification(s). In addition, none of the CEQA Guidelines Section 15300.2 exceptions to the use of a 
categorical exemption applies to the proposed project. For the above reasons, the proposed project is 
appropriately exempt from environmental review. 

                                                           
15  San Francisco Department of Public Health, Environmental Health, SFHC Article 22A Compliance, 

2417 Green Street Residence, San Francisco, EHB-SAM Case Number: 1534, February 28, 2018. 
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Smith. Louis B. Floan was to contractor for the building, but no architect was identified.
The property is located on the south side of the street between Pierce and Scott Street in

, the Pacific Heights neighborhood. It is a rectangular plan, three-story-over-basement,
wood-frame, single-family residence with aside-facing gable roof and shingle and brick
cladding. The building has been altered, including the insertion of a garage with concrete
cladding, replacement of the front entry porch, and replacement of the upper floor
windows. The building retains some characteristics ofthe First Bay Tradition style,
including the simple wall surface, wood singles, and small scale ornamentation.

Based on the information provided in the Historic Resource Evaluation report prepared by
Tim Kelley Consulting (December 2016), the Department finds that the subject property
does not appear to be eligible for inclusion on the California Register either as an
individual historic resource or as a contributor to a historic district. There is no information
provided by the Project Sponsor's reports or located in the San Francisco Planning
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characterized by large, formal, detached dwellings, typically designed by master architects
and displaying a high level of architectural detailing and materials. The subject building is
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of 2417 Green Street may be eligible for inclusion in the district, the subject building does
not contribute to the Pacific Heights Historic District. The proposed project would have no
adverse impact to historic resources as the subject building is not a historic resource and is
not located within a historic district.
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PART I: HISTORIC RESOURCE EVALUATION SUMMARY

2417 Green Street'

1650 Mission St.
Suite 400
San Francisco,
CA 94103-2479

Reception:

415.558.6378

Fax:
415.558.6409

Planning
Information:
415.558.6377

The building located at 2417 Green Street was built circa 1905 and was first owned by Lonella H Smith.
Louis B. Floan was the contractor for the building, but no architect was identified. The property is located
on the south side of the street between Pierce and Scott Street. in the Pacific Heights neighborhood. It is a
rectangular plan, three-story-over-basement, wood-frame, single-family residence with aside-facing
gable roof and shingle and brick cladding. The building has been altered, including the insertion of a
garage with concrete cladding, replacement of the front entry porch, and replacement of the upper floor
windows. The building retains some characteristics of the First Bay Tradition style, including the simple
wall surface, wood shingles, and small-scale ornamentation.

Based on the information provided in the Supplemental Information for Historic Resource Determination
(Supplemental) report prepared by Tim Kelley Consulting (December 2016), the Department finds that
the subject property does not appear to be eligible for inclusion on the California Register either as an
individual historic resource or as a contributor to a historic district. 'There is no information provided in
the Supplemental or located in the San Francisco Planning Department's background files to indicate that
the property was associated with events that have made a significant contribution to the broad patterns of
local or regional history or the cultural heritage of California or the United States. No significant
historical figures are associated with the property. Lastly, the property does not significantly embody the
distinctive characteristics of the First Bay Tradition style; it is not the work of a master architect; and it
does not possess high artistic value.

Furthermore, the property is not located within a California Register-eligible historic district. The
consultant found no cohesive collection of buildings in the immediate area that would indicate a possible
district. The nearest historic district is the California Register-eligible Pacific Heights Historic District,

The historical information for 2417 Green Street presented in this HRER is taken from the Preservation Team Review (I'TR) form
dated May 4, 2017 and signed on May 20, 2017. This information is still valid.

www.sfplanning.org
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which includes buildings to the south and west of the subject building. 2417 Green Street would not

contribute to this district since the subject building and its immediate neighbors to the east are not

associated with the architectural significance of the district. The district is characterized by large, formal,

detached dwellings, typically designed by master architects and displaying a high level of architectural

detailing and materials. The subject building is builder-designed and displays a relatively vernacular

style. While the properties to the west of 2417 Green Street maybe eligible for inclusion in the district, the

subject building does not contribute to the eligible Pacific Heights Historic District.

2421 Green Street

The subject property at 2417 Green Street is located adjacent to an identified-eligible historic resource

(Category A property) at 2421 Green Street (Coxhead House)? Constructed in 1839, 2421 Green Street is a

three-story, wood-framed building clad in red cedar shingles. It has a rectangular plan with steeply

pitched roofs and articulated . dormers and ribbons of windows facing the San Francisco Bay and

neighboring rear yards. The property was designed in the First Bay Tradition (or Bay Area Shingle)

architectural style by and for master architect Ernest Albert Coxhead to be used as his personal residence

and studio. The property is currently undergoing consideration for listing in the National Register of

Historic Places for its association with the life and work of Coxhead and for its representation as an

outstanding example of the First Bay Tradition architectural style 3

2727 Pierce Street

The rear yard of subject property at 2417 Green Street abuts the rear yard of 2727 Pierce Street, a

designated local landmark (City Landmark 51). Known as the Casebold House, 2727 Pierce Street was

designed in the Italianate style and constructed in 1865 for Henry Casebolt, a wealthy pioneer carriage

and car builder, inventory, and transit operator who became accomplished both locally and across the

country. 2727 Pierce Street is recognized as a masterpiece of the style and is a locally designated

landmark significant for its association with the life and work of Henry Casebolt, and as an outstanding

example of Italianate architecture.

PART II: PROJECT EVALUATION

Proposed Project ❑Demolition ~ Alteration

Per Drawings Dated: Feburary 10, 2017

Project Description
The proposal is to construct athree-story, 950 sf rear addition; alter the front facade; replace the

foundation; lower all floor plates by approximately 2 feet; and excavate below the existing building to

add one vehicle parking space (662 sf) to the existing one-vehicle garage. The project would increase the

existing 4,502 sf building by 1,612 sf resulting in a 6,114 sf building.

2 2421 Green Street was identified in the Department's 1976 Survey and given a rating of "4." The property was also di
scussed in

Here Today: San Francisco's Architectural Heritage, by Roger R. Olmsted and Tom H. Watkins (page 270).

3 More information regarding the significance of 2421 Green Street can be found in the full National Register nomina
tion form

attached to the Appeal Letter dated November 22, 2017.
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Project Evaluation
If the property has been determined to be a historical resource in Part I, please check whether the proposed project
would materially impair the resource and identify any modifications to the proposed project that may reduce or
avoid impacts.

Subject Property/Historic Resource:
❑ The project will not cause a significant adverse impact to the historic resource as proposed.

❑ T'he project will cause a significant adverse impact to the historic resource as proposed.

California Register-eligible Historic District or Context:
❑ The project will not cause a significant adverse impact to a California Register-eligible historic

district or context as proposed.

❑ T'he project will cause a significant adverse impact to a California Register-eligible historic district
or context as proposed.

Potential Impacts to Adjacent Historic Resources:

The project will not cause a significant adverse impact to adjacent historic resources (Category A
Properties) as proposed. See discussion below.

The project will cause a significant adverse impact to adjacent historic resources (Category A
Properties) as proposed. See discussion below.

T'he subject property is located immediately adjacent to an identified-eligible historic resource (Category
A property) located at 2421 Green Street'. T'he rear yard of 2417 Green Street also abuts the rear yard of
the historic resource at 2727 Pierce Street (City Landmark 51).

Potential impacts to the setting of historic resources are addressed in Section 15064.5(b) of the CEQA
Guidelines, which states that, "A project with an effect that may cause a substantial adverse change in the
significance of an historical resource is a project that may have a significance effect on the environment."
A "substantial adverse change" is defined in the CEQA Guidelines as the "physical demolition,
destruction, relocation, or alteration of the resource or its immediate surroundings such that the
significance of an historical resource would be materially impaired 5" CEQA also defines "materially
impaired" as work that "materially alters, in an adverse manner, those physical characteristics that
convey the historical resource's historical significance and justify its inclusion in or eligibility for
inclusion in the California Register of Historical Resources or in a local register of historical resources 6"

Potential Direct Impacts to Adjacent Historic Resources

4 2421 Green Street was identified in the Department's 1976 Survey and given a rating of "4." The property was also discussed in
Here Today: San Francisco's Architectural Heritage, by Roger R. Olmsted and Tom H. Watkins (page 270).
5 CEQA Guidelines, Section 15064.5(b)(1)
6 CEQA Guidelines, Section 15064.5(b)(2)

SAN FRANCISCO 
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Historic Resource Evaluation Response

May 24, 2018

Rear Addition/Alteration

CASE NO. 2017-002545ENV

2417 Green Street

The proposed rear addition at 2417 Green Street will adhere to all Planning Department r
equirements

with regard to rear yard setbacks and mid-block open space. There is no potential for the rear 
addition to

cause a physical direct impact to the adjacent historic resources at 2421 Green Street or 2
727 Pierce Street

due to the fact that the addition will not physically attach to or require physical altera
tions of any

components of these properties. The proposed project at 2417 Green Street will be
 confined to the

parameters of the subject lot. The proposed rear addition has been designed to incorporate s
ide setbacks

to allow for space between the addition and the immediately adjacent historic resour
ce at 2421 Green

Street and will sit below the overall height of the historic resource at 2421 Green Street. T
he size and

location of the addition will not require the removal or infill of property line windows at
 2421 Green

Street'.

Additionally, the rear yard of 2727 Pierce Street (City Landmark 51) that abuts the rear ya
rd of 2417

Green Street will not be physically impacted by the proposed rear addition, which w
ill be entirely located

within the buildable area of the lot such that a Planning Code compliant rear yard is maintained
. This will

provide significant distance between the rear yard of 2727 Pierce Street and the proposed rea
r addition at

2417 Green Street such that there is no potential for a direct impact to the Landmark.

Foundation Replacement and Vibration

The scale and method of foundation work is not anticipated to result in the re
moval of materials

associated with the adjacent historic resource at 2421 Green Street or in significant vibra
tion that has the

potential to cause a significant impact. A geotechnical report has been submitted that
 notes one of the

primary geotechnical considerations being the protection of adjacent improvements and 
foundations

throughout construction. The amount of excavation and method of laying the new fo
undation will be

carried out per the specific recommendations laid out in the geotechnical report and the
 requirements set

forth by local regulations and state building code to ensure protection of the foundation 
of the adjacent

historic resource at 2421 Green Street. Additionally, the type of excavation and fo
undational work

associated with a project of this scale is not anticipated to cause substantial
 vibration. Planning

Department evaluation of the project includes the understanding that the proposed pro
ject will comply

with all building and engineering requirements to protect the architectural and structural comp
onents of

adjacent buildings and to avoid, minimize, or mitigate vibration during construction. St
aff finds that the

proposed foundation replacement at 2417 Green Street will not result in a significant adver
se impact to

the adjacent historic resource, as it will implement the recommendations outlined in 
the geotechnical

report and the requirements of local and state building codes.

Potential Indirect Impacts to Adjacent Historic Resources

Setting

Concerns raised in the appeal of the proposed project at 2417 Green Street include 
the potential for

indirect impacts to the historic setting of the immediately adjacent historic resource at 
2421 Green Street

and the nearby City Landmark at 2727 Pierce Street (City Landmark 51). The appeal 
and subsequent

Board of Supervisors findings identified two areas needing additional analysis: views and
 setting. Views

are not a topic taken into consideration under the CEQA Guidelines with regard to pote
ntial impacts to

adjacent historical resources and are therefore not included in this analysis.

~ Property line windows are not protected in the San Francisco Planning Code.

SAN FRANCISCO 
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Historic Resource Evaluation Response CASE NO. 2017-002545ENV
May 24, 2018 2417 Green Street

The current setting of the adjacent historic resources at 2421 Green Street and 2727 Pierce Street is
comprised of standard city lots subject to the restrictions and requirements of the RH-1 (Residential —
House, One Family) zoning district and 40-X height and bulk district. Historically, the subject block
remained unified and largely undeveloped until the construction of the Casebolt House (City Landmark
51) was constructed at 2727 Pierce Street in 1867. The block was subsequently subdivided and lots were
sold for private development that ultimately resulted in the current setting comprised of multi-level
single-family residences that adhere to the slope of the land and have a strong pattern of mid-block open
space.

T'he existing footprint of 2417 Green Street is not a precondition for 2421 Green Street or 2727 Pierce
Street to convey their historic architectural design, for which they have been found to be significant under
the National Register and Article 10 of the Planning Code, respectively. The setting of the two historic
resources has changed over time to accommodate an ever-changing urban environment. Although the
proposed project at 2417 Green Street includes a rear expansion that would be visible from 2421 Green
Street and from 2727 Pierce Street, this change would not physically impact either resource such that they
would no longer be able to convey their architectural significance.

The Designating Ordinance for 2727 Pierce Street (City Landmark 51) identifies character-defining
features associated with the significance of the property. These features include architectural details that
collectively illustrate the property's high-style Italianate design. Features associated with the setting of
the landmark (i.e. landscaping, open space, views) are not identified in the designating ordinance as
character-defining features. Although there is an extant garden at the rear of the property, it is not
directly or specifically tied to the significance of the property and is therefore not considered an
important character-defining feature. The proposed project at 2417 Green Street will be visible from the
rear yard of 2727 Pierce Street but it will not physically touch or materially impair any of the landmark's
character-defining features or its setting such that it will no longer be able to convey its significance.
Therefore, staff finds that the project at 2417 Green Street will not cause a significant adverse impact on
2727 Pierce Street.

T̀ he adjacent historic resource at 2421 Green Street is currently undergoing consideration for listing in the
National Register of Historic Places for its association with the life and work of master architect Ernest
Albert Coxhead and for its representation as an outstanding example of the First Bay Tradition
architectural style. Based on the information presented in the National Register nomination form and the
supplemental documents submitted in the appeal, the intent of the original design of 2421 Green Street
was to take advantage of the views) from the eastern, western and northern elevations. Additionally, the
site has a "Southern rear yard that captures direct sunlight nurturing a garden that backs onto
neighboring gardens creating apark-like setting at the back of the house." Although the overall setting of
2421 Green Street is described as "park-like," it is still located within an urban environment of developed
city lots. The proposed project at 2417 Green Street will not physically touch or alter the exterior features
of 2421 Green Street as the project will be confined to the parameters of the subject lot. The proposed rear
addition has been designed to incorporate side setbacks to allow for space between the addition and the
immediately adjacent properties and will sit below the overall height of the historic resource at 2421
Green Street, such that no existing windows will require physical alteration. The proposed rear addition
may alter the amount of direct sunlight on the rear garden at 2421 Green Street but will not significantly
diminish or alter the "park-like" setting at the rear. The proposed project will adhere to the rear yard and
mid-block open space requirements of the Planning Code such that these features will continue to relate
to adjacent properties. Although the proposed project will be visible from the east-facing windows of
2421 Green Street, it will not physically touch or alter any of the historic resource's character-defining

SAN FRANCISCO 
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Historic Resource Evaluation Response

May 24, 2018

CASE NO. 2017-002545ENV
2417 Green Street

features such that 2421 Green Street will no longer be able to convey its significance. Therefore, staff
 finds

that the project at 2417 Green Street will not cause a significant adverse impact to the setti
ng or

surroundings of 2421 Green Street.

As proposed, the project to the existing single-family residence at 2417 Green Street does not
 include any

physical alterations to the adjacent historical resources at 2421 Green Street or 2727 Pierce Street 
such that

there would be a substantial adverse change in the significance of these resources that woul
d no longer

make them eligible for inclusion in a local, state or national register of historical resources 8
 Staff has

determined that the project will not cause a significant adverse impact to the surroundings 
of the adjacent

identified historical resources.

PART II:SENIOR PRESERVATION PLANNER REVIEW

Signature:' f P Date: ~ ~ /

M. Pilar LaValley, Acti rincipal Preservation Planner

cc: Jeanie Poling, Environmental Planning

Christopher May, Current Planning

Virnaliza Byrd, Environmental Division/ Historic Resource Impact Review File

e CEQA Guidelines, Section 15064.5(b)(2)
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RESIDENTIAL DESIGN ADVISORY TEAM REVIEW 

 
DATE: December 13, 2017 RDAT MEETING DATE: December 20, 2017 
  
PROJECT INFORMATION: 
 Planner: Chris May 
 Address: 2417 Green St 
 Cross Streets: Pierce & Scott Streets 
 Block/Lot: 0560/028 
 Zoning/Height Districts: RH-1/40-X 
 BPA/Case No. 2017.04.28.5244 
 Project Status  Initial Review  Post NOPDR  DR Filed 
 Amount of Time Req.  15 minutes 

 30 minutes (required for new const.) 
 

 
RDAT Members in Attendance: 
Maia Small, David Lindsay, David Winslow, Allison Albericci (notes) 
 
Project Description:  Lower entire building by approximately 2 feet to accommodate 3rd and 4th 
floor vertical additions, expansion of existing garage in basement level, 1- and 3-story rear 
horizontal additions, façade alterations, interior remodel. 
 
Project Concerns (If DR is filed, list each concern.): 

1.1 Project would have significant impact on historic resource (neighboring 2421 Green St) – 
not addressed in CEQA document; 

1.2 Addition would block access to light, air and views at 2421 Green St (would obstruct 23 
side windows); 

1.3 Project could undermine foundation of 2421 Green St; 
1.4 Modernizing existing façade, massing of rear addition, lack of “terracing” building height, 

encroachment into midblock open space are inconsistent with Cow Hollow DGs. 
 

2.1 Scale, architectural features, and building materials are incompatible with neighborhood 
character; 

2.2 Addition does not respect midblock open space; 
2.3 Addition would reduce access to light, air and privacy at 2415 Green St; 
2.4 Character-defining features of historic building are not maintained; 
2.5 Project could undermine foundation of 2415 Green St 
 
3.1 Volume and massing of addition inconsistent with Cow Hollow DGs, building materials 

on front façade is inconsistent with neighborhood character; 
3.2 Rear addition will negatively impact privacy, access light, air and midblock open space; 
3.3 Window proportions too big, materials not in keeping with neighborhood character; 



 2 

3.4 Excavation may destabilize adjacent properties; 
 
RDAT Comments: 
 
The project is located in the Lower Elevation Subarea of Cow Hollow. The project appropriately 
respects the topography and the architectural context, preserving the stepping down the hill along 
Green Street. The proposed rear addition averages between the rear walls of the adjacent 
buildings and massing is reduced on upper levels, maintaining privacy as well as access to light, 
air and midblock open space. Volume and massing of the addition is consistent with Cow Hollow 
Neighborhood Design Guidelines. 
 
To ensure that the type, finish, and quality of the project materials is compatible with those used 
in the surrounding Cow Hollow neighborhood, existing windows should be repaired or replaced 
in-kind and new windows should be wood or aluminum clad wood.  

 
 
 
 
 

 

 



EXHIBIT D 



DUMICAN MOSEY
A R C H I T E C T S

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
SOLAR STUDY - DECEMBER 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123

PROPOSED

EXISTING

SUBJECT PROPERTY:
2417 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
EXISTING PLAN SOLAR STUDY - DECEMBER 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
PROPOSED PLAN SOLAR STUDY - DECEMBER 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
SOLAR STUDY - DECEMBER 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123

PROPOSED

EXISTING

SUBJECT PROPERTY:
2417 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
EXISTING PLAN SOLAR STUDY - DECEMBER 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
PROPOSED PLAN SOLAR STUDY - DECEMBER 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
SOLAR STUDY - JUNE 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123

PROPOSED

EXISTING

SUBJECT PROPERTY:
2417 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
EXISTING PLAN SOLAR STUDY - JUNE 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
PROPOSED PLAN SOLAR STUDY - JUNE 21 9:00 AM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
SOLAR STUDY - JUNE 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123

PROPOSED

EXISTING

SUBJECT PROPERTY:
2417 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
EXISTING PLAN SOLAR STUDY - JUNE 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123



DUMICAN MOSEY
A R C H I T E C T S SUBJECT PROPERTY:

2417 GREEN STREET

SUN PATHSUN PATH

Subject

NATURAL LIGHT & AIR AT IMMEDIATELY ADJACENT CONTEXT
PROPOSED PLAN SOLAR STUDY - JUNE 21 4:00 PM
2417 GREEN STREET, SAN FRANCISCO, CA 94123
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MID-BLOCK

45% CHA GUIDELINES

25% SF PLANNING CODE

45%  COW HOLLOW ASSOCIATION (CHA) NEIGHBORHOOD DESIGN GUIDELINES =
61.875' SETBACK FOR MID-BLOCK
25%  SAN FRANCISCO PLANNING CODE = 34.375' SETBACK FOR MID-BLOCK

DUMICAN MOSEY
A R C H I T E C T S
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SCALE IN FEET: 1/64" =1'-0"

Subject

MID-BLOCK OPEN SPACE

2417 GREEN STREET, SAN FRANCISCO, CA 94123

NOTES:
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SITE PERMIT / 311 NOTIFICATION SET
28 APRIL 2017. REVISED 06 JUNE 2018

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

SAN FRANCISCO, CA 94123

PROJECT DESCRIPTION:

DRAWING LIST:

THE PROPOSED PROJECT GENERALLY CONSISTS OF THE REMODEL, ALTERATIONS AND

HORIZONTAL ADDITION TO AN EXISTING 4 STORY OVER BASEMENT SINGLE-FAMILY

RESIDENCE AND INCLUDES THE FOLLOWING: 1) EXPANSION OF EXISTING GARAGE IN

BASEMENT LEVEL, 2) 1ST, 2ND, 3RD, AND 4TH STORY HORIZONTAL REAR YARD

ADDITION, 3) ALTERATIONS TO EXISTING FRONT FACADE, 4) EXCAVATION AND FULL

FOUNDATION REPLACEMENT, 5) LOWERING EXISTING BUILDING APPROXIMATELY, 6)

INTERIOR REMODEL THROUGHOUT, 7) NEW ACCESSORY DWELLING UNIT (ADU) AT THE

FIRST FLOOR.

A0.0 COVER SHEET

GS-1 GREEN BUILDING SITE PERMIT SUBMITTAL

A0.1 LEGENDS, ABBREVIATIONS AND GENERAL NOTES

A0.2 SITE AERIAL VIEW/ CONTEXT ANALYSIS

A0.31 EXISTING CONTEXT PHOTOGRAPHS

A0.32 EXISTING STREETSCAPES

A0.33a PREVIOUSLY PROPOSED STREETSCAPES

A0.33b REVISED STREETSCAPES

A0.34a EXISTING & PREVIOUSLY PROPOSED STREETSCAPES

A0.34b EXISTING & REVISED STREETSCAPES

A0.41a EXISTING / PREVIOUSLY PROPOSED MASSING STUDIES

A0.41b EXISTING / REVISED MASSING STUDIES

A0.42a EXISTING / PREVIOUSLY PROPOSED MASSING STUDIES

A0.42b EXISTING / REVISED MASSING STUDIES

A0.5 (NOT USED)

A0.6 WATER FLOW INFORMATION & PRE-APPLICATION PROJECT

REVIEW CONCLUSIONS

A0.7 MAHER ORDINANCE. WAIVER

A0.8 EXISTING AND PROPOSED SITE PLAN

A0.9 EXITING DIAGRAM/ CALCULATIONS

D1.0 EXISTING/DEMOLITION BASEMENT PLAN

D1.1 EXISTING/DEMOLITION FIRST FLOOR PLAN

D1.2 EXISTING/DEMOLITION SECOND FLOOR PLAN

D1.3 EXISTING/DEMOLITION THIRD FLOOR PLAN

D1.4 EXISTING/DEMOLITION FOURTH FLOOR PLAN

D1.5 EXISTING/DEMOLITION ROOF PLAN

A1.0 PROPOSED BASEMENT PLAN

A1.1 PROPOSED FIRST FLOOR PLAN

A1.2 PROPOSED SECOND FLOOR PLAN

A1.3 PROPOSED THIRD FLOOR PLAN

A1.4 PROPOSED FOURTH FLOOR PLAN

A1.5 PROPOSED ROOF PLAN

D2.1 EXISTING/DEMOLITION ELEVATION

D2.2 EXISTING/DEMOLITION ELEVATION

D2.3 EXISTING/DEMOLITION ELEVATION

D2.4 EXISTING/DEMOLITION ELEVATION

A2.1 PROPOSED ELEVATION

A2.2 PROPOSED ELEVATION

A2.3 PROPOSED ELEVATION

A2.4 PROPOSED ELEVATION

D3.1 EXISTING SECTION

D3.2 EXISTING SECTION

A3.1 PROPOSED SECTION

A3.2 PROPOSED SECTION

A3.3 PROPOSED SECTION

A3.4 PROPOSED SECTION

A3.5 PROPOSED SECTION

APPLICABLE CODES:

*2016 CALIFORNIA BUILDING CODE (BASED ON THE 2015 INTERNATIONAL BUILDING CODE)
*2016 CALIFORNIA MECHANICAL CODE (BASED ON THE 2015 UNIFORM MECHANICAL CODE)
*2016 CALIFORNIA PLUMBING CODE (BASED ON THE 2015 UNIFORM PLUMBING CODE)
*2016 CALIFORNIA ELECTRICAL CODE (BASED ON THE 2014 NATIONAL ELECTRIC CODE)

*2016 CALIFORNIA RESIDENTIAL CODE (BASED ON THE 2015 INTERNATIONAL RESIDENTIAL CODE)
*2016 CALIFORNIA FIRE CODE (BASED ON THE 2015 INTERNATIONAL FIRE CODE)
*2016 CALIFORNIA ENERGY CODE
*2016 CALIFORNIA GREEN BUILDING STANDARDS CODE - (CALGREEN)

*AND AS AMENDED BY THE CITY AND COUNTY OF SAN FRANCISCO

1
LOCATION MAP

2
EXISTING FRONT FACADE

PROJECT DATA:

PROJECT ADDRESS: 2417 GREEN STREET, SAN FRANCISCO, CA 94123

YEAR BUILT: 1908

BLOCK: 0560
LOT: 028
ZONING: RH-1 (RESIDENTIAL-HOUSE, ONE FAMILY)
HEIGHT LIMIT: 40-X

PROPOSED:
CONSTRUCTION TYPE: TYPE "V-B" (NO CHANGE)
OCCUPANCY: R-3/U (NO CHANGE)
NUMBER OF DWELLING UNITS: 2
NUMBER OF FLOORS: 4, OVER BASEMENT (NO CHANGE)
SPRINKLERED: YES (NFPA 13)

EXISTING:
CONSTRUCTION TYPE: TYPE "V-B"
OCCUPANCY: R-3/U
NUMBER OF DWELLING UNITS: 1
NUMBER OF FLOORS: 4, OVER BASEMENT
SPRINKLERED: NO

AREA CALCULATIONS:

PROJECT TEAM:

OWNER:

DUMICAN MOSEY ARCHITECTS
128 10th STREET, 3RD FLOOR
SAN FRANCISCO, CA 94107
T: 415.495.9322
F: 415.651.9290
E: edumican@dumicanmosey.com
C: ERIC DUMICAN

2417 GREEN STREET, LLC
474 EUCLID AVENUE
SAN FRANCISCO, CA 94118
T: 415.407.0486
E: cfdurkin@gmail.com
C: CHRIS DURKIN

ARCHITECT:

EXISTING

BASEMENT:
- GARAGE: (+/-)    337 GSF

FLOOR 1:
- HABITABLE AREA:                          (+/-)    1,097 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,232 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,015 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    774 GSF.

TOTALS:
- HABITABLE AREA:                                     (+/-) 4,118 GSF.
- GARAGE: (+/-) 337 GSF.

PROPOSED

BASEMENT:
- GARAGE: (+/-)   918 GSF.
- HABITABLE AREA: (+/-)   197 GSF.

FLOOR 1:
- MAIN UNIT HABITABLE AREA:                      (+/-)    363 GSF.
- ADU HABITABLE AREA: (+/-)    1,023 GSF.
- FRONT PORCH / ROOF DECK AREA: (+/-)    144 GSF.

FLOOR 2:
- HABITABLE AREA:                          (+/-)    1,322 GSF.
- ROOF DECK AREA: (+/-)    179 GSF.

FLOOR 3:
- HABITABLE AREA:                          (+/-)    1,429 GSF.

FLOOR 4:
- HABITABLE AREA:                          (+/-)    862 GSF.
- ROOF DECK AREA: (+/-)    135 GSF.

TOTALS:
- MAIN UNIT HABITABLE AREA:                      (+/-) 4,092 GSF.
- ADU HABITABLE AREA: (+/-) 1,023 GSF.
- GARAGE : (+/-) 999 GSF.
- ROOF DECK AREA: (+/-)    458 GSF.

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.C

• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 1): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 1): (+/-) 227 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 2): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 2): (+/-) 1064.3 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 3): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 3): (+/-) 875.6 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (FLOOR 4): (+/-) 0 SQFT.  (0%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (FLOOR 4): (+/-) 639.1 SQFT.  (100%)
• HORIZONTAL ELEMENTS - EXISTING TO REMAIN (ROOF): (+/-)407.2 SQFT. (30.6%)
• HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED (ROOF): (+/-) 925.5 SQFT.  (69.4%)

• SUM OF HORIZONTAL ELEMENTS - EXISTING TO BE REMOVED:      (+/-) 3731.5 SQFT. (90%) > 50% MAX.

• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (NORTH ELEVATION): (+/-) 589 SQFT. (61.4%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (NORTH ELEVATION): (+/-) 370 SQFT. (38.6%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (WEST ELEVATION): (+/-) 1435.9 SQFT. (78.7%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (WEST ELEVATION): (+/-) 389.1 SQFT. (21.3%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (SOUTH ELEVATION): (+/-) 35.8 SQFT. (5%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (SOUTH ELEVATION): (+/-) 678.1 SQFT. (95%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO REMAIN (EAST ELEVATION): (+/-) 1764 SQFT. (90.4%)
• VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED (EAST ELEVATION): (+/-) 187 SQFT. (9.6%)

• SUM OF VERTICAL ENVELOPE  ELEMENTS - EXISTING TO BE REMOVED:  (+/-) 1624.2 SQFT. (30%) < 50% MAX.

PLANNING CODE SECTION 317 DEMOLITION CALCULATIONS:

• FRONT FACADE - EXISTING TO REMAIN: (+/-) 23.8 LIN. FT.  (97.5%)
• FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 0.6 LIN.FT. (2.5%)
• REAR FACADE - EXISTING TO REMAIN: (+/-) 0 LIN.FT. (0%)
• REAR FACADE - EXISTING TO BE REMOVED: (+/-) 24.4 LIN.FT. (100%)

• SUM OF REAR & FRONT FACADE - EXISTING TO BE REMOVED: (+/-) 25 LIN.FT (51%) > 50% MAX.

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMAIN: (+/-) 125 LIN. FT. (79%)
• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO REMOVED: (+/-) 33.3 LIN. FT. (21%)

• FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO BE REMOVED: (+/-) 33.3 LIN. FT. (21%) < 65% MAX.

HOLMES STRUCTURES
235 MONTGOMERY STREET, SUITE 1250
SAN FRANCISCO, CA 94104
T: 415.716.8701
E: dkwan@holmesculley.com
C: DENNY KWAN

STRUCTURAL ENGINEER:

GEOTECHNICAL CONSULTANT:

TIM KELLEY CONSULTING
2912 DIAMOND STREET, #330
SAN FRANCISCO, CA 94131
T.:415.337.5824
E: contact@timkelleyconsulting.com
C: TIM KELLEY

DIVIS CONSULTING, INC
378 PARK STREET
SAN FRANCISCO, CA 94110
T: 415.420-3498
C: CHRISTIAN DIVIS

HISTORIC PRESERVATION CONSULTANT:

EXISTING CONDITIONS DRAFTING, LLC
610 22ND ST # 303
SAN FRANCSICO, CA 94107
T: 415.621.2404
E: doug@ecdplans.com
C: DOUG STEELE

EXISTING CONDITIONS DRAFTER:
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A0.1

LEGENDS,
ABBREVIATIONS

AND GENERAL NOTES

(E) CONSTRUCTION TO BE REMOVED

(E) AREA OF DEMOLITION

(E) AREA OF EXCAVATION

(E) CONSTRUCTION TO REMAIN/ PROTECT

(N) WALL

1-HOUR FIRE RATED WALL

2-HOUR FIRE-RATED WALL

PLAN LEGEND ABBREVIATIONSGENERAL CONSTRUCTION NOTES

P- FINISH REFERENCE

PLUMBING FIXTURE / APPLIANCE / BATH
ACCESSORY / EQUIPMENT REFERENCE

X

X

REVISION

A

B

C

D

X'-X"/000.00
ELEV. DESCRIPTION

#
ROOM NAME

X'-X"
(E)

ROOM NAME

ROOM NUMBER
GENERAL CEILING HEIGHT
EXISTING

WINDOW REFERENCE

DOOR REFERENCE

DEMOLITION SHEET NOTE/BATH ACCESSORY
REFERENCE

SHEET NOTE

PARTITION TYPE

X

X

EXTERIOR ELEVATION

ELEVATION IDENTIFICATION

SHEET DESIGNATION

INTERIOR ELEVATION

DRAWING IDENTIFICATION

SHEET DESIGNATION

ELEVATION IDENTIFICATION

ELEVATION

SECTION

SECTION IDENTIFICATION

SHEET DESIGNATION

DETAIL

DETAIL IDENTIFICATION

SHEET DESIGNATION

REFERENCE SYMBOLS

GRIDLINE

TESTING

THE CONTRACTOR SHALL PERFORM THE FOLLOWING TESTING:

TEST #1:  PERFORM A 24 HOUR WATERDAM TEST AT ALL NEW ROOFS AND ROOF DECK(S).
PREVIOUS TO INSTALLATION OF DECKING; DAM GUTTER/DRAINAGE TO CREATE A
MINIMUM 1 INCH DEEP WATERDAM COVERING ENTIRE AREA OF ROOF DECK MEMBRANE,
INSPECT FOR LEAKS OR AIR BUBBLES, REPAIR AS REQUIRED TO INSURE WATER-TIGHT
INSTALLATION.  PROVIDE ARCHITECT WRITTEN CONFIRMATION OF COMPLETED TEST.

REFER T-24 REPORT ON A0.53 FOR REQUIRED HERS VERIFICATIONS

GENERAL DEMOLITION NOTES

REF. DEMOLITION PLANS, SHEETS  D1.1, D1.2, D1.3, D1.4 & D1.5 FOR ADDITIONAL INFORMATION

WHERE UNFINISHED SURFACES ARE EXPOSED BY REMOVAL OF EXISTING CONSTRUCTION, PATCH, REPAIR,
AND FINISH AS REQUIRED TO MATCH EXISTING ADJACENT FINISHED SURFACE SO AS TO APPEAR
SEAMLESS AND UNIFORM, U.O.N.

WHERE (E) ELECTRICAL WIRING AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
SERVICE.  REFER TO DESIGN-BUILD ELECTRICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
ELECTRICAL WORK.

WHERE (E) MECHANICAL DUCTS AND DEVICES ARE TO BE REMOVED, REMOVE COMPLETE BACK TO
FURNACE.  REFER TO DESIGN-BUILD MECANICAL DOCUMENTS FOR EXACT SCOPE AND NATURE OF
MECHANICAL WORK.

RELOCATE (E) PLUMBING LINES AS REQUIRED TO ACHIEVE PROPOSED NEW DESIGN, ALL PLUMBING LINES
ARE TO BE CONCEALED WITHIN WALLS; TYP. -  REFER TO DESIGN-BUILD PLUMBING DOCUMENTS FOR
EXACT SCOPE AND NATURE PLUMBING WORK.

REMOVE (E) FLOOR FINISHES DOWN TO SUBSTRATE.  CONTRACTOR SHALL INVESTIGATE AND VERIFY
EXISTANCE AND CONDITION OF SUBFLOOR.  PROVIDE NEW 3/4" PLYWOOD SUBFLOOR WHERE NO
SUBFLOOR IS PRESENT AND/OR EXISTING SUBFLOOR IS INADEQUATE FOR INSTALLATION OF NEW FINISH
FLOORING; U.O.N., TYP.

REMOVE ALL INTERIOR GYPSUM WALLBOARD AND PLASTER WALL & CEILING FINISHES BACK TO EXISTING
FRAMING.  PREPARE (E) FRAMING AS REQUIRED FOR INSTALLATION OF NEW FINISHES; U.O.N., TYP.

REMOVE EXISTING BASE, TRIM, AND PICTURE RAILS;  U.O.N., TYP.

REMOVE ALL (E) INTERIOR DOORS AND FRAMES & TRIMS COMPLETE; U.O.N., TYP.

REMOVE (E) CONSTRUCTION AS REQUIRED FOR INSTALLATION OF NEW STRUCTURAL MEMBERS.  REFER TO
S-SERIES DWGS. FOR FULL SCOPE OF STRUCTURAL WORK.  PATCH & REPAIR DISTURBED FINISH
ASSEMBLIES TO MATCH ADJACENT EXISTING.

WHERE NOT SPECIFICALLY INDICATED, REMOVE EXISTING FINISHES AND EXISTING CONSTRUCTION AS
REQUIRED FOR INSTALLATION OF NEW MECHANICAL, STRUCTURAL, AND ELECTRICAL WORK. PATCH &
REPAIR.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

DRAWINGS OF EXISTING CONSTRUCTION ARE INTENDED TO AID IN

REHABILITATION AND CANNOT BE ASSUMED ACCURATE IN DETAIL.  THE

GENERAL CONTRACTOR SHALL CHECK AND VERIFY ALL DIMENSIONS,

ELEVATIONS, AND CONDITIONS AT THE SITE PRIOR TO COMMENCEMENT OF

WORK AND NOTIFY THE ARCHITECT IN WRITING OF ANY DISCREPANCIES IN

PLANS AND SPECIFICATIONS BEFORE PROCEEDING.

DEMOLITION DRAWINGS ARE TO FACILITATE THE REHABILITATION OF THIS

BUILDING.  ALL DEMOLITION WORK MUST BE COORDINATED WITH THE

ARCHITECTURAL, STRUCTURAL, MECHANICAL, ELECTRICAL, PLUMBING, AND

FIRE PROTECTION AND LIGHTING DRAWINGS TO VERIFY REASON AND INTENT

OF DEMOLITION WORK.

CUT AND FIT COMPONENTS FOR ALTERATION OF EXISTING WORK AND

INSTALLATION OF NEW WORK.  PATCH DISTURBED AREAS TO MATCH EXISTING

MATERIAL UNLESS OTHERWISE NOTED.

IN THE COURSE OF DEMOLITION, SHOULD ANY UNFORESEEN ISSUES BECOME

APPARENT CONTRARY TO THE APPROVED PLANS, THE CONTRACTOR SHALL

NOTIFY THE ARCHITECT.

CONTRACTOR SHALL PROTECT ALL AREAS IN-, ON-, OR ABOUT THE JOBSITE

(INCLUDING NEW OR EXISTING MATERIALS & FINISHES) FROM DAMAGE WHICH

MAY RESULT FROM, BUT NOT LIMITED TO;  CONSTRUCTION, DEMOLITION,

DUST, OR WATER.   DAMAGE TO NEW AND EXISTING MATERIALS, FINISHES,

STRUCTURES, AND EQUIPMENT SHALL BE REPLACED OR  REPAIRED AT THE

EXPENSE OF THE GENERAL CONTRACTOR.

DURING ALL PHASES OF CONSTRUCTION, DO NOT INTERFERE WITH THE USE

OF ADJACENT BUILDINGS OR TENANT SPACES, INCLUDING BUT NOT LIMITED

TO UTILITIES, AND MAINTAIN SAFE PASSAGE TO AND FROM ADJACENT

BUILDINGS AND SPACES.

IF ANY MATERIALS SUSPECTED OF CONTAINING ASBESTOS ARE

ENCOUNTERED, DO NOT DISTURB THE MATERIALS.  IMMEDIATELY NOTIFY THE

ARCHITECT AND THE OWNER.

CONTRACTOR SHALL BE RESPONSIBLE FOR THE MEANS AND METHODS OF

CONSTRUCTION, SUPERVISION OF PERSONNEL AND CONSTRUCTION, CONTROL

OF MACHINERY, FALSE WORK, AND TEMPORARY CONSTRUCTION AIDS.

CONTRACTOR SHALL BE SOLELY RESPONSIBLE FOR SAFETY IN-, ON-, AND

ABOUT THE JOBSITE AT ALL TIMES; INCLUDING BUT NOT LIMITED TO SAFETY

OF PERSONS AND PROPERTY.  THE CONTRACTOR SHALL BE RESPONSIBLE

FOR COMPLIANCE WITH OSHA STANDARDS AND ALL OTHER APPLICABLE

REGULATIONS AT ALL TIMES.

CONTRACTOR SHALL CONTACT PG&E AND UNDERGROUND SERVICE ALERT

(USA) PREVIOUS TO THE START OF ANY EXCAVATION, AND SHALL FOLLOW THE

BEST PRACTICES MANUAL FOR EXCAVATION ESTABLISHED BY THE COMMON

GROUND ALLIANCE (CGA).

THE ARCHITECT SHALL HAVE THE AUTHORITY TO REJECT ANY WORK THAT IS

NOT IN COMFORMANCE WITH THE CONSTRUCTION DOCUMENTS.

ANY ERRORS, OMISSIONS, OR CONFLICTS FOUND IN THE VARIOUS PARTS OF

THE CONSTRUCTION DOCUMENTS SHALL BE BROUGHT TO THE ATTENTION OF

THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH THE WORK.

1.

THE GENERAL CONTRACTOR AND ANY SUBCONTRACTORS SHALL IMMEDIATELY

EXAMINE THE SITE AND PORTIONS THEREOF WHICH WILL AFFECT THIS WORK.

CONTRACTORS SHALL COMPARE IT WITH THE DRAWINGS AND SATISFY

THEMSELVES AS TO CONDITIONS UNDER WHICH THE WORK IS TO BE

PERFORMED.  THE GENERAL CONTRACTOR SHALL VERIFY THAT NO CONFLICTS

EXIST IN LOCATIONS OF ANY AND ALL MECHANICAL, TELEPHONE, ELECTRICAL,

PLUMBING (TO INCLUDE ALL PIPING, DUCT WORK, AND CONDUIT) AND THAT ALL

REQUIRED CLEARANCES FOR INSTALLATION AND MAINTENANCE OF ABOVE

EQUIPMENT ARE PROVIDED.  EXPOSED OR CONCEALED ELEMENTS SHALL BE

DETERMINED AND REVIEWED WITH ARCHITECT PRIOR TO CONSTRUCTION

PROCEEDING.

2.

WRITTEN DIMENSIONS TAKE PRECEDENCE. DO NOT SCALE DRAWINGS.

DETAILS SHALL GOVERN OVER PLANS AND ELEVATIONS

3.

ALL DIMENSIONS ARE TO FACE OF FINISH, UNLESS OTHERWISE NOTED.

DIMENSIONS NOTED AS "CLR" OR "CLEAR" ARE TO BE PRECISELY MAINTAINED.

DIMENSIONS ARE NOT ADJUSTABLE WITHOUT ARCHITECT'S APPROVAL UNLESS

OTHERWISE NOTED AS "+/-"

4.

ALL DIMENSIONS NOTED AS "V.I.F." ARE TO BE CHECKED BY THE CONTRACTOR

PRIOR TO CONSTRUCTION.  IMMEDIATELY REPORT ANY DISCREPANCIES TO

THE ARCHITECT.

5.

ALL DIMENSIONS, NOTES, AND DETAILS SHOWN ON ONE PORTION OF THE

DRAWING SHALL APPLY TYPICALLY TO ALL OPPOSITE HAND AND/OR SIMILAR

CONDITIONS UNLESS OTHERWISE NOTED.

6.

VERIFY ALL EQUIPMENT SIZES BEFORE BEGINNING WORK.7.

FURNISH AND INSTALL ALL MISCELLANEOUS AND STRUCTURAL ITEMS (STEEL,

ALUMINUM, ETC. INCLUDING MATERIALS FOR SEPARATION OF DISSIMILAR

MATERIALS) FOR EXTERIOR WALL SYSTEMS, WINDOWS, ARCHITECTURAL

GLASS, RAILINGS, PARAPET WALLS, ETC. ASSOCIATED WITH THE BUILDING

ENVELOPE AND ROOF.

8.

COORDINATE LOCATION- AND PROVIDE BLOCKING, BACKING, AND/OR

REINFORCEMENTS IN PARTITIONS FOR ALL CABINETS, COUNTERTOPS, AND

ANY WALL-MOUNTED ITEMS.  REFER TO ELEVATIONS AND DETAILS FOR

LOCATIONS OF WALL STANDARDS AND OTHER SUPPORTS.

9.

NEW WALL SURFACES SHALL ALIGN WITH EXISTING, ADJACENT, OR ADJOINING

SURFACES, U.O.N. JOINTS SHALL BE TAPED AND SANDED SMOOTH WITH NO

VISIBLE JOINTS.

10.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY FRAMING,

BRACING, AND STRUCTURING ALL WALL, BULKHEAD, AND OTHER DRYWALL

CONSTRUCTION IN ACCORDANCE WITH APPLICABLE TYPICAL DETAILS

CONTAINED IN THE DRAWINGS WHETHER OR NOT SPECIFICALLY REFERENCED

IN THE PLANS.

11.

PROVIDE BLOCKING/BACKING AND REINFORCEMENT ABOVE FOR SUPPORT OF

LIGHT FIXTURES, EQUIPMENT, OR ANY OTHER CEILING-MOUNTED ITEMS.

12.

  "TYPICAL" OR "TYP." SHALL MEAN THAT THE CONDITION IS REPRESENTATIVE

   FOR SIMILAR CONDITIONS THROUGHOUT, UNLESS OTHERWISE NOTED.

   DETAILS ARE USUALLY KEYED AND NOTED "TYP" ONLY ONCE, WHEN THEY

   FIRST OCCUR

   "SIMILAR" OR "SIM." MEANS COMPARABLE CHARACTERISTICS FOR THE

   CONDITIONS NOTED.  VERIFY DIMENSIONS, ORIENTATION, AND CONDITIONS

   ON PLANS AND ELEVATIONS

   NOT USED

 ALL WORK SHALL CONFORM TO THE CONTRACT DOCUMENTS WHICH SHALL

 INCLUDE THE OUTLINE SPECIFICATIONS, THE DRAWINGS, AND ALL ADDENDA

 AND MODIFICATIONS ISSUED BY THE ARCHITECT.

 GRID LINES AND COLUMN CENTER LINES ARE SHOWN FOR REFERENCE ONLY.

 VERIFY EXACT LOCATION IN FIELD

 IN CASE OF CONFLICT OR DISCREPANCIES IN CONTRACT DOCUMENTS.

 CONTRACTOR SHALL NOTIFY THE ARCHITECT IMMEDIATELY.

 FEATURES OF CONSTRUCTION NOT FULLY SHOWN SHALL BE OF THE SAME

 CHARACTER AS SHOWN FOR SIMILAR CONDITIONS.

13.

14.

15.

16.

17.

18.

19.

20.

21.

25.

26.

27.

28.

29.

30.

S.F.S.D. See Food Service Drawings

EQUIP. Equipment

WoodWD.

INCL. Included/Including

L.L.

LT.
LTL.

L.P.G.
LVR.
L.V.L.

LKR.
L.P.

Joint

Joist

Invert

Kitchen

Kick Plate

Intermediate
Interior
Insulation

Information

LB.

KIT.

LAM.
LAV.

L.B.

L.F.

K.P.

INFO.

INSUL.
INT.
INTER.
INV.

JST.

JT.

Weight
Wainscot
Waterproof
Without
Window
Wall Hydrant
Water Heater

Wired Glass

Washer/Dryer

Welded Wire Fabric
WT.

YD.

WWF

W/D

W.G.

WH
W.HYD.
WNDW.
W/O
WP
WSCT.

T.&.G. Tongue And Groove

FRMG. Framing

Hour
Height

Hanger

Heating/Ventilating/

Hose Bibb

Inside Diameter

Infiltration Barrier

Hot Water

Heating

High Point
Horizontal
Hollow Metal

Hardware
Header
Hold Down
Hollow Core

H.P.
HR.
HT.
HTG.
H.V.A.C.

H.W.

I.B.

I.D.

H.B.
H.C.
H.D.
HDR.
HDWR.

H.M.
HORIZ.

HGR.

Ground

Glass

Gauge
Gas

Furred/Furring

Ground Fault Interrupter

Glu-Lam Beam
Galvanized Iron

General Contractor
Grab Bar
Galvanized

Footing

Girder
Grade

Gypsum Wall Board
Gypsum Sheathing

G.F.I.
GL.

G.I.
G.L.B.

GR.
GRDR.
G.S.
GWB

GND.

FTG.

G.
GA.
GALV.
G.B.
G.C.

FUR.

U.O.N. Unless Otherwise Noted

Urinal

Vinyl Base

Verify In Field

Water Closet

Vinyl Tile
Veneer

With

West

Vinyl

Vestibule

Vertical

Ventilator/Ventilation

Vinyl Composition Tile

Vitrified Clay Pipe

Vapor Barrier

VEST.

V.I.F.

VIN.

VNR.
V.T.

W.

W/.

W.C.

UR.

V.B.

V.BR.

V.C.P.

VENT.

VERT.

V.C.T.

Threshold

Texture

Television

Tube Steel

Top Of Wall

Top Of Steel

Top Of Slab

Top Of Grate

Top Of Beam

Telephone Termination Board 

Toilet Paper Dispenser

Top Of Paving

Thick/Thickness

Unfinished

Typical

Uniform Building Code

T.P.D.

T.S.

T.T.B.

T.V.

TYP.

U.B.C.

UNF.

TXT.

THK.

T.O.B.

T.O.G.

T.O.P.

T.O.S.

T.O.STL.

T.O.W.

THR.

F.F.B. Finish Floor Break

Finish

Fixed Glass/Glazing

Flush Joint
Flowline

Fire Hose Valve
Fire Hose Cabinet
Fire Hydrant

Finish Floor Elevation

Floor
Fluorescent

Fireproof
Fireplace
Face Of Wall
Face Of Stud
Face Of Masonry
Face Of Concrete

FlashingFLSH'G.
FLR.
FLUOR.

F.O.C.
F.O.M.
F.O.S.
F.O.W.
F.P.
F.PR.

F.F.E.
F.G.
F.H.
F.H.C.
F.H.V.
FIN.
F.L.
F.J.

Exhaust

Exterior
Exposed

Electric Water Cooler
Easement

Fire Extinguisher Cabinet

Fire Department Connection

Fire Alarm Control Panel

Finish Floor

Fire Extinguisher
Foundation

Floor Drain
Fan Coil Unit
Fire Control Center
Forced Air Unit

Fire Alarm

F.A.U.
F.C.C.
F.C.U.
F.D.

F.D.C.
FDN.
F.E.

F.F.
F.E.C.

ESMT.
E.W.C.
E.X.H.
EXP.

F.A.
F.A.C.P.

EXT.

S.ST. Stainless Steel

Shear Wall

Suspended

Storage

Standard

Steel

Sound Transmission Coefficient

Structure/Structural

Station

Tempered

Telephone

Towel Bar

Thread

System

Top Of Concrete

Trash Compactor

Square YardS.Y.

SYS.

T.

T.B.

T.C.

TEL.

TEMP.

T.O.C.

STA.

S.T.C.

STD.

STL.

STO.

STRUCT.

SUSP.

S.W.

Similar
Shower

Sheathing
Sheet

Shelves/Shelving

Square

Splash Block

Sealer

See Structural Drawings

Sanitary Napkin Receptacle

Sanitary Napkin Dispenser
See Mechanical Drawings

Service Sink

Sanitary Sewer

Shelf And Pole

S.N.R.

SPL.BLK.

SQ.

S&P

S.S.

S.SK.

S.S.D.

SHT.
SHTHG.
SHLVS.
SHWR.

SLR.
S.M.D.
S.N.D.

SIM.

NumberNO.

BottomBTM.

P.T.R. Paper Towel Receptacle

CenterCTR.

DR.FNTN. Drinking Fountain
Dishwasher

Each

East

Equal

Exterior Insulation 

Edge Nailing

Electrical Panel Board
Edge Of Slab
Edge Of Pavement
Enclosure

Emergency
Elevation
Electric/Electrical
Expansion Joint

Expansion Bolt

Existing

ELECT.
ELEV.
EMER.

E.O.P.
E.O.S.
E.P.B.
EQ.

E.N.
ENCL.

E.
(E)

EA.
E.B.
E.I.F.S.

E.J.

DW.

Detail

Double

Down
Drawing

Dead Load
Division/Divider
Dispenser
Dimension
Diaphragm
Diameter
Drill-In-Bolt
Douglas Fir

Department

Cubic Yard
Cold Water
Custodian

D.I.B.
DIA.
DIAPH.
DIM.
DISP.
DIV.
D.L.
DN.
DWG.

CUST.
C.W.
C.Y.

DBL.
DEPT.
DET.
D.F.

RET. Retain/Retaining
Revision

Roofing

Schedule

Solid Core
Solid Blocking
South

Room

Square Foot

Section
Storm Drain

See Electrical Drawings

Seat Cover Dispenser

Rough Opening

Soap Dispenser

Split Face Block

Rain Water Leader

S.C.
S.C.D.
SCHED.

SECT.
S.E.D.

S.F.

S.F.B.

S.D.
S.DR.

S.
S.B.

RM.

R.O.

ROOF'G.

R.W.L.

REV.

Quarry Tile

Radius

Riser

Pavement

Required
Register

Reference

Redwood

Roof Drain

Rubber Base

Refrigerator/Refrigeration

Reinforcing Steel

Reinforced Concrete

Return Air Grille

Polyvinylchloride Pipe

R.B.
R.C.
R.D.

RDWD.

REINF.
REF.
REFR.
REG.
REQ'D.

P.V.C.

PVMT.

Q.T.

R.

R.A.G.
RAD.

CeilingCLG.
Clear

Carpet

Column

Corrugated

Course/Courses

Contractor
Continuous
Construction
Connection
Concrete

Cleanout To Grade
Cleanout
Counter
Corrugated Metal Pipe
Concrete Masonry Unit

Ceramic Tile
Countersunk Screw

CONN.
CONSTR.
CONT.
CONTR.
CORR.
CPT

CSK.S
C.T.

CRS.

CLR.
C.M.U.
C.M.P.

CO.
CO.T.G.
COL.
CONC.

CNTR.

Better
Batten

Beveled

Cable Television
Cold Air Return
Cabinet
Catch Basin

Both Ways

Built-Up Roofing
Between

Cast-In-Place Concrete
Corner Guard

Caulking
Control Joint

Cubic Feet
Center To Center

CAB.
C.A.R.

C.C.
C.F.
C.G.
C.I.P.
C.J.
CLKG.

CATV

BTN.
BTR.
BTWN.
B.U.R.
BVL.
B.W.

C.B.

PerforatedPERF.

Pocket

Prefabricated

Plate

Point

Paperholder

Plywood

Paint

Paper Towel Dispenser

Pounds Per Square Inch
Pounds Per Square Foot

Pounds Per Lineal Foot

Pressure Treated

Project/Projected

Plastic Laminate

Dispenser And Receptacle

Combination Paper Towel 
Pressure Treated Douglas Fir

PRJ.
P.S.F.
P.S.I.
P.T.
PT.
P.T.D.

P.T.D.R.
P.T.D.F.

PFB.

PKT

PLT.

P.LAM.

PLYWD.

P.H.

PNT.

P.L.F.

On Center

Opening

Overhead

Office

Obscure

Not To Scale

Over

Overflow Drain 

Outside Diameter

Partition

Overhang

Powder Driven Fastener

Pounds Per Cubic Foot
Precast Concrete

Opposite

O.H.

OPNG.

OVHG

PART.

P.C.

P.C.F.

P.D.F.

OPP.

N.T.S.

O/
OBS
O.C.

O.D.

OFF.

O.F.D.

ALUM. Aluminum

Board
Both Faces

Average
Architectural
Anchor/Anchorage
Alternate

Below

Bronze

Beam

Block

Bracket
Bearing

Bedroom
Building Paper

Blocking

Building
BLK.
BLKG.
BM.

B.P.
BDRM.
BLW.
BRG.
BRKT.
BRZ.

ALT.
ANC.
ARCH.
AVG.

BD.
B.F.
BLDG.

Above

Adjacent

Aggregate
Above Finish Floor

Additional
Area Drain
Above Counter Top
Acoustical Tile
Acoustical

Anchor Bolt
ABV.
ACOUST.
ACT
A.C.T.
A.D.

A.F.F.
AGGR.

ADDN'L
ADJ.

A.B.

MicrowaveMICRO.

Module

Miscellaneous
Mirror
Minimum

Masonry Rough Opening
Moisture Resistance
Masonry Opening

North

New

Mullion

Mounting
Mounted
Movable

Metal

Not Applicable

Not In Contract

MTD.
MTG.
MTL.
MUL.

N.

(N)

N.I.C.

N/A

MIN.
MIR.
MISC.
M.O.
M.R.
M.R.O.

MOV.
MOD.

Medium

Mechanical

Machine Bolt

Maximum

Material
Masonry

Manufactured

Manhole
Manufacturer

Medicine Cabinet

MAT'L.

MAX.

M.B.
M.C.

MECH.

MFR.
M.H.

MED.
MFD.

MAS.

Laminate
Lavatory

Lag Bolt

Pound
Linear Foot
Live Load
Light
Lintel
Locker
Low Point
Low Pressure Gas
Louver

Laminated Veneer 

S.P.D.
SPECS.

See Plumbing Drawings

Specifications

Yard

Owner Furnished / OFCI

Bottom OfB.O.

Grid LineG.L.

Face OfF.O.

Finish System

Air Conditioning

Contractor Install

CONSTRUCTION AND DEMOLITION DEBRIS: 100% of mixed debris

must be transported by a registered hauler to a registered facility and be

processed for recycling, in compliance with the San Francisco Construction

& Demolition Debris Ordinance

RECYCLING BY OCCUPANTS: Provide adequate space and equal access

for storage, collection and loading of Compostable, recyclable and landfill

materials. - See Administrative Bulletin 088.

WATER EFFICIENT IRRIGATION: • •• •• • •• ••• • •••• • •• • • •• •• •• • • •• • • • •• • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • • •

feet of new or modified landscape must comply with the San Francisco

Water Efficient Irrigation Ordinance. (See the guide at

www.sfwater.org/landscape)

STORMWATER CONTROL PLAN: • •• •• • •• •• •• •• •• •• • •• •• •• • • •• • • • •• ••• • ••••••••••••••••••••••••••••••••••••••••

must implement a Stormwater Control Plan meeting SFPUC Stormwater

Design Guidelines. (See www.sfwater.org/sdg)

GRADING AND PAVING: Construction plans shall indicate how the site

grading or drainage system will manage surface water flows to keep water

from entering the building, such as swales, drains, or water retention

gardens. (CalGreen 4.106.3)

SMART IRRIGATION CONTROLLER: Automatically adjust irrigation based

on weather and soil moisture. Controllers must have either an integral or

separate rain sensors that connects or communicates with the controller.

INDOOR WATER EFFICIENCY: Install water-efficient fixtures and fittings

• • •• • • • • ••• • • ••• •• • •• •• • • •• •• • • ••• • • •••• • • • ••• • •• ••• •••• •• • • • ••• •••• ••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••

Replace all noncompliant fixtures in project area (CalGreen 3.301.1.1, San

Francisco Housing Code 12A)

ENERGY EFFICIENCY: Comply with California Energy Code (Title 24, Part

6)

PEST PROTECTION: Annular spaces around pipes, electric cables,

conduits, or other openings in sole/bottom plates at exterior walls shall be

closed with cement mortar, concrete masonry, or a similar method

acceptable to DBI for protection against rodents.

MOISTURE CONTENT OF BUILDING MATERIALS: Verify wall and floor

framing does not exceed 19% moisture content prior to enclosure. Materials

with visible signs of moisture damage shall not be installed. Moisture

content shall be verified in compliance with the following: (CalGreen

4.505.3)

A) Moisture content shall be determined with either a probe-type or a

contact-type moisture meter. Equivalent moisture verification 

methods may be approved by the enforcing agency and shall satisfy

requirements in Section 101.8.

B) Moisture readings shall be taken at a point 2 feet (610 mm) to 4

feet (1219 mm) from the grade-stamped end of each piece to be

verified.

C) At least three random moisture readings shall be performed on

wall and floor framing with documentation acceptable to the enforcing

agency provided at the time of approval to enclose the wall and floor

framing. Insulation products which are visibly wet or have a high 

moisture content shall be replaced or allowed to dry prior to enclosure

•• •• • •••• ••••• • ••• • • •••• • ••• • • • •• • •• •• •• ••• •• •• • ••• • • • • • • • • ••• • • •• • • ••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••••

be followed for wet-applied insulation products prior to enclosure

CAPILLARY BREAK FOR CONCRETE SLAB ON GRADE: Concrete slab

on grade foundations required to have a vapor retarder must also have a

capillary break, including at least one of the following: (CalGreen 4.505.2.)

A) A 4-inch (101.6 mm) thick base of 1/2-inch (12.7 mm) or larger

clean aggregate shall be provided with a vapor retarder in direct 

contact with concrete and a concrete mix design which will address

bleeding, shrinkage and curling shall be used. For additional 

information, see American Concrete Institute, ACI 302.2R-06.

B)  A slab design specified by a licensed design professional.

FIREPLACES AND WOODSTOVES: Install only direct-vent or

sealed-combustion appliances; comply with US EPA Phase II limits.

(CalGreen 4.503.1)

DESIGN AND INSTALL HVAC SYSTEM TO ACCA MANUAL J, D, AND S

(CalGreen 4.507.2)

HVAC Installer Qualifications: HVAC system installers must be trained

and certified in the proper installation of HVAC systems, such as via a state

certified apprenticeship program, public utility training program (with

certification as installer qualification), or other program acceptable to the

Department of Building Inspection. (CalGreen 702.1)

COVERING DUCT OPENINGS AND PROTECTING MECHANICAL

EQUIPMENT DURING CONSTRUCTION: Duct openings and other air

distribution component openings shall covered during all phases of

construction with tape, plastic, sheetmetal,or other acceptable methods to

reduce the amount of water, dust, and debris entering the system.

BATHROOM EXHAUST FANS: Must be ENERGY STAR compliant, ducted

to terminate outside the building, and controlled by humidistat capable of

adjustment between relative humidity of less than 50% to maximum of 80%.

Humidity control may be a separate component from the exhaust fan.

CARPET: All carpet must meet one of the following: (CalGreen 4.504.3)

A) Carpet and Rug Institute Green Label Plus Program,

B) California Department of Public Health Standard Practice for the

testing of VOCs (Specification 01350),

C) NSF/ANSI 140 at the Gold level,

D) Scientific Certifications Systems Sustainable Choice, OR

E) California Collaborative for High Performance Schools EQ 2.2 and

listed in the CHPS High Performance Product Database AND carpet

cushion must meet Carpet and Rug Institute Green Label, AND 

indoor carpet adhesive & carpet pad adhesive must not exceed 50

g/L VOC content.

RESILIENT FLOORING SYSTEMS: For 80% of floor area receiving

resilient flooring, install resilient flooring complying with:

A) Certified under the Resilient Floor Covering Institute (RFCI) FloorScore

program,

B) Compliant with the VOC-emission limits and testing requirements of

California Department of Public Health 2010 Standard Method for the

Testing and Evaluation Chambers v.1.1,

C) Compliant with the Collaborative for High Performance Schools (CHPS)

EQ2.2 and listed in the CHPS High Performance Product Database, OR

D) Certified under the Greenguard Children & Schools Program to comply

with California Department of Public Health criteria.

COMPOSITE WOOD PRODUCTS: Hardwood plywood, particleboard, and

medium density fiberboard composite wood products used on interior or

exterior shall meet CARB Air Toxics Control Measure for Composite Wood.

See CalGreen Table 4.504.5.

INTERIOR PAINTS AND COATINGS: Comply with VOC limits in the Air

Resources Board Architectural Coatings Suggested Control Measure and

California Code of Regulations Title 17 for aerosol paints. See CalGreen

Table 4.504.3.

LOW-VOC AEROSOL PAINTS AND COATINGS: Meet BAAQMD VOC

limits (Regulation 8, Rule 49) and ProductWeighted MIR Limits for ROC.

(CalGreen 4.504.2.3.)

LOW VOC CAULKS, CONSTRUCTION ADHESIVES, AND SEALANTS:

Meet SCAQMD Rule 1168. See CalGreen Tables 4.504.1 and 4.504.2.

(CalGreen 4.504.2.1)

GREEN BUILDING NOTES
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SITE AERIAL VIEW/
CONTEXT ANALYSIS

1
EXISTING CONTEXT PLAN

1/32"=1'-0"

2526
VALLEJO
STREET

2530
VALLEJO
STREET

GENERAL NOTES

1. THIS PLAN IS GRAPHIC IN NATURE AND DOES NOT REPRESENT A SURVEY

SHEET NOTES LEGEND
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EXISTING CONTEXT
SITE PHOTOGRAPHS

1

SCALE IN FEET: 1/16" =1'-0"

16 0 16 32

(E) ADJ. PROPERTY
2421 GREEN STREET

(E) ADJ. PROPERTY
2415 GREEN STREET

SUBJECT PROPERTY:
2417 GREEN STREET

GREEN STREET
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EXISTING
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Sheet Number

Drawing Title

Job No.

Issue

16112

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

128 10th street, 3rd floor
san francisco, california 94103
t: 415.495.9322  f: 415.651.9290

24
17

 G
RE

EN
 S

TR
EE

T
SA

N 
FR

AN
CI

SC
O,

 C
A 

94
12

3
BL

OC
K 

05
60

 L
OT

 0
28

Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 20 17



A0.33a

PREVIOUSLY PROPOSED 
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EXISTING & PREVIOUSLY 
PROPOSED STREETSCAPES
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PREVIOUSLY PROPOSED STREET SCAPE
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EXISTING & REVISED
STREETSCAPES

ENLARGED

EXISTING STREET SCAPE

REVISED STREET SCAPE
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EXISTING/
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EXISTING/REVISED
MASSING STUDIES
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WAIVER
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EXISTING AND
PROPOSED SITE PLAN

GENERAL SITE PLAN NOTES

1. THIS SITE PLAN IS GRAPHIC IN NATURE AND DOES NOT CONSTITUTE A SURVEY

2. REFER TO SHEETS D1.0-D1.5 AND A1.0-A1.5 FOR ADDITIONAL FLOOR PLANS AND INFORMATION

- ZONING DISTRICT:                           RH-1 (RESIDENTIAL - HOUSE, ONE FAMILY)

- MIN. LOT AREA:                              2500 SQ.FT.

- MIN. LOT WIDTH:                             25'-0"

- SIDE YARD SETBACK:                      NONE REQUIRED

- FRONT YARD SETBACK:                 BASED ON AVERAGE OF ADJACENT PROPERTIES. IN NO CASE SHALL THE
REQUIRED SETBACK BE GREATER THAN 15' OR 15% OF LOT DEPTH.

- REAR YARD SETBACK:                    - 25% OF THE TOTAL LOT DEPTH, BUT IN NO CASE LESS THAN 15'. [REF.
SEC. 134(a)(1)]

- PERMITTED OBSTRUCTIONS: PERMITTED OBSTRUCTIONS INTO SETBACKS: MIN. 7'-6" HEADROOM FOR
OVERHEAD HORIZONTAL PROJECTIONS. MAX. 3'-0" DEPTH FOR 
PROJECTIONS INTO REQUIRED OPEN AREA. THE COMBINED
LENGTH OF ALL BAY WINDOWS AND BALCONIES PROJECTING INTO THE
REQUIRED OPEN AREA IS  LIMITED TO 2/3 OF THE BUILDABLE WIDTH OF
THE LOT ALONG A REAR BUILDING WALL. (REF. SEC. 136 (c)(3))
  

- USABLE OPEN SPACE:                    - 300 SQ.FT. MIN - PRIVATE OPEN SPACE PER UNIT;
400 SQ.FT MIN - COMMON OPEN SPACE PER UNIT;
6'-0" MIN DIMENSION & 36 SQ.FT. MIN AREA ON DECK OR BALCONY;
10'-0" MIN DIMENSION & 100 SQ.FT. MIN AREA ON GRADE. (REF. SEC. 135
& TABLE 135A)

                                                         -  OPEN SPACE MUST FACE A STREET OR REAR-YARD AND BE 
UNOBSTRUCTED TO THE SKY

- MAX. HEIGHT LIMIT:                        -  35' [REF. SEC. 261(b)(1)]
-  30' AT FRONT SETBACK, THEN INCREASE AT AN ANGLE OF 45 DEGREES 

TOWARD THE REAR OF LOT  UNTIL THE HEIGHT LIMIT IS 35' [REF. SEC. 
261(c)(1)]

-  HEIGHT LIMIT AT THE FRONT PORTION OF THE BUILDING CAN BE 
INCREASED TO THE AVERAGE OF THE HEIGHTS OF THE TWO ADJACENT 
BUILDINGS [REF.SEC. 261(b)(2)]

-  DORMERS AT ROOF CAN BE EXEMPT FROM HEIGHT LIMIT UP TO 10' 
ABOVE HEIGHT LIMIT. SHALL NOT  EXCEED 20% OF THE HORIZONTAL 
AREA OF THE ROOF ABOVE WHICH THEY ARE SITUATED [REF. SEC. 
261(b)(1)(B)]

- NUMBER OF PARKING SPACES:   ONE SPACE MIN PER DWELLING UNIT (REF. TABLE 151); THREE SPACES 
  MAX WHERE ONE SPACE IS REQUIRED (REF. SEC. 151(c)).

- BICYCLE PARKING:   ONE CLASS 1 SPACE PER DWELLING UNIT IS REQUIRED (REF. TABLE 
    155.2.10 & ZONIN  ADMINISTRATOR BULLETIN NO.9)

DEMOLITION SITE PLAN KEY NOTES

1 [E] CURB CUT TO REMAIN

[E] STREET TREE TO REMAIN

OUTLINE OF [E] BUILDING AT 2417 GREEN STREET

[E] SIDEWALK LANDSCAPING TO REMAIN

REMOVE [E] WALLS & LANDSCAPING, TEMPORARILY BRACE SOIL TO PREVENT EROSION AND DISCHARGE
OF SEDIMENT AND OTHER POLLUTANTS PER SFBMP

EXCAVATE AS REQUIRED FOR [N] CONSTRUCTION

REMOVE [E] SIDEWALK LANDSCAPING

OUTLINE OF [E] USABLE OPEN SPACE (+/-)296 SQ.FT.

2

3

4

5

6

7

SUMMARY OF PLANNING CODE STANDARDS & ENVIRONMENTAL REQ'S.

PROPOSED SITE PLAN KEY NOTES

[E] CURB CUT TO REMAIN

[E] STREET TREE TO REMAIN

OUTLINE OF PROPOSED BUILDING AT 2417 GREEN STREET

[E] SIDEWALK LANDSCAPING TO REMAIN

[E] RAMP AT GARAGE TO REMAIN

[N] STREET TREE

(E) FRONT WALL TO REMAIN AT SUBJECT PROPERTY

(E) FRONT WALL TO REMAIN AT ADJACENT PROPERTY

PRIVATE USABLE OPEN SPACE FOR MAIN UNIT

COMMON USABLE OPEN SPACE

1

2

3

4

5

 

6

7

8

8

USABLE OPEN SPACE CALCULATIONS:

MAIN UNIT USABLE OPEN SPACE:
PRIVATE (ROOF DECK AT 4TH FLOOR): 140 SQ.FT.
ADDITIONAL USABLE OPEN SPACE REQUIRED:
160 X 1.33 = 212 SQ.FT. (COMMON SPACE AT REAR YARD)

ACCESSORY DWELLING UNIT USABLE OPEN SPACE:
COMMON SPACE REQUIRED: 400 SQ.FT. (COMMON SPACE AT REAR YARD)

TOTAL COMMON USABLE OPEN SPACE (REAR YARD): 625 SQ.FT.
212 SQ.FT. + 400 SQ.FT. = 612 SQ.FT. REQ'D; 625 SQ.FT. PROVIDED

9
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182' TO EXIT #1

123' TO EXIT #2
160' TO EXIT #1 

11
7' 

TO
 E

XI
T 

#1

120' TO EXIT #2
157' TO EXIT #1 

114' TO EXIT #1

83' TO EXIT #1

71' TO EXIT #1

85' TO EXIT #3

67' TO EXIT #3

C

T

R

A0.9

EXITING DIAGRAM/
CALCULATIONS

LEGEND OCCUPANCY LOAD CALCULATIONS SUMMARY OF PRIMARY BUILDING CODE REQUIREMENTS

PATH OF EXIT ACCESS TRAVEL

MAXIMUM  TRAVEL DISTANCE TO EXIT
DISCHARGE FROM FLOOR

MAX TRAVEL DISTANCE ON FLOOR TO STAIRWAY

57'

TD
47'

HABITABLE AREA

GARAGE / MECHANICAL

ROOF DECK

EXTERIOR EXIT DOOR

H
G
RD
EXIT

- MAIN UNIT TOTAL HABITABLE AREA : (+/-) 3,871 GSF.
- ADU TOTAL HABITABLE AREA : (+/-) 925 GSF.
- GARAGE: (+/-) 809 GSF.
- TOTAL ROOF DECK: (+/-) 399 GSF.

-OCCUPANCY LOAD (R-3) = HABITABLE + ROOF DECK AREA: (+/-) 5,195 GSF / 200 = 27
-OCCUPANCY LOAD (U) = GARAGE: (+/-) 809 GSF / 200 = 5

*NOTE:
FOR THE PURPOSE OF OCCUPANCY LOAD CALCULATIONS GROSS FLOOR AREA IS MEASURED AS AREA WITHIN THE INSIDE PERIMETER OF THE EXTERIOR WALLS OF
THE BUILDING PER CBC SECTION 1002.

EGRESS EXITING CALCULATIONS 

TWO EXITS FROM THE BUILDING TO PUBLIC WAY ARE PROVIDED (EXIT #3 USES EXIT #2 DISCHARGE TO PUBLIC WAY)

MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
(FROM FLOOR 4 TO EXIT #2, LOCATED ON FLOOR 2)

TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  TO A STAIRWAY ON FLOOR 4 IS +/- 46' < 50' (1016.3, SFBC 2016)

EXIT ACCESS TRAVEL DISTANCE FROM THE MOST REMOTE OCCUPIED POINT  ON FLOOR 4  TO EXIT #2 DISCHARGE TO PUBLIC WAY IS +/- 247' < 250' (1017.2, SFBC 2016)

CHAPTER 5. GENERAL BUILDING HEIGHTS AND AREAS:

TABLE 504.3, 504.4, 506.2 ALLOWABLE BUILDING HEIGHTS AND AREA
CONSTRUCTION TYPE V-B: EQUIPPED WITH AN AUTOMATIC SPRINKLER SYSTEM S13R, 60'; 4
STORIES ABOVE GRADE PLANE, AREA UNLIMITED

CHAPTER 6. TYPES OF CONSTRUCTION:

TABLE 601 FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS PRIMARY
STRUCTURAL FRAME: NO FIRE RESISTANCE RATING EXTERIOR BEARING WALLS: NO FIRE
RESISTANCE RATING INTERIOR BEARING WALLS: NO FIRE RESISTANCE RATING NON-BEARING
WALLS INTERIOR OR EXTERIOR: NO RATING

TABLE 602 (h) FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED ON
FIRE SEPARATION DISTANCE. OCCUPANCY R-3 EQUIPPED W/ AUTOMATIC SPRINKLER SYSTEM
EXTERIOR WALLS, FIRE SEPARATION DISTANCE LESS THAN 3': 1-HR RATING
EXTERIOR WALLS, FIRS SEPARATION DISTANCE MORE THAN 3': NO RATING

CHAPTER 7. FIRE AND SMOKE PROTECTION FEATURES:

TABLE 705.8 MAXIMUM AREA OF EXTERIOR WALL OPENINGS BASED ON FIRE SEPARATION
DISTANCE AND DEGREE OF OPENING PROTECTION
FIRE SEPARATION DISTANCE LESS THAN 3': OPENINGS NOT PERMITTED
FIRE SEPARATION DISTANCE 3'-5': 25% OF AND EXTERIOR WALL IN A STORY
FIRE SEPARATION DISTANCE 5' OR MORE: UNLIMITED

SECTION 705.8.1 ALLOWABLE AREA OF OPENINGS, EXCEPTION 2
WHERE EXTERIOR WALLS AND EXTERIOR PRIMARY STRUCTURAL FRAME ARE NOT REQUIRED
TO BE FIRE RESISTANCE RATED, ALLOWABLE AREA OF OPENINGS IS UNLIMITED

SFPC AB-009: LOCAL EQUIVALENCY FOR APPROVAL OF NEW OPENINGS IN NEW AND EXISTING
BUILDING PROPERTY LINE WALLS
CASE-BY-CASE REVIEW TO ALLOW PROTECTED OPENINGS CLOSER TO PROPERTY LINES
THAN PERMITTED BY TABLE 705.8

SECTION 705.11 PARAPETS, EXCEPTION 4.3
OPENINGS IN ROOF CLOSER THAN 5' TO EXTERIOR FIRE RATED WALL, MEASURED FROM
INTERIOR SIDE OF WALL: PROVIDE FIRE-RATED PARAPET WALL, 30" (H) MIN

SECTION 705.11 PARAPETS, EXCEPTION 5.1
TYPE V-B, GROUP R-3 WITH A CLASS C ROOF COVERING: EXTERIOR WALL CAN BE
TERMINATED AT UNDERSIDE OF ROOF SHEATHING.  THE ROOF SHEATHING TO BE
CONSTRUCTED OF NON-COMBUSTABLE MATERIAL FOR A DISTANCE OF 4'.

SECTION 713.4 SHAFT ENCLOSURES, FIRE RESISTANCE RATING
ELEVATOR SHAFT ENCLOSURE TO BE NOT LESS THAN 2-HR FIRE RESISTANCE RATING WHEN
CONNECTING 4 STORIES OR MORE.

SECTION 713.5 SHAFT ENCLOSURES, CONTINUITY
SHAFT ENCLOSURES TO BE CONSTRUCTED AS FIRE BARRIERS AND SHALL HAVE CONTINUITY
FROM TOP OF FOUNDATION TO UNDERSIDE OF ROOF SHEATHING AND BE SECURELLY
ATTACHED THERETO AS WELL AS HAVE CONTINUITY THROUGH CONCEALED SPACE.

TABLE 716.5 FIRE DOOR AND FIRE SHUTTER FIRE PROTECTION RATING
REQ. ASSEMBLY RATING: 1-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 45 MIN

TABLE 716.5 SHAFT ENCLOSURE
REQ. ASSEMBLY RATING: 2-HR; MIN. FIRE DOOR FOOR ASSEMBLY RATING: 90 MIN

CHAPTER 10: MEANS OF EGRESS:

TABLE 1004.1.2 MAXIMUM FLOOR AREA ALLOWANCES PER OCCUPANT
RESIDENTIAL, PRIVATE GARAGE: 200 GSF

SECTION 1015.8 WINDOW OPENINGS
WHERE AN OPERABLE WINDOW OPENING IS LOCATED MORE THAN 72" ABOVE FINISHED
GRADE OR OTHER SURFACE BELOW ON THE EXTERIOR OF THE BUILDING, THE SILL OF THE
WINDOW SHALL BE MIN 36" A.F.F. OF THE ROOM IN WHICH THE WINDOW IS LOCATED.

SECTION 1015.8.1 : WINDOW OPENING CONTROL DEVICES
IF THE TOP OF THE SILL OF AN OPERABLE WINDOW OPENING IS LOCATED LESS THAN 36"
A.F.F., THE WINDOW SHALL BE PROVIDED WITH WINDOW OPENING CONTROL DEVICES THAT
COMPLY WITH ASTM F2090

TABLE 1006.3.2. (1) : STORIES WITH ONE EXIT FOR R-2 & R-3 OCCUPANCIES
EXIT ACCESS TRAVEL DISTANCE UNLIMITED FOR UP TO 3RD STORY ABOVE GRADE PLANE,
GROUP R-3, EQUIPPED WITH AUTOMATIC SPRINKLERS THROUGHOUT.
EXIT ACCESS TRAVEL DISTANCE : 125' FOR FOURTH STORY ABOVE GRADE PLANE.

SFBC SECTION 1014.4: VERTICAL EGRESS
FOR HABITABLE LEVEL, MORE THAN ONE STORY ABOVE AN EGRESS DOOR, THE TRAVEL
DISTANCE FROM ANY OCCUPIED POINT TO EGRESS STAIRWAY SHALL NOT EXCEED 50'.

SFBC SECTION 1030: EMERGENCY ESCAPE AND RESCUE
SLEEPING ROOMS BELOW THE 4TH STORY ABOVE GRADE PLANE TO HAVE AT LEAST ONE
EMERGENCY ESCAPE OPENING.  MIN. NET CLEAR OPENING: 5.7 SQ. FT., MIN. NET CLEAR
HEIGHT: 24", MIN. NET CLEAR WIDTH: 20"

CHAPTER 12: INTERIOR ENVIRONMENT

SECTION 1203.5.1 VENTILATION AREA REQUIRED
MIN OPERABLE AREA OF WINDOW SHALL BE NOT LESS THAN 4% OF THE FLOOR AREA BEING
VENTILATED

SECTION 1205.2: NATURAL LIGHT
MIN NET GLAZED AREA IS 8% OF FLOOR AREA OF THE INTERIOR SPACE

*BASEMENT:
- GARAGE: (+/-) 809 GSF.
- HABITABLE AREA: (+/-) 145 GSF.

EXITING FROM BASEMENT:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*FIRST FLOOR:
- MAIN UNIT HABITABLE AREA: (+/-) 250 GSF.
- ADU HABITABLE AREA: (+/-) 925 GSF.
- FRONT PORCH/ROOF DECK: (+/-) 114 GSF.

EXITING FROM FIRST FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*SECOND FLOOR:
- HABITABLE AREA: (+/-) 1,239 GSF.
- ROOF DECK: (+/-)  158 GSF.

EXITING FROM SECOND FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*THIRD FLOOR:
- HABITABLE AREA: (+/-) 1,347 GSF.

EXITING FROM THIRD FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)

*FOURTH FLOOR:
- HABITABLE AREA: (+/-) 806 GSF.
- ROOF DECK: (+/-) 127 GSF.

EXITING FROM FOURTH FLOOR:
ONE EXIT REQUIRED PER CBC SECTION 1006.3.2 (1)
MAX. COMMON PATH OF EGRESS TRAVEL  DISTANCE:
124' < 125' PER CBC TABLE 1006.3.2 (1)
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D1.0

EXISTING/ DEMOLITION 
BASEMENT PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

FRONT FACADE -
EXISTING TO REMAIN

FRONT FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO REMAIN

% OF REAR & FRONT FACADE

FOUNDATION LEVEL / FLOOR 1
EXISTING TO REMAIN

FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

% FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

R1 R2 R3 R4 R5 D1 D2 D3 D4 TOTAL 'D'

LINEAR FEET OF WALL   (R= REMAIN,  D=DEMOLISHED)

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B

TOTAL 'R'

2 23.8 (97.5%)2

0.3

24.4 (100%)

25 (51%)23.8 (49%)

11.2 13.2

0.6 (2.5%)

24 30.7 40.5

11.2 13.28.3

125 (79%)

33.3 (21%)

15

16

17

18

R6 R7 R8 D5

-- -- -- 9.3 10.5 --

2 2 9.3 10.5 6

0.3

0 (0%)

--

--

0.3 0.3

33.3 (21%)125 (79%)
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[E] GARAGE

D1 0.3 LN.FT.
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R2 2 LN.FT.

R3 24.0 LN.FT.

REFER TO D1.1

D5 0.3 LN.FT.

R6 9.3 LN.FT.

R1 2  LN.FT.

R8 6 LN.FT.
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D1.1

EXISTING/ DEMOLITION 
FIRST FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN

EXCAVATE AS REQUIRED TO PERFORM [N] WORK AT SIDE PROPERTY LINE

FRONT FACADE -
EXISTING TO REMAIN

FRONT FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO BE REMOVED

REAR FACADE -
EXISTING TO REMAIN

% OF REAR & FRONT FACADE

FOUNDATION LEVEL / FLOOR 1
EXISTING TO REMAIN

FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

% FOUNDATION LEVEL / FLOOR 1
EXISTING TO BE REMOVED

R1 R2 R3 R4 R5 D1 D2 D3 D4 TOTAL 'D'

LINEAR FEET OF WALL   (R= REMAIN,  D=DEMOLISHED)

DEMOLITION CALCULATIONS - PLANNING CODE SEC. 317.b.2.B

TOTAL 'R'

2 23.8 (97.5%)2

0.3

24.4 (100%)

25 (51%)23.8 (49%)

11.2 13.2

0.6 (2.5%)

24 30.7 40.5

11.2 13.28.3

125 (79%)

33.3 (21%)

15
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R6 R7 R8 D5

-- -- -- 9.3 10.5 --

2 2 9.3 10.5 6
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0.3 0.3

33.3 (21%)125 (79%)
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REFER TO D1.0

REFER TO D1.0
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D1.2

EXISTING/ DEMOLITION 
SECOND FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION SECOND FLOOR PLAN
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[E] KITCHEN

[E] FAMILY
ROOM

[E] STORAGE

[E] DINING
ROOM

[E] BREAKFAST
NOOK

HORIZONTAL ELEMENTS TO BE
REMOVED/RELOCATED -
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

1064.3 SQ.FT.
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D1.3

EXISTING/ DEMOLITION 
THIRD FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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1
EXISTING/DEMOLITION THIRD FLOOR PLAN

1/4"=1'-0"
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[E] BEDROOM 1

[E] MASTER
BEDROOM

[E] BEDROOM 2

[E] BATHROOM 1

HORIZONTAL ELEMENTS TO BE REMOVED
REFER TO D1.5
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D1.4

EXISTING/ DEMOLITION 
FOURTH FLOOR PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION FOURTH FLOOR PLAN

1/4"=1'-0"
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[E] ATTIC

[E] CLOSET
[E] BATHROOM 2

[E] BEDROOM 3

[E] STORAGE

HORIZONTAL ELEMENTS TO BE REMOVED/
RELOCATED - DEMO CALCULATIONS -
PLANNING CODE SEC. 317.b.2.C
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D1.5

EXISTING/ DEMOLITION 
ROOF PLAN

SCALE IN FEET: 1/4" =1'-0"

4 0 4 8

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO A0.0 COVER SHEET FOR DEMOLITION CALCULATIONS

EXISTING/DEMOLITION PLAN SHEET NOTES

1 EXCAVATE AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] FLOOR/ROOF ASSEMBLY TO PERFORM [N] WORK

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO PERFORM [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] DOOR

REMOVE [E] STAIR

REMOVE [E] MECHANICAL EQUIPMENT

REMOVE [E] FIREPLACE

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE INTERIOR WALL FINISH

REMOVE [E] PLUMBING FIXTURE

REMOVE [E] CASEWORK

2

3

4

5

6

7

8

9

10

11

12

13

14 REMOVE [E] DORMER

REMOVE [E] CHIMNEY

[E] ROOF TO BE REMOVED BELOW

[E] ROOF ABOVE

[E] ROOF TO REMAIN

[E] FLOOR ASSEMBLY INCLUDED IN THE SFPC SECTION 317 b.2.C DEMOLITION CALCULATIONS ON
SHEET A.0.0 BASED ON ITS "RELOCATION" IN ASSOCIATION WITH THE LOWERING OF THE BUILDING.

[E] STEPS TO REMAIN
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EXISTING/DEMOLITION ROOF PLAN
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HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C

388.6 SQ.FT.

HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C
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[E] SLOPE:

HORIZONTAL ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE
SEC. 317.b.2.C
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CTR
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WD

A1.0

PROPOSED
BASEMENT PLAN

[GARAGE]

SCALE IN FEET: 1/4" =1'-0"
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PROPOSED BASEMENT PLAN
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24

7'-8"

1'-
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2
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13
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16

17

18
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20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A
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D1

E

F

G

H

I

J

K

24

25

NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.

26
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D2

004
LAUNDRY

Sheet Number

Drawing Title

Job No.

Issue

16112

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

128 10th street, 3rd floor
san francisco, california 94103
t: 415.495.9322  f: 415.651.9290

24
17

 G
RE

EN
 S

TR
EE

T
SA

N 
FR

AN
CI

SC
O,

 C
A 

94
12

3
BL

OC
K 

05
60

 L
OT

 0
28

Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 20 17
SITE PERMIT/311
REVISION SET 06 06 18

24



UP

DN

DN

DN

DN

UP UP

DN
REF

DN

A1.1

PROPOSED
FIRST FLOOR PLAN
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PROPOSED FIRST FLOOR PLAN
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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PROPOSED PLAN SHEET NOTES 

[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2
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STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH
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NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.
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[E] DRIVEWAY SLOPE TO REMAIN/PROTECT

[E] STEPS TO REMAIN

[N] GUARD RAIL @ 42" A.F.F. REF. ELEVATION SHEETS [A2 SERIES], NOTE '5' FOR ADDITIONAL INFORMATION

[N] 1 1/2" DIA HANDRAIL, MOUNT @ 2'-10" A.F.F. , PROVIDE 1 1/2" CLEAR HANDGRIP AIRSPACE BETWEEN HANDRAIL AND WALL OR
GUARD RAIL, TYP.

NEIGHBORING BUILDING WINDOWS FOR REFERENCE

[N] FIXED SKYLIGHT

ROOF DECK BELOW

ROOF BELOW

[N] PLANTER

[N] SLIDING DOOR W/ FULL HEIGHT CLEAR TEMPERED GLAZING

[N] CLASS 1 BICYCLE PARKING PER SFPC SECTION 155.2

OUTLINE OF FLOOR ABOVE

45 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

90 MIN FIRE RESISTANCE RATED DOOR ASSEMBLY WITH DOOR CLOSER

[N] CONCRETE FLOOR AT GARAGE, SLOPE TOWARD AREA DRAINS 1/8":1'-0" MIN, TYP.

[N] STAIR ABOVE

[N] GATE TO BE OPERABLE FROM EGRESS SIDE WITHOUT USE OF A KEY

DORMER/ROOF ABOVE

[N] GAS-FIRED FIREPLACE

[N] TRENCH DRAIN, TYP.

[N] 1 HOUR FIRE RESISTANCE RATED PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY, 3'-6" A.F.F.

[N] SKYLIGHT ABOVE

1 HOUR FIRE RESISTANCE RATED PARAPET WALL ASSEMBLY 30" ABOVE TOP OF ROOF MEMBRANE

CEILING & WALL UNDERSIDE OF STAIR TO BE 1-HOUR FIRE-RESISTANCE RATED

[N] EMERGENCY ESCAPE AND RESCUE WINDOW, IN ACCORDANCE WITH CBC SECTION 1030

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW, REFER TO KEY NOTE 24, A2 SERIES FOR ADDITIONAL INFO.

1

GENERAL PLAN NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2

3

4

5

6

7

8

9

10

11

14

12

13

15

16

17

18

19

20

21

22

23

STAIR NOTES 

BASEMENT F.F. TO 1ST FLR F.F.: 14 RISERS @ +/- 7 7/16" EA = 8'-8"; 12 TREADS @ 10" EA, 1 LAND. @ 3'-10" = 14'-8"; 3'-0" CLR WIDTH

1ST FLR F.F. TO EXERCISE ROOM F.F.: 2 RISERS @ +/- 6" EA = 1'-0"; 1 TREADS @ 12" EA = 1'-0" ; 4'-0" CLR WIDTH

PORCH STAIR: 6 RISERS @ +/- 6 7/8" EA = 3'-5 1/4"; 5 TREADS @ 11" EA = 4'-7"; 4'-11 3/4" CLR WIDTH

EXIT PASSAGEWAY STAIR 1: 6 RISERS @ +/- 7 1/16" EA = 3'-6 3/8"; 5 TREADS @ 10" EA = 4'-2"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 2: 2 RISERS @ +/- 7 1/16" EA = 1'-2 1/8"; 1 TREADS @ 10"; 3'-0" CLR WIDTH

EXIT PASSAGEWAY STAIR 3: 4 RISERS @ +/- 6 5/8" EA = 2'-2 1/2"; 3 TREADS @ 10" EA = 2'-5"; 3'-4" CLR WIDTH

REAR YARD STAIR 1: 9 RISERS @ +/- 7 11/16" EA = 5'-9 3/8"; 8 TREADS @ 10" EA = 6'-7"; 3'-0" CLR WIDTH

REAR YARD STAIR 2: 8 RISERS @ +/- 7 11/16" EA = 5'-1 11/16"; 7 TREADS @ 10" EA = 5'-9"; 3'-0" CLR WIDTH

1ST FLR F.F. TO 2ND FLR F.F.: 16 RISERS @ +/- 7" EA = 9'-4"; 15 TREADS @ 10" EA = 12'-6"; 3'-4" CLR WIDTH

NOT USED

2ND FLR F.F. TO 3RD FLR F.F.: 17 RISERS @ +/- 7 1/2" EA = 10'-7 3/4"; 15 TREADS @ 10" EA, 1 LAND. @  4'-4" = 16'-10"; 3'-4" CLR WIDTH

3RD FLR F.F. TO 4TH FLR F.F.: 15 RISERS @  +/- 7 11/16" EA = 9'-7 5/8" ; 14 TREADS @ 10" EA = 11'-8"; 3'-4" CLR WIDTH

A

B

C

D1

E

F

G

H

I

J

K

24

25

NOTE: ALL RISERS TO BE 7 3/4" MAX, TYP.

26

27

D2



D2.1

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - NORTH [FRONT]

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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3
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7
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9

10

11

12

13

LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14

15

16

17

T.O. (E) FIN. ROOF
(+) 50'-8"

B.O. (E) FIN. CEILING FLOOR 04
(+) 46'-7"

T.O. (E) FIN. FLOOR 04
(+) 38'-10"

B.O. (E) FIN. CEILING FLOOR 03
(+) 38'-0 3/8"

T.O. (E) FIN. FLOOR 03
(+) 29'-3 3/8"

B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"
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VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

4.6 SQ.FT. 171.4 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

27.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

27.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

139 SQ.FT.

[E] AVERAGE GRADE @ FRONT PROPERTY LINE
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D2.2

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - WEST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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13

LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14

15

16

17

T.O. (E) FIN. ROOF
(+) 50'-8"

B.O. (E) FIN. CEILING FLOOR 04
(+) 46'-7"

T.O. (E) FIN. FLOOR 04
(+) 38'-10"

B.O. (E) FIN. CEILING FLOOR 03
(+) 38'-0 3/8"

T.O. (E) FIN. FLOOR 03
(+) 29'-3 3/8"

B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"
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35'-0" HEIGHT LIMIT
RH-1
[SEC. 261(b)(1)]35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]

[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

157 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

29.5 SQ.FT.

129.6 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

73 SQ.FT.

15

[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO
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D2.3

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - SOUTH

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.14

15

16

17

T.O. (E) FIN. ROOF
(+) 50'-8"

B.O. (E) FIN. CEILING FLOOR 04
(+) 46'-7"

T.O. (E) FIN. FLOOR 04
(+) 38'-10"

B.O. (E) FIN. CEILING FLOOR 03
(+) 38'-0 3/8"

T.O. (E) FIN. FLOOR 03
(+) 29'-3 3/8"

B.O. (E) FIN. CEILING FLOOR 02
(+) 28'-1 3/8"

T.O. (E) FIN. FLOOR 02
(+) 18'-7 3/8"

B.O. (E) FIN. CEILING FLOOR 01
(+) 17'-5 5/8"

T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
(+) 8'-2 3/8"

T.O. (E) FIN. FLOOR GARAGE
(-) 1'-3 3/8"
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VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

54.0 SQ.FT.

433.1 SQ.FT.

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C

191 SQ.FT.
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[E] AVERAGE GRADE @ REAR YARD
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D2.4

EXISTING/DEMO
EXTERIOR ELEVATION

1
EXISTING/DEMOLITION ELEVATION - EAST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"

4 0 4 8

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

2. REFER TO COVER SHEET FOR DEMOLITION CALCULATIONS

ELEVATION SHEET NOTES 

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN
ACCORDANCE WITH SFPC SECTION 261(b)(1)

REMOVE [E] WINDOW ASSEMBLY

REMOVE [E] GUARDRAIL

REMOVE [E] WALL ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] GARAGE DOOR

REMOVE [E] EXTERIOR DOOR

REMOVE [E] EXTERIOR STAIR

REMOVE [E] ROOF ASSEMBLY AS REQUIRED TO ACHIEVE [N] WORK

REMOVE [E] CHIMNEY

REMOVE [E] DORMER

[E] PROPERTY LINE WINDOWS TO BE REPLACED IN KIND

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY
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7

8
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10
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12

13

LINE LEGEND

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.
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VERTICAL ENVELOPE ELEMENTS TO BE REMOVED
DEMO CALCULATIONS - PLANNING CODE SEC.
317.b.2.C
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A2.1

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - NORTH [FRONT]

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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WD-01

FINISH LEGEND

WS-01 EXTERIOR WOOD SHINGLE, STAIN GRADE

EXTERIOR STUCCO [PORTLAND CEMENT PLASTER]. COLOR TBD

EXTERIOR WOOD PANEL, STAIN GRADE

EXTERIOR WOOD WINDOW/CASING/TRIM, PAINT-GRADE

HORIZONTAL TEXTURED STUCCO

EXTERIOR ALUMINUM PANEL. COLOR TBD

EXTERIOR STEEL, ELECTROGALVANIZED, POWDER COATED. COLOR TBD

FIBER GLASS BASED SHINGLE ROOFING. COLOR TBD
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[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A2.2

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - WEST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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ONLY]
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO
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[E] AVERAGE GRADE @ FRONT PROPERTY LINE
REFER D2.3 FOR ADD'L INFO

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A2.3

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - SOUTH

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

17

18

19

20

21

22

23

24

25

26
Sheet Number

Drawing Title

Job No.

Issue

16112

D U M I C A N  M O S E Y
A  R  C  H  I  T  E  C  T  S

128 10th street, 3rd floor
san francisco, california 94103
t: 415.495.9322  f: 415.651.9290

24
17

 G
RE

EN
 S

TR
EE

T
SA

N 
FR

AN
CI

SC
O,

 C
A 

94
12

3
BL

OC
K 

05
60

 L
OT

 0
28

Date
ENVIRONMENTAL
EVALUATION SET 02 10 17
PRE-APPLICATION PLAN
REVIEW 02 24 17
PROJECT REVIEW
MEETING SET 03 14 17
SITE PERMIT/311
NOTIFICATION SET 04 20 17
SITE PERMIT/311
REVISION SET 06 06 18

WD-02

WD-02

WD-02

FINISH LEGEND

REFER TO SHEET A2.1



A2.4

PROPOSED
EXTERIOR ELEVATION

1
PROPOSED ELEVATION - EAST

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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35'-0" HEIGHT LIMIT
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[SEC. 261(b)(1)] 35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

25

GENERAL EXTERIOR ELEVATION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.

ELEVATION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

GARAGE DOOR, PROVIDE 200 SQ. IN. MIN. PERFORATED MTL VENTILATION PANELS ALONG BOTTOM OF DOOR

[N] SIDEWALK TREE IN [E] PLANTER

[N] EXTERIOR METAL FLAT BAR GUARD RAIL 42" A.F.F., W/ VERTICAL FLAT BAR PICKETS TO BE SPACED 3 3 4"
O.C., TYP.

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
8.9 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 46" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x  52" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
10.2 SQ.FT. CLEAR , 36" SILL HEIGHT, 27" [W] x 57" [H]

EMERGENCY ESCAPE AND RESCUE CASEMENT WINDOW IN ACCORDANCE WITH CBC SECTION 1030:
11 SQ.FT. CLEAR , 36" SILL HEIGHT, 48" [W] x 35" [H]

1 HOUR FIRE RATED PARAPET WALL, 30" ABOVE T.O. ROOF MEMBRANE IN ACCORDANCE WITH CBC 705.11.1

1 HOUR FIRE RATED PARTIAL HEIGHT GUARD RAIL/WALL, 42" A.F.F.

[N] FIXED SKYLIGHT

[N] PLANTER

[N] FENCE 7'-0" MAX ABOVE GRADE OF ADJACENT PROPERTY

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [E] ROOF STRUCTURE.

[N] DORMER, REFER TO ROOF PLAN, A1.5, FOR ROOF SLOPES, TYP.

[N] FIBERGLASS CLASS 'A' SHINGLE ROOFING ASSEMBLY O/ [N] ROOF STRUCTURE. REFER TO ROOF PLAN
A1.5, FOR ROOF SLOPES, TYP.

APPROXIMATE OUTLINE OF GRADE @ 2415 GREEN STREET SHOWN FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET SHOWN FOR REFERENCE ONLY

OUTLINE OF REAR YARD, SHOWN FOR REFERENCE ONLY.

-NOT USED-

[N]/[E] BLIND WALL ASSEMBLY

[N] WINDOW IN [E] OPENING

[N] PROPERTY LINE WINDOW W/ WS SPRINKLER HEADS INSTALLED ON INTERIOR SIDE OF WINDOW @
CEILING OF EACH STORY, PER PRE-APPLICATION PLAN REVIEW MEETING, ITEM 2, CONCLUSION, REF. A0.6

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

[N] EXTERIOR TEMPERED GLASS GUARD RAIL 42" A.F.F., PANEL SIZE 24 SQ. FT. MAX  W/ 1/2" GAP BETWEEN
ADJ PANELS & CONTINUOUS U-SHAPED CHANNEL CAP
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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D3.1

EXISTING
SECTION

1
EXISTING SECTION - LONGITUDINAL

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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B.O. (E) FIN. CEILING FLOOR 01
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T.O. (E) FIN. FLOOR 01
(+) 8'-7 3/4"

B.O. (E) FIN. CEILING BASEMENT
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GENERAL SECTION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

SECTION SHEET NOTES

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN ACCORDANCE
WITH SFPC SECTION 261(b)(1)

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR ADD'L INFO

APPROXIMATE OUTLINE OF GRADE AT 2415 GREEN STREET, SHOWN FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF GRADE AT  2421 GREEN STREET AT  PROPERTY LINE

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

2
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4

LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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[SEC. 261(b)(1)] 35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]
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NOOK

[E] GARAGE

5

35'-0" HEIGHT LIMIT
ABOVE AVERAGE GRADE
[SEC. 261(b)(1)]

6

7

[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO
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D3.2

EXISTING
SECTION

1
EXISTING CROSS SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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B.O. (E) FIN. CEILING FLOOR 02
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(+) 18'-7 3/8"
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GENERAL SECTION NOTES

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET

SECTION SHEET NOTES

1 ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

DASHED LINE INDICATES MAXIMUM ALLOWABLE HEIGHT OF BUILDING ENVELOPE FOR RH-1 IN ACCORDANCE
WITH SFPC SECTION 261(b)(1)

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR ADD'L INFO

APPROXIMATE OUTLINE OF GRADE AT 2415 GREEN STREET, SHOWN FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF GRADE AT  2421 GREEN STREET AT  PROPERTY LINE

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

2

3

4

LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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A3.1

PROPOSED
SECTION

1
PROPOSED LONGITUDINAL SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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35'-0" HEIGHT LIMIT
RH-1
[SEC. 261(b)(1)] 35'-0" HEIGHT LIMIT

RH-1
[SEC. 261(b)(1)]

32'-11" HT. LIMIT
INCREASE
[SEC. 261(c)(2)]

30'-0" HT. LIMIT
RH-1
[SEC. 261(b)(1)]
[FOR REFERENCE
ONLY]
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[E] AVERAGE GRADE @ REAR YARD
REFER D2.3 FOR ADD'L INFO

15

GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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7

LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.
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10

11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.2

PROPOSED
SECTION

1
PROPOSED CROSS SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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7

LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

8

9

10

11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.3

PROPOSED
SECTION

1
PROPOSED SECTION - TRANSVERSE

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

8
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11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.4

PROPOSED
SECTION

1
PROPOSED LONGITUDINAL SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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GENERAL SECTIONS NOTES SECTION SHEET NOTES 

ADJACENT BUILDING: 2415 GREEN STREET

ADJACENT BUILDING: 2421 GREEN STREET

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 5, A2 SERIES

[N] INTERIOR GUARD RAIL 42" A.F.F.

[N] SKYLIGHT

[N] PLANTER

DASHED LINE INDICATES [E] T.O. ROOF RIDGE

[N] 1-HOUR PARTIAL HEIGHT WALL/GUARDRAIL ASSEMBLY 42" A.F.F.

APPROXIMATE AVERAGE SLOPE OF ADJACENT GRADE @ FRONT PROPERTY LINE, FOR REFERENCE ONLY

APPROXIMATE ELEVATION OF ADJACENT GRADE @ REAR YARD, FOR REFERENCE ONLY

APPROXIMATE OUTLINE OF ADJACENT GRADE @ 2415 GREEN STREET, FOR REFERENCE ONLY

2

1 APPROXIMATE OUTLINE OF GRADE @ 2421 GREEN STREET, FOR REFERENCE ONLY

DASHED LINE INDICATES GARAGE INTERIOR FINISHED FLOOR AND WALLS BEYOND

SLOPED CEILING UNDER STAIR. 1-HR FIRE-RESISTANCE RATED

OUTLINE OF GRADE AT [E] REAR YARD. SHOWN FOR REFERENCE ONLY. REFER D2.3 FOR ADD'L INFO

OUTLINE OF [E] GRADE AT FRONT PROPERTY LINE. SHOWN FOR REFERENCE ONLY. REFER D2.1 FOR
ADD'L INFO

[N] EXTERIOR GUARD RAIL, 42" A.F.F., SEE NOTE 26, A2 SERIES
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LINE LEGEND

[E] BUILDING, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING BEYOND, U.O.N.

ADJACENT BUILDING IN FOREGROUND, U.O.N.

HEIGHT LIMIT RH-1 SFPC SEC.261(b)(1), U.O.N.

8

9

10

11

1. NOT ALL KEY NOTES ARE USED ON EVERY SHEET.

2. ALL WORK IS NEW UNLESS OTHERWISE NOTED.

3. ALL DIMENSIONS ARE TO FACE OF FINISH, TYP, UNLESS OTHERWISE NOTED.
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A3.5

PROPOSED
SECTION

1
PROPOSED LONGITUDINAL SECTION

1/4"=1'-0" SCALE IN FEET: 1/4" = 1'-0"
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BY EMAIL WITHOUT ATTACHMENTS AND 
OVERNIGHT MAIL 

September 24, 2018 

President Rich Hillis and Honorable Commissioners 
San Francisco Planning Commission 
c/o Jonas P. Ionin, Commission Secretary 
David Winslow, Principal Architect, Design Review 
1660 Mission Street 
San Francisco, CA 94103 Commissions.Secretary@sfgov.org; richhillissf@gmail.com; myrna.melgar@sfgov.org; 
planning@rodneyfong.com; milicent.johnson@sfgov.org; joel.koppel@sfgov.org; 
kathrin.moore@sfgov.org; dennis.richards@sfgov.org; david.winslow@sfgov.org 

RE: Application for Discretionary Review for Permit Application No. 
2017.04.28.5244 and 2017.10.02.0114 - 2417 Green Street 

Dear President Rich Hillis and Honorable Commissioners: 

By this letter, and attached application packet, Mr. Philip Kaufman (Applicant) 
hereby requests Discretionary Review (“DR”) of the above-referenced permit application 
(“Project”). Mr. Kaufman resides at 2421 Green Street, contiguous and immediately 
uphill to the proposed Project. As shown below, the Commission must grant 
Discretionary Review because the Project presents both exceptional and extraordinary 
circumstances that would negatively impact Mr. Kaufman’s property, a recognized 
historic resource, and that particular block of Green Street in general. In addition, review 
of the Project is required under the California Environmental Quality Act (“CEQA”), 
Public Resources Code §21000, et seq.  

I. REQUEST FOR CONTINUANCE

As a threshold issue, we request that the Planning Commission continue this 
matter for at least two reasons: (1) there is an outstanding Notice of Complaint and (2) 
review under the California Environmental Quality Act (“CEQA”) has been deemed 
necessary by that Board of Supervisors, but staff has refused to conduct any CEQA 



2417 Green Street 
September 24, 2017 
Page 2 of 28 

review.  Until these issues are resolved, the Planning Commission should not consider 
the Project.  

A. Permit Violations.

First, there is an outstanding Notice of Complaint (“NOC”) issued by the Planning 
Department on August 3, 2018 for “unpermitted construction, alteration, and/or addition 
work at the subject property.”  (Exhibit A).  As of the date of this letter, unpermitted work 
appears to be ongoing at the Project site in violation of the NOC, and beyond the scope 
of any permits.  The Planning Commission should not allow a Project to proceed in any 
manner while there are existing and ongoing permit violations.   

The developer of 2417 Green Street (“Developer”) has a history of permit 
violations leading to at least four formal notices of violation (NOVs) and a notice of 
complaint (NOC).  On December 10, 2017, the developer removed a highly visible 
exterior chimney from the existing home at 2417 Green. On December 12, 2017, the 
Department of Building Inspection (DBI) issued a formal NOV, citing the developer for 
engaging in “WORK WITHOUT PERMIT” and “WORK BEYOND SCOPE OF PERMIT.” 
Undeterred, the very next day, on December 13, 2017, the developer unlawfully 
removed a second exterior chimney at the rear of the house – leaving two gaping holes 
in the roof of the property. Then, on Saturday, December 16, 2017, the developer 
conducted demolition activities in the foundation of the property, which was unlawful 
due to the pending CEQA appeal, which challenges the permit allowing foundation 
work. DBI sent an emergency inspector to stop work that day, then DBI issued a formal 
NOV ordering the developer to “STOP ALL WORK” pending the resolution of the earlier 
CEQA appeal. On January 8, 2018, the City issued a Notice of Violation directing the 
developer to repair illegal holes made in the roof of the property.  On January 9, 2018, 
the City issued a Notice of Violation Final Warning due to the developer’s failure to 
repair the unlawful damage to the home. Finally, on April 13, 2018, the City Department 
of Building Inspection, Code Enforcement Division issued a notice of Order of 
Abatement that the building is UNSAFE and/or a PUBLIC NUISANCE” due to failure to 
remedy violations.  On August 3, 2018, the Planning Department issued a Notice of 
Complaint regarding “unpermitted construction, alteration, and/or addition work at the 
subject property.”  This unpermitted construction appears to be ongoing.  (Exhibit B). 

There appears to be unpermitted work occurring at the Project site at the time of 
this writing.  As of September 20, 2018, the Developer was delivering rebar, lumber, 
PVC pipes and other materials that appear to be for construction of the Project that has 
yet to receive final approvals from the City.  It appears that none of this work has been 
permitted.   
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The Developer is a serial scofflaw.  These types of ongoing and repeated permit 
violations should not be rewarded by the City.  No hearing should proceed unless and 
until all permit violations are remedied.  

B. CEQA Review Is Required Prior to Project Consideration.

The Planning Commission should not consider this matter until an environmental 
review document is prepared under the California Environmental Quality Act (“CEQA”).    
On January 9, 2018, the San Francisco Board of Supervisors voted unanimously 
“reversing the determination by the Planning Department that the proposed 
project at 2417 Green Street is categorically exempt from further environmental 
review.”1 On February 6, 2018, after considering expert evidence and public testimony, 
the Board of Supervisors voted 11-0, finding that the proposed project “presents 
unusual circumstances relating to historic resources and hazardous materials and it 
appears as a result of those circumstances the project may have a significant effect 
on the environment … therefore the project is not categorically exempt from 
CEQA.”2 

Shockingly, the City’s Planning Department staff has elected to ignore the 
unanimous decision of the Board of Supervisors, and on June 22, 2018, issued yet 
another CEQA categorical exemption for a slightly revised, but even larger project at 
2417 Green Street.  (Exhibit C).  Apparently, City staff is unaware that under CEQA, the 
Board of Supervisors is the “ultimate decision-making” authority for the City and County 
of San Francisco. 3  City staff is not free to blithely disregard unanimous decisions of the 
Board. 

Oddly, this is not the first time that City staff has attempted to make an end-run 
around the Board of Supervisors.  After the Board voted unanimously on January 9, 
2018 to reverse the CEQA Categorical Exemption for the 2417 Green Street project, 
City staff submitted written findings to the Board that would have allowed city staff 
simply to “undertake further analysis of whether the Project will cause a substantial 
adverse change in the historic significance of 2421 Greet Street,” and possibly issue yet 
another Categorical Exemption.  The Board of Supervisors rejected this approach and 
took it upon itself to completely rewrite the staff-drafted resolution. The Board 
specifically deleted the staff language, and instead held definitively that “there is 
substantial evidence in the record before the board that the Project proposed at 2417 
Green Street presents unusual circumstances relating to historic resources and 
hazardous materials and it appears as a result of those circumstances that the project 
may have a significant effect on the environment and the Project is therefore not 

1 Motion No M18-012, File No. 180123 (amended by Board Feb. 6, 2018). (Exhibit C) 
2 Motion M18-012, pp. 3-4 (amended February 6, 2018).  (Exhibit C) 
3 See, Kleist v. City of Glendale (1976) 56 Cal.App.3d 770, 779, and CEQA Guidelines sections 
15025(b); 15075.   
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categorically exempt from CEQA review.” 4  This legislative history makes clear that the 
Board of Supervisors unequivocal intent was that the project proposed at 2417 Green 
Street may not be categorically exempted from CEQA review.5  The Board expressly 
rejected the staff attempt to allow the developer to simply have a “second bite at the 
apple.” 

The Board rejected the first categorical exemption on two grounds: (1) potentially 
significant impacts on historical resources and hazardous materials; and (2) significant 
impacts to historic resources – namely the fact that the proposed project at 2417 Green 
Street will adversely impact the historic qualities of the adjacent “Coxhead House” 
located at 2421 Green Street.6   

The Board of Supervisor’s determination on this question itself creates a “fair 
argument” establishing the need for a CEQA document.  Since the Board of Supervisors 
has determined that “the project may impair the significance of an historical resource,” 
the staff may not now “unring the bell.”  The court in the case of Stanislaus Audobon 
Society, Inc. v. County of Stanislaus (1995) 33 Cal.App.4 th 144 rejected a county’s 
argument that a revised initial study prepared by the county which contradicted the 
findings of the first initial study had not “relegated the first initial study to oblivion.” Id. at 
154. The court stated, “We analogize such an untenable position to the unringing of a
bell. The first initial study is part of the record. The fact that a revised initial study was
later prepared does not make the first initial study any less a record entry nor does it
diminish its significance.” (Id. at 154) The City cannot conclude that a project may have
significant impacts and then, when such admission is no longer convenient, simply
change its conclusion to better suit its needs. The Board of Supervisors conclusions
themselves create a “fair argument” that the Project may have significant impacts,
despite other evidence to the contrary, including the Second Categorical Exemption.
See, Id.; Gentry v. Murietta (1995) 36 Cal.App.4th 1359 (petitioner may rely on
statements made in initial study to establish fair argument, even in the face of
contradictory evidence).

The historical resource analysis in the second categorical exemption is no better 
than the first, albeit the Planning Department did acknowledge the Coxhead House as a 
historical resource.7 Still, it relies on the same deficient paperwork provided by a private 
developer to contend the project would not affect the Coxhead House. But in the second 
exemption, the Planning Department ignored the extensive factual record developed by 
three different experts in opposition to the first exemption.  More importantly, staff 

4 Motion M18-012, pp. 3-4 (amended February 6, 2018).  (Exhibit C) 
5 See, San Francisco Board of Supervisors Minutes for Item 180123 (Feb. 6, 2018), Motion No. 
M18-012. (Exhibit D) 
6 Id. at p. 3. 
7 Id. at p. 4. 
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ignored the express unanimous finding by the Board of Supervisors that the proposed 
Project would adversely affect the historic Coxhead House. 
  
 The problems seem to stem from the Planning Department’s failure to 
understand that this case is not simply a dispute between a private developer and a 
disgruntled neighbor. The truth is, Mr. Kaufman has an obligation to fiercely protect the 
Coxhead House for future generations. His is not the first family to enjoy this 
architectural marvel; and on his watch, Mr. Kaufman must ensure his will not be the last. 
Cognizant of the obligations placed on private citizens, State and San Francisco law 
deem the protection of historical resources, even those in private hands, as directly 
within the public interest.  
 
 The developer has also failed to resolve the potential soil contamination issue.  
The fact of the matter is that the property is on the City’s own Maher Map of potentially 
contaminated sites.  As such, soil sampling and a remediation plan is required to ensure 
that the public is safeguarded from potential contamination.  Rather than comply with 
the Maher Ordinance, it appears that the developer took two samples from under the 
garage portion of the home.  However, the garage area was renovated and expanded 
by the immediately previous owner, during his tenure over the past approximately thirty 
years.  In other words, this is precisely the area where the developer would expect the 
soil to be clean.  From the City’s Maher Map, it appears that potential areas of 
contamination encompass the entire lot, including the rear yard, which would be 
excavated as part of the Project. Yet, no samples were taken from these areas.  This is 
oddly reminiscent of the scandal rocking the City in Hunters Point, where consultants 
purposefully took soil samples from areas known to be clean.  The project must fully 
comply with the Maher Ordinance rather than rely upon two soil samples taken from a 
single area known to be clean.  
 
 Until the City prepares a CEQA document (not a CEQA exemption), in 
compliance with the unanimous decision of the Board of Supervisors, the Planning 
Commission should not consider this matter at all.   
 

II. DISCRETIONARY REVIEW 
 
 If the Planning Commission decides to proceed with the discretionary review 
proceeding despite the above issues, we provide the following analysis.  A request for 
Discretionary Review requires the Applicant to address three central questions 
supported by factual evidence.8 Mr. Kaufman provides fact-based answers to those 
questions below. In addition, Mr. Kaufman also raises other legal grounds in support of 
Discretionary Review such as violations of the California Environmental Quality Act 
(“CEQA”), California Civil Code § 832, San Francisco Building Code § 3307, San 

                                                 
8 DR Application at p. 9. 
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Francisco’s Maher Ordinance and San Francisco’s Historic Resource Preservation 
Ordinance and the Cow Hollow Neighborhood Design Guidelines. 

III. Factual Background

On October 15, 2016, the City received an “application for environmental 
evaluation” for construction at 2417 Green Street.  The application described the Project 
as “the remodel, alterations and horizontal addition to an existing 4-story over basement 
single-family residence and includes:  

1. Expansion of garage in basement level,
2. 1st, 2nd, and 3rd story horizonal rear yard addition,
3. Alterations to front façade,
4. Excavation and full foundation replacement,
5. Lowering building,
6. Interior remodel throughout.”9

On May 16, 2017, the City issued a categorical exemption from all CEQA review. The 
CEQA exemption described the Project as “Alterations to an existing four-story-over-
basement single-family residence with one vehicle parking space. Excavate to add two 
vehicle parking spaces. Three-story rear addition. Facade alterations and foundation 
replacement. Lower existing building.”10 The categorical exemption acknowledged the 
Project could present potentially significant impacts concerning hazardous materials, 
archeological resources, steep slope and historical resources.11 Despite clear evidence 
of environmental impacts in need of investigation and proposed mitigation and project 
alternatives, the City declared “no further environmental review is required.”12  The 
Board of Supervisors reversed the staff decision and determined that “the project is 
not categorically exempt from CEQA.”13 

In June 2018, the Developer submitted applications for a very different Project.  
The new Project contains two living units rather than one, and appears to be larger than 
the prior Project.  The Planning Department has issued a second CEQA exemption for 
the Project, ignoring the Board of Supervisor’s decision that the Project may not be 
exempted from CEQA review.  According to the second CEQA exemption: “The project 
would lower all floor plates by approximately 2 feet, construct one- and three-story 
horizontal rear additions, and construct third and fourth floor vertical additions above the 
existing single-family dwelling. The floor area would increase from approximately 4,118 
square feet to approximately 5,115 square feet and would include a one-bedroom 

9 See Site Permit, 311 Notification Set at p. 1 (April 28, 2017). 
10 Cat Ex, at p.1.  
11 Id., at p. 2. 
12 Id., at p.4.  
13 Motion M18-012, pp. 3-4 (amended February 6, 2018) (Ex. C).  
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accessory dwelling unit measuring approximately 1,023 square feet on the first floor. 
The project also proposes the partial excavation of the rear yard for a sunken terrace, 
façade alternations, and interior modifications, including the expansion of the existing 
basement level garage to accommodate an additional vehicle. Finally, “the property is 
on an approximately 24 percent slope,” and would require “excavation of approximately 
408 cubic yards of soil and rock to a depth of 13 feet below grade.” 

Despite these significant changes, there has been no 311 Notice or community 
meetings for the new Project, and staff is treating the Project as a continuation of the 
prior proposal.  Also, despite repeated requests, the Developer has not provided any 
current structural engineering design drawings consistent with and supporting the new 
architectural design along with any land surveys and current geotechnical reports, all of 
which are necessary for a proper review of the new architectural drawings. Obviously, 
no meaningful hearing can be held unless the interested parties can review and analyze 
the proposed Project’s design drawings.   

.  
IV. The Commission Must Grant this Request for Discretionary Review and

Order Additional Analysis under CEQA 

A. The Project presents exceptional and extraordinary circumstances
and cannot be exempted from CEQA

As a preliminary and overarching matter, the Board of Supervisors has twice 
ruled that t”he project may have a significant effect on the environment … 
therefore the project is not categorically exempt from CEQA.”14  This should be the 
end of the matter since the Board of Supervisors is the City’s ultimate decision-making 
body.   

All available evidence shows this Project is not eligible for a categorical 
exemption under CEQA. Categorical exemptions are allowed for certain classes of 
activities that can be shown not to have significant effects on the environment.15 Public 
agencies utilizing CEQA exemptions must support their determination that a particular 
project is exempt with substantial evidence that support each element of the invoked 
exemption.16 A court will reverse an agency’s use of an exemption if the court finds 
evidence a project may have an adverse impact on the environment.17 

Because CEQA must be interpreted “to afford the fullest possible protection to the 
environment within the reasonable scope of the statutory language,” it is axiomatic that 

14 Motion M18-012, pp. 3-4 (amended February 6, 2018).  (Exhibit C) 
15 CEQA § 21084(a). 
16 CEQA § 21168.5. 
17 Dunn Edwards Corp. v. Bay Area Air Quality Management Dist. (1992) 9 Cal.App.4th 644, 
656.
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categorical exemptions are construed narrowly.18  Public agencies utilizing CEQA 
exemptions must support their determination that a particular project is exempt with 
substantial evidence that supports each element of the exemption.19 A court will reverse an 
agency’s use of an exemption if the court finds evidence a project may have an adverse 
impact on the environment.20 Evidence that provides a “fair argument” of “significant 
environmental impact” triggers the need for the agency to prepare an environmental impact 
report.”21 Relevant here is the rule that “an agency’s obligation to produce substantial 
evidence supporting its exemption decision is all the more important where the record shows, 
as it does here, that opponents of the project have raised arguments regarding possible 
significant environmental impacts.”22 Put differently, expert testimony that the project may 
have a significant impact, even if contradicted, gives rise to the need for an EIR.23   

 
B. The Planning Department’s Second Unlawful CEQA Determination  
 
The Planning Department has refused to conduct a legally defensible CEQA process 

for this project. As shown above, the statute is clear that once a lead agency engages in 
back and forth with the public over “the possibility of a significant effect, and not a 
determination of an actual effect,” then a CEQA document is required.24 Here, the Board of 
Supervisors held a hearing and considered, among other expert evidence, a professional 
evaluation by geotechnical engineer Dr. Lawrence Karp.25 The Board found that the Karp 
Report contained abundant evidence showing the project “may result in one or more 
substantial adverse changes in the significance of the neighboring historic resource located 
at 2421 Green Street.”26  

 
 The Planning Commission may be familiar with Dr. Karp, who was featured 
prominently on the CBS News program 60 Minutes warning the City of the poor design 
that lead to the sinking Millennium Tower.  Dr. Karp has been warning the City that the 
Proposed Project at 2417 Green Street threatens to undermine the tall brick foundation 
of the Coxhead House at 2421 Green Street.  Once again, Dr. Karp’s “Kassandra-calls” 
appear to be falling on the deaf ears of the Planning Department staff.   
                                                 
18 County of Amador v. El Dorado County Water Agency (1999) 76 Cal.App.4th 931, 966.   
19 CEQA § 21168.5. 
20 Dunn Edwards Corp. v. Bay Area Air Quality Management Dist. (1992) 9 Cal.App.4th 644, 
656. 
21 Laurel Heights Improvement Assoc. v. Regents of University of California (1993) 6 Cal.4th 
1112, 1123. 
22 Muzzy Ranch Co. v. Solano County Airport Land Use Com’n (2007) 41 Cal.4th 372, 386. 
23 City of Livermore v. LAFCO (1986) 184 Cal.App.3d 531, 540. 
24 Azusa Land Reclamation Co. v. Main San Gabriel Basin Watermaster (1997) 52 Cal.App.4th 
1165, 1200. 
25 Appeal of Improper CEQA Categorical Exemption, 2417 Green Street, San Francisco, 
Imminent Foundation & Sidewall Damages to the Unique Historical Resource at 2421 Green 
Street: Environmental Impact Report Required (January 9, 2019). (Exhibit E).  
26 Motion No. M18-012. (Exhibit C) 
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Dr. Karp’s expert testimony on the project’s grave risk to the Coxhead House’s 
“historical brick wythe foundation” is a prime example of the detailed findings and 
recommendations contained in his report.27 Dr. Karp noted that none of the developer’s 
application papers addressed protecting this original and unreinforced brick 
foundation.28 According to Dr. Karp, “tall brick foundations on property lines across 
steep slopes are unstable and very difficult to underpin which means extensive shoring, 
removing the brick, and replacing the brick with reinforced concrete.”29 In Dr. Karp’s 
expert opinion, “this could trigger code requirements for complete seismic and energy 
retrofit of the building. This would destroy the valuable original construction of historical 
2421 Green even before blocking the east wall of 2421 Green.”30 The Planning 
Department’s first exemption determination was completely silent on the Coxhead 
House’s unreinforced brick foundation; and, astonishingly, the second exemption also 
omitted any reference to this central feature of the Coxhead House. The second 
exemption therefore just repeated the phrase, “no possibility” of an impact on the 
historic Coxhead House; but in doing so, concealed substantial evidence already in the 
record showing just the opposite – significant impacts on the Coxhead House.  

Setting aside all of the other evidence for a moment, this issue alone triggered 
the requirement for the Planning Department to prepare a CEQA document for public 
review and comment. “Where the local agency has failed to undertake an adequate 
initial study, the agency should not be allowed to hide behind its own failure to gather 
[and disclose] relevant data.” 31 “CEQA places the burden of environmental investigation 
on government not the public.”32 The Planning Department was presented with copious 
evidence of numerous environmental impacts on the Coxhead House but simply 
suppressed all of those facts, choosing instead to prepare a second CEQA exemption 
based on the same developer-prepared, deficient analysis as the first exemption.  

The Planning Department actively and deliberately omitted the following expert 
reports prepared in response to the first exemption showing numerous potentially 
significant impacts: 

a. Report of Dr. Lawrence Karp, Geotechnical Engineer, concluding that the
proposed project at 2417 Green Street will adversely affect the historical
Coxhead house at 2421 Green Street by blocking light, air and views, and
by jeopardizing the tall brick foundation. (Exhibit E)

27 Dr. Karp report at p. 1. (Exhibit E) 
28 Id. at p. 3-4 (“excavating in dune sand under brick building foundations constructed on a 
steep slope 125 years ago is, to say the least, problematic.”  
29 Id at p. 6.  
30 Id.  
31 Sundstrom v. County of Mendocino (1988) 202 Cal.App.3d 296, 309. 
32 Id.  
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b. Report from Architect Carol Karp, A.I.A., concluding that the proposed 

project at 2417 Green Street will adversely affect the historical significance 
of the Coxhead House at 2421 Green Street by blocking light, air, views, 
and also by removing sub-adjacent support due to excavation. (Exhibit F)  
 

c. Report from Urban Planner Deborah Holley, AICP, explaining that the 
proposed project at 2417 Green Street is inconsistent with the Cow Hollow 
Neighborhood Design Guidelines and the San Francisco Zoning Code. 
(Exhibit G) 

 
d. Report from Certified Hydrogeologist, Matthew Hagemann, C. Hg, stating 

that the parcel is on the City’s Maher Map of potentially contaminated 
sites, and that a remediation plan is required to ensure safe testing and 
removal of any contaminated soil. (Exhibit H). 
 

 Again, the Planning Department did not review then rebut these expert reports.  
Instead, the Planning Department simply failed to acknowledge their existence at all in 
gross violation of the Board’s resolutions and CEQA itself.  
 

In fact, as further described below, Dr. Karp’s report was replete with expert 
evidence showing the numerous errors and omissions in the Planning Department’s first 
CEQA exemption that relied on inaccurate, deceptive and/or fabricated reports from the 
developer.33   

 
C. The Project May Cause Significant Impacts on a Historical Resource 

  
 In CEQA section 21084.1, the California legislature prohibits the use of a CEQA 
exemption for projects that may cause a substantial adverse change in the significance 
of a historical resource.34  Notably, the City’s Categorical Exemption fails even to 
mention CEQA section 21084.1.  The Planning Department finally accepts that the 
Coxhead House and the Casebolt House at 2727 Green Street are historical 
resources.35 And this Board found that “the project may impair the significance of an 
historical resource by causing impacts to its immediate surroundings”36 Thus, under 
CEQA section 21084.1, staff may not exempt the proposed Project from CEQA review.  
Despite all of this, the Planning Department prepared no new analysis on impacts to 
either historical resource to support its second exemption.  

                                                 
33 See Karp Report at pp. 7-10. (Exhibit E) 
34 CEQA § 21084.1, CEQA Guidelines 15300.2(f).  The use of the term “may” demonstrates that 
the “fair argument” test applies to this statute.   
35 Second exemption at p. 4.  
36 Motion No. M18-012 at p. 3. (Exhibit C) 
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1. Historical Significance of the Coxhead House.

Mr. Kaufman’s property is an historic resource. The California Office of Historic 
Preservation deemed the Coxhead House “clearly eligible” for the National Park 
Service’s Register of Historic Places.37 Properties deemed eligible for listing on the 
national historic registry of historic places, like the Coxhead House, are protected under 
CEQA. An historical resource is a resource listed in, or determined to be eligible for 
listing in, the California Register of Historical Resources.38  CEQA section 21084.1 
provides that if a project may cause a substantial adverse change in the significance of 
a historical resource, that project shall not be exempted from the statute.39   

Mr. Kaufman’s house was designed and built by renowned California architect 
Ernest Albert Coxhead in 1893 as his personal residence.40 Mr. Coxhead lived in the 
residence with his family while he practiced architecture in San Francisco. The house is 
considered one of the earliest and finest remaining examples of Late Victorian Shingle 
Style, and architecture of the First Bay Area Tradition. The Coxhead House is 
architecturally unchanged since the original construction date save for a very few 
necessary interior modernizations.  

The site and setting of the house was elaborately described in a 1986 book, On 
The Edge Of The World, by Richard Longworth, as an important example of 
architectural adaptation for building on a difficult site. The property has been written 
about in many other notable books and scholarly works for decades. The definitive 
architecture book on Shingle Styles that covers "the nation's finest examples of shingle 
architecture" features "Ernest Coxhead's House" (built for himself and his family at 2421 
Green).  Other world-famous houses featured include Theodore Roosevelt's Sagamore 
Hill, Hotel del Coronado, Greene & Greene's Gamble House in Pasadena, etc.  Our 
nation's most outstanding architects are represented (Bernard Maybeck, Julia Morgan, 
etc.); but only two architects have entries in this book for their own residences: Ernest 
Coxhead and Frank Lloyd Wright.   

The house is one of the few Coxhead nineteenth century buildings to survive the 
devastating 1906 earthquake and fires. The house’s shingled architectural details 
greatly influenced the work of later renowned Bay Area architects including Julia 
Morgan and Bernard Maybeck.41 The house is a San Francisco treasure.  

37 Letter from Office of Historic Preservation, at p. 1 (September 13, 2017). (Exhibit I).  
38 San Francisco Preservation Bulletin No. 16 (2004) (Exhibit J); CEQA §21084(e); CEQA 
Guidelines §15300.2(f); San Francisco Administrative Code §31.08(e)(3). 
39 CEQA § 21084.1; CEQA Guidelines §15300.2(f). 
40 Nomination for Listing National Register of Historic Places. (Exhibit K); “A Pair of Coxheads,” 
B. Maley, New Fillmore (Exhibit L).
41 See Nomination for Listing National Register of Historic Places, August 28, 2017.
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The Coxhead House is located on steep, narrow Green Street between Cow 

Hollow and Pacific Heights, on a slope of approximately 35%. It is a three-story, wood-
framed building clad in red cedar shingles, trimmed with painted redwood Arts & Crafts 
fenestration and trim. It has steeply pitched roofs and articulated dormers and ribbons of 
windows facing San Francisco Bay. The rear garden is contiguous with another Historic 
Landmark, San Francisco Landmark No. 51, the Casebolt House. The State of 
California has found the Coxhead Residence “clearly eligible for the National Register of 
Historic Places,” because “the Earnest Coxhead house is in outstanding and original 
condition, and retains an unusually high degree of historic integrity.”42 

 
To assist with CEQA compliance for the protection of historic resources, San 

Francisco adopted Preservation Bulletin No. 16. (Exhibit J). That Bulletin sets out a two-
step process for evaluating the potential for proposed projects to impact historical 
resources. First, a Preservation Planner determines whether the property is an historical 
resource as defined by CEQA Guidelines Section 15064.5(a)(3); and, second, if the 
property is an historical resource, it then evaluates whether the proposed action or 
project would cause a “substantial adverse change” to the historical resource.43 

 
 CEQA defines a “substantial adverse change” as the physical demolition, 

destruction, relocation or alteration of the historical resource or its immediate 
surroundings such that the significance of the historical resource would be materially 
impaired. CEQA goes on to define “materially impaired” as work that materially alters, in 
an adverse manner, those physical characteristics that convey the resourceʹs historical 
significance and justify its inclusion in the California Register of Historic Places, a local 
register of historical resources, or an historical resource survey.44  Here it is necessary 
for the City to consider not only the project site, but also the “immediate surroundings.” 
For example, in one case, CEQA review was required for a fence near a historic granite 
wall in Los Angeles because the fence would detract from the historic significance of the 
wall.45 Similarly, the proposed Project at 2417 Green Street will have significant adverse 
effects on the historic qualities of the immediately adjacent, uphill Coxhead House at 
2421 Green Street.   

 
Here, the record shows the Coxhead House is a Category A.1 Historical 

Resource under the Bulletin 16 analysis because it has been formally determined to be 
eligible for the California Register.46 Therefore, the City is required to move to step 2 to 
conduct a fact-based analysis to determine which type of environmental document is 

                                                 
42 Letter from Office of Historic Preservation, at p.1 (September 13, 2017). (Exhibit I). 
43 San Francisco Preservation Bulletin No. 16, at p. 2. 
44 CEQA Guidelines 15064.5(b), Bulletin 16, p. 9. 
45 Committee to Save the Hollywoodland Specific Plan v. City of Los Angeles (2008) 161 Cal. 
App. 4th 1168.  
46 Bulletin 16, at pp. 2-3. 
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required.47 Although the City has so far abdicated its responsibility to protect the 
Coxhead House, the record nevertheless shows the proposed Project could adversely 
and materially alter the Coxhead House in several ways. 

 
 First, the Coxhead House sits on its original, tall, unreinforced brick foundation. 

This unique foundation is a component of the original character of the house. Any work 
to the foundation at the contiguous downslope residence at 2417 could harm the 
Coxhead House’ brick foundation, which in turn, could require shoring, removing or 
replacing the Coxhead House’s existing, historic brick foundation. Such replacement 
work would destroy the historic, original foundation, which survived the 1906 
earthquake. According to the Project plans, the Project proponent intends excavation 
approximately 13 feet deep in order to construct a new foundation to support a much 
larger garage48. This is particularly significant given the slope steepness of 
approximately 35% for both properties, as measured at the street. 

 
In addition, the proposed Project intends to build a 4-story addition extending 

approximately 20 feet into the rear yard.49 This expansion will completely block 
numerous windows in the Coxhead House. Blocking those windows would eliminate 
light and air, and the viewshed from that side of the residence. Specifically, views of and 
from the Coxhead House would be obstructed. Under CEQA, these impacts would 
materially impair the historic significance of the property.  

 
The historic significance of the Coxhead House is not in dispute.  In a major book 

on American Architecture, only two homes of architects are mentioned – Frank Lloyd 
Wright’s home in Oak Park, Illinois, and the Coxhead House at 2421 Green Street in 
San Francisco. It has been determined to be “clearly eligible” for official listing in the 
National Park Service’s Register of Historic Places, which protects it under CEQA. 
Given there is substantial evidence showing the proposed Project could materially 
impair the house, the Commission must grant Discretionary Review and order a San 
Francisco Preservation Planner to comply with CEQA by conducting a full historical 
review analysis on any Project work that could negatively impact the Coxhead House.  
 

2. Foundation Replacement  
 

 The Planning Department’s analysis for impacts associated with foundation 
replacement and vibration violates CEQA in at least four significant ways. First, the 
second exemption claimed that the “foundation work is not anticipated to result in the 
removal of or damage to materials or physical features associated with the adjacent 
historic resource at 2421 Green Street or to result in significant vibration that has the 

                                                 
47 Id., at p. 9. 
48 Application for Environmental Evaluation (Feb. 14, 2017), p. 7 (Exhibit M).  
49 Section 311 Notice Drawings (Oct. 23, 2017). 
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potential to cause a significant impact.”50  Not anticipating any impacts is a far cry from 
the CEQA requirement and the Planning Department’s own assertion on page 3 that 
there is “no possibility that the proposed project would have a significant effect on a 
historic resource.”51 Given the importance of the Coxhead House’s brick foundation to 
its historic character, and the overwhelming evidence provided by Dr. Karp, the 
Planning Department had the burden of showing there is no possibility that the project 
may negatively impact the brick foundation. It is beyond dispute that the Planning 
Department can make no such finding. 

Second, in relation to the foundation work, the second exemption states: “Ground 
vibrations within this [0.05 to 0.25 inches per second] range would not materially impair 
physical features of 2421 Green Street, which is a wood-frame building clad in wood 
shingles, such that it would no longer convey its historical significance.”52 The omission 
of the Coxhead House’s tall brick foundation from this section of the exemption is 
agency malpractice and a direct violation of CEQA’s disclosure requirements.53 The 
Planning Department cannot simply wish away a potentially significant impact already 
fully documented in the record.54 

Third, the second exemption relies on “recommendations” and “requirements” to 
mitigate any potential impacts caused by the foundation work.55 The second exemption failed 
to explain what those measures might be; instead it expected readers to hunt down the 
developer’s June 21, 2018 Vibration Assessment and the 2017 geotechnical report to review 
the measures themselves. (Mr. Karp already testified that none of the recommendations 
specifically pertained to the Coxhead House’s unique brick foundation.) Nonetheless, the 
Planning Department is relying on mitigation to reach its exemption finding for the foundation 
work. California outlawed mitigated categorical exemptions 33 years ago on grounds that 
agencies “cannot escape the law by taking a minor step in mitigation and then find 
themselves exempt.”56 The courts have been clear: “proposed mitigation measures cannot 
be used to support a categorical exemption.”57 Therefore, the Planning Department violated 
this well-established rule when it added “requirements to protect the architectural and 
structural components of adjacent buildings and to avoid, minimize or mitigate the vibration 
during construction,” also “recommendations to ensure protection of the foundation of the 
adjacent historic resource at 2421 Green Street.”58 For the Planning Department to include 

50 Id. at p. 5 (emphasis added).  
51 Second exemption at p. 3 (emphasis added).   
52 Id. at p. 5.  
53 Sundstrom, 202 Cal.App.3d at 309; CEQA § 21168.5. 
54 See e.g., Karp Report at p. 6.  
55 Second exemption at p. 5. 
56 Lewis v. Seventeenth Distr. Ag. Assn. (1985) 165 Cal.App.3d 823,830.   
57 Azusa Land Rec. Co. v. Main San Gabriel Basin Watermaster (1997) 52 Cal.App.4th 1165, 
1199.    
58 Second exemption at p. 5 (emphasis added). (Exhibit B) 
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requirements and recommendations (mitigation measures) in the second exemption involved 
“an evaluative process of assessing those mitigation measures and weighing them against 
potential environmental impacts, and that process must be conducted under established 
CEQA standards and procedures for EIRs or negative declarations” 59  

Finally, the foundation section is factually wrong. According to the second exemption, 
the “proposed project at 2417 Green Street would not physically touch or alter the exterior 
features of 2421 Green Street, as the project would be confined to the parameters of the 
2417 Green Street lot.”60 But Dr. Karp’s report already showed this to be inaccurate. Dr. Karp 
pointed out that the drawings for the project “show a critical new foundation on 2417 Green 
that crosses the property line to be anchored in the 125 year old brick foundation of the 
Coxhead House.”61 With great specificity and documentation, Dr. Karp’s report detailed 
numerous factual errors in the first exemption. It appears the Planning Department ignored 
all of Dr. Karp’s work resulting in the same factual errors in the second exemption as the first 
and added many new ones for good measure.   

In sum, the Planning Department, relying solely on documents provided by a 
private developer, concluded that Mr. Kaufman’s foundation probably won’t be harmed. 
To get there, the second exemption had to omit the existence of the tall brick foundation 
from the exemption and ignore all of the expert evidence developed last year by 
geotechnical engineer, Dr. Lawrence Karp. The Planning Commission must comply with 
the Board’s determination that CEQA applies to this project and that the Project may not 
be exempted from CEQA. 

3. Geology, Soil and Drainage

This section of the second exemption gives the appearance of new Planning 
Department analysis, but that is not the case. The section spends the first five 
paragraphs describing existing legal requirements for new construction with no real 
reference to the project.62 It then jumps to the developer’s already-debunked 2017 
geotechnical study,63 spending several pages re-hashing findings and 
recommendations already excoriated by Dr. Karp in January. According to Dr. Karp: 

“There was no geotechnical investigation. There are no diagrams and 
observation/test results of rock and soil in the permit documents. Steepness of 
the site is not addressed and there is nothing about existing foundation depths on 

59 Salmon Protection and Watershed Network v. Marin County (2005) 125 Cal.App.4th 1098, 
1108.   
60 Second exemption at p. 7.  
61 Karp Report at p. 9. (Exhibit E) 
62 Second exemption at pp. 7-8.   
63 Id. at p. 8 citing Divis Consulting, Inc., Geotechnical Investigation Report, 2417 Green Street, 
San Francisco, California, April 6, 2017.  
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the common property line and ground characteristics such as density and grain 
size and groundwater. The drawings have ridiculous notes on them e.g. 
"drainage by others"; like who other than the construction permit holder, 
Planning? There are no recommendations for design and construction of 
foundation protection for the historic resource relevant to the brick foundations 
and in-situ dune sand. Why would Planning approve the drawings, and do that 
multiple times?”64 

 
Despite Dr. Karp’s expert findings, the Planning Department has now relied on the 
same discredited “report” to shore up a second CEQA exemption.  
 
 Similarly, Dr. Karp’s analysis was correct that the Planning Department endorsed 
the developer “proceeding without existing foundation information and details for new 
construction using a trial and error procedure which would result in undermining the 
brick foundations of 2421 Green Street because,” according to Dr. Karp’s on-site 
observation, “the new foundation for 2417 will be below the bottom of the existing 
foundation of the Coxhead House.”65  As with the foundation replacement discussion 
above, the second exemption is completely silent on impacts to the unreinforced, pre-
1906 brick foundation.  
 
 Next, the geology section relies on undisclosed and illegal mitigation measures. 
According to the second exemption, the developer’s geotechnical report “concludes that 
the site can be developed as planned, provided its recommendations are incorporated 
into the project plans and specifications and are implemented during construction.”66 
Similarly, “the final design should include measures to intercept groundwater where it 
may impact the proposed construction.”67 There are other vague, undefined measures 
purporting to mitigate project impacts. As discussed above, mitigated categorical 
exemptions are illegal. The Planning Department’s inclusion of requirements and 
recommendations (mitigation measures) in the second exemption involved “an 
evaluative process of assessing those mitigation measures and weighing them against 
potential environmental impacts, and that process must be conducted under established 
CEQA standards and procedures for EIRs or negative declarations” 68  
 
 In any case, the Planning Department got way ahead of itself, because Dr. Karp 
already demonstrated that before any lawful measures could be incorporated into a 
CEQA document, “the developer will have to commission a boundary and topographical 
land survey and a proper geotechnical investigation to determine ground characteristics, 

                                                 
64 Dr. Karp at p. 10. (Exhibit E) 
65 Id. at p. 7.  
66 Second exemption at pp. 8-9.  
67 Id. p. 9. 
68 Salmon Protection and Watershed Network v. Marin County (2005) 125 Cal.App.4th 1098, 
1108.   
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the positions of the neighboring foundations, depth to bedrock, and other data required 
by San Francisco regulations.”69 

Finally, the Planning Department deferred necessary analysis and mitigation 
measures to a future date.70 For example, the Planning Department appears to entirely 
absolve itself of any obligation to protect the Coxhead House: “the engineer of record is 
responsible for ensuring no damage to adjacent structures.”71 Does this mean that for 
more than 6 months Mr. Kaufman should have been directing all of his concerns and 
information to some unidentified engineer of record? Surely not. In any case, the 
second exemption goes on to explain a whole sequence of future events to review and 
mitigate impacts:  

The building department would review the project-specific geotechnical report 
during its review of the building permit for the project and may require additional 
site-specific soils report(s) through the building permit application process, as 
needed. In addition, because the proposed project is in the Slope Protect [sic] 
Act area, review by the Structural Advisory Committee may be required. 
Compliance with building codes and building department review of the building 
permit application for conformance with the recommendations in the 
geotechnical report would ensure that the proposed project would have no 
significant impacts related geology, soils, and drainage, and would not 
result in damage to the adjacent building at 2421 Green Street.72 

This aspect of the second exemption violates CEQA in numerous ways; most 
prominent is the Planning Department’s attempt to defer important project scrutiny and 
mitigation until after all of the City’s approvals have been issued, eliminating Planning 
Commission, Board of Supervisors and public input and oversight. CEQA prohibits 
permitting agencies from deferring environmental assessment until a future date after 
project approval.73 Specifically, courts have rejected agency promises of “future studies 
subject to review and approval by planning and building services.” 74 According to 
established caselaw, “the requirement that the applicant adopt mitigation measures 
recommended in a future study is in direct conflict with the guidelines implementing 
CEQA.”75 Such post-approval analysis, potential project revision and mitigation is 
forbidden. Admittedly, this caselaw applies when an agency actually performed a CEQA 
analysis; however, because the Planning Department has repeatedly engaged in the 
assessment and evaluation of potential project impacts and possible mitigation in the 

69 Dr. Karp report at p. 9. (Exhibit E) 
70 Second exemption at p. 10.  
71 Id.  
72 Id (emphasis added).  
73 Fairview Neighbors v. County of Ventura (1999) 70 Cal.App.4th 238, 245. 
74 Sundstrom v. County of Mendocino (1988) 202 Cal.App.3d 296, 306–307. 
75 Id.  
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same manner as when a permitting agency is preparing an EIR, the principle applies 
equally here. The only difference is the Planning Department has refused to engage 
anyone in its analysis except the developer. These actions are an egregious abuse of 
discretion by the Planning Department and must be overturned by the Board, again. 
Further, as discussed above, since the Project will require mitigation measures, it may 
not be exempted from CEQA review.76   
 
  4. Historic Character of the Coxhead House 

 
In December 2017, licensed architect, Carol Karp, submitted to this body a 

detailed expert report describing the potentially significant impacts the project may have 
on the Coxhead House.77 Ms. Karp’s report focused on the historic character of the 
house. She reviewed the developer’s architectural drawings submitted to the Planning 
Department and concluded the project would increase the existing envelope of the 
building, which would obliterate views to and from 2421 Green. These obstructions 
“would profoundly affect the historic nature of the building.”78 

 
Again, Mr. Kaufman is not privy to the most recent details of the project, but it 

appears the project still contemplates a 4-story addition extending approximately 20 feet 
into the rear yard. This expansion will completely block numerous windows in the 
Coxhead House. (Ex. N).  Blocking those windows would eliminate light and air, and the 
viewshed from that side of the residence. Specifically, views of and from the Coxhead 
House would be obstructed. Under CEQA, these impacts would materially impair the 
historic significance of the property. Similarly, it is undisputed that Mr. Coxhead sited his 
house in order to take advantage of natural lighting.79 The proposed project at 2417 
Green takes away a crucial aspect of the Coxhead design, adversely impacting the 
historic character. In particular, the project may obstruct 24 windows in the Coxhead 
House, interfering with access to light air and views of San Francisco Bay.  These 
elements are a major component of the historic construction and layout of the Coxhead 
House. Exhibit O, is a photograph of the story poles at 2417 Green Street, showing 
clearly that the proposed Project would obstruct views of the Coxhead House from the 
public right of way on Green Street.  (Ex. O).  

 
In addition, as Mr. Kaufman showed in his first appeal, the large mid-block open-

space is a significant element of the historic neighborhood character. The project is a 
damaging intrusion into that open space. The Sanborn map for block 560 clearly shows 
the significant mid-block shared open space, which is an integral part of the Coxhead 

                                                 
76 Salmon Protection and Watershed Network v. Marin County (2005) 125 Cal.App.4th 1098, 
1108. 
77 Report from Architect Carol Karp, A.I.A. (December 27, 2017). (Exhibit F) 
78 Id. a p. 1.  
79 Id.  
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House’s historic design.80 The project will extend approximately 20-feet and four stories 
up into the shared rear-yard open space, adversely affecting this common area, which 
is part of the historic design of the Coxhead House. Although the Coxhead House is 
much longer than the house at 2417 Green, the Coxhead House sits on a much longer 
lot, and therefore maintains a significant rear yard open space. There is clearly 
substantial evidence showing that the project Project at 2417 Green Street may have 
significant adverse impacts on the historic Coxhead House at 2421 Green Street.81 For 
this reason, the Planning Department may not exempt the project from CEQA; instead, 
it must investigate and disclose and mitigate all potential impacts on the historic 
character of the Coxhead House in a CEQA document.  

D. For the First Time, the Proposal Includes Two Living Units

The Project now for the first time includes two living units rather than one.  The 
new proposal has added a first floor, 1,023 square-feet, one-bedroom accessory 
dwelling unit (ADU).82 This is a significant change from the last set of drawings which 
contemplated a single-family residence. Accordingly, Mr. Kaufman requested Section 
311 notification to learn more about this aspect of the project.83 The Planning 
Department refused, claiming the project was not subject to Section 311, and met all 
ADU legal requirements.84  

Mr. Kaufman recognizes that San Francisco allows ADUs as a means of 
addressing the City’s severe housing shortage. He further understands that both state 
and local law place certain restrictions on such residences. The Planning Department 
utterly failed to meet its disclosure obligations to the public by refusing to describe the 
regulatory basis for the proposed ADU in the second exemption and by not providing 
the supporting drawings and plans for a second residence. To date, the entire 
discussion of the ADU is comprised of a single sentence: “a one-bedroom accessory 
dwelling unit measuring approximately 1,023 square feet on the first floor.”85  

The City has a 2017 ordinance that covers the permitting requirements of ADUs 
in San Francisco.86 The City’s ADU process is comprised of “Waiver” and “No Waiver” 
programs. Homeowners must assess which program applies to their particular situation 
because each program entails different requirements and permitting paths. Absent any 
help from the Planning Department, the interested public is left to figure out which 

80 http://sfplanninggis.org/PIM/Sanborn.html?sanborn=V3P273.PDF. (Exhibit P) 
81 See Carol Karp report. (Exhibit F) 
82 Second exemption at p. 2.  
83 Letter from Richard Drury to Christopher May (June 21, 2018) (Exhibit Q) 
84 Telephone conversation between Richard Drury, counsel of record and Christopher May, 
planner, San Francisco Planning Department (June 21, 2018). 
85 Second exemption at p. 2.  
86 Construction of Accessory Dwelling, Ord. No. 162-17 (July 11, 2017). (Exhibit R) 
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program might apply to 2417 Green Street. Based upon our review, additional 
information is required to assess which program applies.  
 
 If the newly-proposed ADU falls within the waiver program, the developer must 
construct it entirely within the existing built envelope, i.e., the area within the walls of the 
existing building.87 The developer could increase the height of the building by three feet 
for ADU construction, but only if the building is also undergoing full seismic retrofitting 
for the entire structure.88 Under this program, the developer would need to apply for 
compliance waivers from the zoning administrator to violate rear yard, parking, open 
space, density requirements or reductions in the amount of exposure currently required 
by San Francisco law.89 All other Planning Code requirements would still have to be 
met.90 The Project cannot fall within the waiver program since it involves substantial 
expansion of the existing building envelope.   
 
 On the other hand, the ADU might fit within the no waiver program.91 Here the 
ADU can be an expansion to the existing building, by taking habitable space from within 
the existing single-family home, or by constructing a new structure within the buildable 
area of the lot.92 However, if an expansion is proposed for the project as part of the no 
waiver program, neighborhood notice under Sections 311/312, and design review are 
required.93 Importantly, in order for the ADU to be eligible for this program, it must not 
require any waivers for open space (300-400 sq/ft per unit), rear yard setbacks (25 
percent of the rear yard must remain open), density or light exposure.  
 
 The Planning Department did not provide any information on the design or floor 
plan of the proposed ADU so it is an open question which program applies. Still, it 
appears it may fall within the no waiver program because the project has always 
involved an expansion of an existing building (from 4,118 sq/ft to 5,115 sq/ft). In that 
case, the developer is required to provide Section 311 notice.  No such notice has ben 
provided. 
 
 In addition, state law requires local governments to impose standards on ADUs 
that, among other things, “prevent adverse impacts on any real property that is listed in 
the California Register of Historic Places,”94 or, “any other known historical resource.”95 

                                                 
87 http://default.sfplanning.org/plans-and-programs/planning-for-the-city/accessory-dwelling-
units/Waiver_ADUFactSheet.pdf. 
88 Id.  
89 Id. 
90 Id.  
91 http://default.sfplanning.org/plans-and-programs/planning-for-the-city/accessory-dwelling-
units/NoWaiver_ADUFactSheet.pdf 
92 Id.  
93 Id.  
94 Government Code § 65852.2(a)(1)(B)(i). 
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For historical resources, the Planning Department is required to modify the project to 
prevent or mitigate such impacts.96 The evidence already shows previous building plans 
would impact the Coxhead House. Therefore, separate from CEQA, the Planning 
Department is required to make an affirmative finding that adding an additional 
residence to the parcel will have no impact on the Coxhead House.   

Finally, under California law, San Francisco may require the applicant for an ADU 
to be an owner/occupant.97 This makes for good public policy. Allowing a speculator to 
build two or more residences on a single-family parcel (RH-1) to maximize profits while 
taking advantage of less restrictive land use requirements violates the spirit of the 
statute, which was meant to allow existing homeowners to convert unused garage or 
basement space or legalize an existing in-law flat to provide additional living space to 
existing homes. Mr. Kaufman encourages the Board to adopt the policy of limiting the 
ADU programs to owner/occupants only. 

E. The Project is Not Exempt from CEQA Because it is Inconsistent with
the Cow Hollow Neighborhood Design Guidelines and the San
Francisco Zoning Code.

As shown in the first exemption appeal, the project is inconsistent with numerous 
provisions of the Cow Hollow Neighborhood Design Guidelines (CHNDG) and the San 
Francisco Zoning Code.  These inconsistencies are significant impacts under CEQA 
and require CEQA review to analyze the inconsistencies and to propose feasible 
alternatives and mitigation measures to reduce the inconsistencies.98   

The proposed Project violates the CHNDG and Zoning Code by, inter alia: 

a. Encroaching on shared mid-block open space.
b. Obstructing access to light and air.
c. Creating a structure with volume and massing that is inconsistent with the

neighborhood.  In particular, the proposed 6100 square foot home on a
2500 square foot lot will result in a floor area ratio (FAR) of almost 2.5, in a
neighborhood with an average FAR of approximately 1.0.

d. Failing to comply with terracing requirements.
e. Failing to respect the adjacent historic Coxhead House.

95 San Francisco Ord. No. 162-17 § 207(6)(B)(v). 
96 Id.  
97 Government Code § 65852.2(a)(1)(D)(6) 
98 Kutzke v. City of San Diego (2017) 11 Cal.5th 1034 (City determined a proposed project was 
incompatible with conserving the character of the existing neighborhood and therefore 
inconsistent with local community plan in violation of CEQA). 
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F. The Project May Not be Exempted from CEQA Because it is on the 
Maher Map of Potentially Contaminated Sites.  

 
The Project may not be exempted from CEQA because the Project site is located 

on the City’s Maher Map of potentially contaminated sites.  Certified hydrogeolotist 
Matthew Hagemann, C. Hg., submitted comments with our prior letter.  (Exhibit H)  Mr. 
Hagemann is the former West Coast Regional Director of the United States 
Environmental Protection Agency’s Superfund Site Clean-up program.  The developer 
has failed to adequately respond to Mr. Hagemann’s concerns.  

 
Mr. Hagemann has produced the City’s Maher Map showing the presence of 

numerous known contamined sites within 100 feet of the Project.  Mr. Hagemann 
concludes that: 

 
The application materials indicate that the proposed project on the subject 
property would require 408 cubic yard of soil excavation and removal 
(Environmental Evaluation, p. 7).  Given the listing of the property on the Maher 
Map, this excavation may disturb potentially contaminated soil, which may 
expose nearby residents and/or construction workers to hazardous chemicals.  
Given this, there is a fair argument that the proposed project at 2417 Green 
Street may have adverse environmental impacts that must be analyzed under the 
Maher Ordinance and CEQA. 
 
Mr. Hagemann notes that the City’s Maher Waiver was improper and required, a 

Site Mitigation Plan, an Environmental Health and Safety Plan, a Dust Control Plan, and 
other documents, as required under the Maher Program.  None of those documents 
have been produced.   

 
 The Categorical Exemption states that the developer took soil samples from “two 
sample locations within the existing garage.”99 However, it appears that the garage area 
was renovated and expanded by the immediately previous owner, during his tenure 
over the past approximately thirty years.  As a result, this is the one area where the soil 
would be expected to have been removed and replaced with clean fill.  Furthermore, the 
Maher Map, clearly shows that the entire parcel is potentially contaminated. (Exhibit H)  
Two samples taken from “within the existing garage” are clearly insufficient to show that 
the entire parcel is not contaminated.  In particular, the Project will involve significant 
soil excavation in the rear yard, which has not be tested.  This situation is oddly 
reminiscent of the scandal plaguing Hunters Point Shipyard, where the “expert” 
consultant purposely tested soil from an area known to be clean.  The City should not 
repeat this grievous error.  
 

                                                 
99 Second Categorical Exemption, p. 10.  
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The City must require development of the Site Mitigation Plan prior to Project 
approval and prior to certification of the CEQA document.  The plan must be made 
available to the public so the public and decision-makers can determine if the plan is 
adequate or if additional mitigation is necessary.   

G. Christopher Durkin Agrees that a Project that Affects an Historic
Building May not be Exempted from CEQA Review.

Finally, as discussed at the January 9, 2018 Board of Supervisors’ hearing, the 
developer of 2417 Green Street, Mr. Christopher Durkin, has taken the official legal 
position that a project that may adversely impact an historic building may not be 
exempted from CEQA review.  Mr. Durkin himself has filed a CEQA appeal concerning 
a project at 1026 Clayton Street in the Ashbury Heights neighborhood, located adjacent 
to Mr. Durkin’s own property.  In that appeal, Mr. Durkin argues that the 1026 Clayton 
Project may affect an historically significant building, and that as a result, it may not be 
exempted from CEQA review.  (Exhibit S).  However, unlike in this case, where the 
Coxhead House has been deemed clearly eligible for listing on the National Register of 
Historic Places, 1026 Clayton is not listed on any registry. 

Certainly, if Mr. Durkin believes that a project that may affect an unlisted, 
possibly historic building may not be exempted from CEQA review, then he must agree 
that a project that will adversely affect a property that is clearly eligible for the National 
Register of Historic Places may also not be exempted from CEQA.  Mr. Durkin cannot 
have it both ways.  

V. The Project is Inconsistent with the Cow Hollow Neighborhood Design
Guidelines

The Cow Hollow Neighborhood Design Guidelines (“CHNDG” or “Guidelines”)
were approved by the Planning Commission in April 2001. With that approval, the 
guidelines must be implemented as part of the City’s building permit review process.100 
The Planning Commission utilizes the Guidelines to ensure the renovation or expansion 
of an existing building, or the construction of a new building, is visually and physically 
compatible with the neighborhood character of Cow Hollow.”101 Importantly, the City has 
an obligation to verify new projects are consistent with the Guidelines when there is 

100 CHNDG, at p. 1 (Exhibit T).  
101 Id. “The character of San Francisco is defined by the visual quality of its neighborhoods. A 
single building out of context with its surroundings can have a remarkably disruptive effect on 
the visual character of a place. It affects nearby buildings, the streetscape and if repeated often 
enough, the image of the city as a whole.” 
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evidence of incompatibility.102 The proposed Project is incompatible with numerous Cow 
Hollow Guidelines, for example:  

A. Form of the Project Adversely Impacts Adjacent Buildings.

The Cow Hollow Guidelines require new construction to relate to adjacent 
buildings, so that in the case of an enlargement, the form of the enlarged building 
should not impact adjacent buildings.103 According to the permit application and other 
documents, the proposal here is to demolish the façade of the existing shingled-style 
home built in 1906 and modernize it in some manner. The current façade is compatible 
with the neighborhood character and the adjacent historic homes. The City must require 
the developer to submit a detailed depiction of the proposed new façade for a 
compatibility determination.   

Also, the proposed enlargement of the existing house extending 20 feet into the 
rear yard and 4-stories in height will certainly adversely impact the adjacent properties.  
It will block views, air and light to 2421 Green Street.  It will also dramatically shrink the 
common rear yard open space.  From the rough drawings provided with the Section 311 
notice, it appears that the proposed project would block 23 windows at the Coxhead 
House at 2421 Green.  These include: 

 4 windows on the ground floor (1st floor), which provide light for the back office;
 4 windows on the 2nd floor that provide light for the kitchen;
 Kitchen deck would be blocked in;
 3 windows that provide light to the living room (2nd floor);
 1 window to stairwell (2nd floor);
 2 windows that provide light to 2 different bathrooms on the 3rd floor;
 3 windows on stairwell from 2nd to 3rd floor;
 2 windows to 3rd floor master bathroom;
 2 windows on 2nd bathroom on 3rd floor;
 2 windows that provide light to a study on the 3rd floor.

The extent of the window obstruction is shown in Exhibit N. 

102 Kutzke v. City of San Diego (2017) 11 Cal.5th 1034 (City determined a proposed project was 
incompatible with conserving the character of the existing neighborhood and therefore 
inconsistent with local community plan in violation of CEQA).  
103 CHNDG., at p. 11 (Exhibit T).  
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B. Proposed Project is Not Compatible with Envelopes of Surrounding
Buildings.

The CHDG requires that the building envelope “should be compatible with the 
envelopes of surrounding buildings.” 104  CHDG also provides that “the volume and 
mass of a new building or an addition to an existing building must be compatible with 
that of surrounding buildings.” 105  The Project would not maintain a building envelope 
consistent with neighboring buildings, nor would it maintain compatible volume and 
mass as compared to other nearby houses on the same side of Green Street. The 
Project would result in a 6,114 square-foot house on a 2,500-square-foot lot. This would 
result in an oversized mansion on a particularly small lot in Cow Hollow. Such building 
intensity is inconsistent with the character of the neighborhood and is a departure from 
existing long-held, relatively less dense construction in Cow Hollow. The building 
envelope currently extends almost an identical distance back into the lot as the adjacent 
home at 2415 Green Street.106  The proposed Project would push the envelope into the 
rear yard by an additional 20 feet.  While the house at 2421 Green Street extends 
further back on the lot, the lot at 2421 Green Street is much deeper than the lot at 2417 
Green.107 

C. The Proposed Project Violates Terracing Guidelines, Depriving
Neighbors of Access to Light, Air and Views.

Cow Hollow’s steep slopes present a very real development issue.108 Under the 
Guidelines, terracing is key to allowing each successive residence to keep light, air, 
private and shared open space, and, in many cases, full or partial views. The CHDG 
provides:  

“In the hillside community of Cow Hollow, preservation of the views resulting from 
the relation of the topography to the existing architecture is a consideration when 
remodeling is planned or a new home is to be built… there are areas in which the 
depth of terracing of the streets is intermediate, so the addition of a story on a 
downslope home would impact the views from an upslope home.”109   

Terracing is important to adjacent neighbors in block faces with significant slope parallel 
to the street. 110 “Terracing in this arrangement preserves lateral access to light and 

104 CHDG, at p.32. 
105 Id., at p.34.  
106 Exhibit E, Figure D1.0. 
107 Exhibit E, Figure A0.2. 
108 CHNDG, at pp. 21 -24. 
109 Id. at p. 23.  
110 Id., at p. 22.  
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views.”  Id. Terracing is equally important to up- and down-slope neighbors located on 
block faces with slopes perpendicular to the street frontage. Terracing in this 
arrangement preserves light and views from the front and rear of hillside homes.111  

Here the evidence shows that the proposed Project is inconsistent with the 
terracing guidelines.  The subject block of Green Street is steeply terraced, with a slope 
of about 35%.112  Current home at 2417 Green is approximately 12 feet lower than the 
uphill Coxhead House at 2421 Green.113  This serves to preserve views from the side of 
the Coxhead house.114  The proposed plans attached to the Section 311 notice show a 
vertical expansion of the 2417 Green Street home so that it would be as tall as the 
Coxhead House.115  This blatantly violates the CHDG Terracing Guidelines.  It will also 
obliterate light, air and views from 23 windows on the Coxhead House, as described 
above.116 Prior to any approval, Planning Staff must “evaluate the effects of vertical 
additions on views,”117 under the CHDG and CEQA.  

D. The Proposed Project Harms Historically and Architecturally Significant
Buildings.

Special consideration applies to historically or architecturally significant 
buildings.118 “For these lots, open space can sometimes be even more important than 
the building itself.  The setback treatment should be sympathetic to the importance of 
the building, its setback and the open space.”119  As shown above, the Coxhead House 
is a significant historical resource that must be protected under CEQA and several City 
ordinances and the Cow Hollow Guidelines.  The Project proposes to build a four-story 
expansion 20-feet into the rear yard, destroying open space, and adversely impacting 
the historic building at 2421 Green Street.  The side views from the Coxhead House are 
critical to its historical significance, and would be obliterated by the proposed Project.  

E. The Proposed Project Violates Rear-Yard Setback Guidelines and
Encroaches on Shared Mid-block Open Space.

The Project must adhere to the existing pattern of rear yard set-backs of adjacent 
buildings, so that the Project will not interfere with access to light and air.120 The CHDG 

111 Id. 
112 Figure A0.32. 
113 Figure A0.34, A0.41 
114 Figures A0.31, A0.42. 
115 Fig. A7.  
116 Fig. D2.4. 
117 Id., at p. 23. 
118 Id., at p. 28.  
119 Id. at p. 28.  
120 Id., at p. 29, 38. 
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provides that rear yards “are in a sense public in that they contribute to the interior block 
open space which is shared visually by all residents of the block.”121 The Guidelines 
ask:  

 Is there a pattern of rear yard depths creating a common open space?
 Will changing this pattern have a negative effect?
 Are light and air to adjacent properties significantly diminished?122

The Guidelines continue:   

“Intrusions into the rear yard, even though permitted by the Planning Code, may 
not be appropriate if they fail to respect the mid-block open space and have 
adverse impacts on adjacent buildings.  In Cow Hollow, the mid-block open 
space constituted by the open adjoining rear yards are a major and defining 
element of the neighborhood character.  Preservation of the mid-block open 
space is an important goal of these Neighborhood Design Guidelines.  Not only 
should rear additions respect the midblock open space, but they should also 
minimize adverse impacts on adjacent buildings, such as significant deprivation 
of light, air and views.  Expansions should be designed to avoid overshadowing 
neighboring gardens, existing sunlit decks, sunny yard space, or blocking 
significant views.”123  

The subject block has a very significant midblock open space, which is shared by 
at least two historic properties, the Coxhead House at 2421 Green Street, and the 
Casebolt House, located at 2727 Pierce Street between Vallejo and Green (San 
Francisco Historic Landmark No. 51).  The shared midblock open space is clear in 
overhead photographs.124  The Project would expand the footprint of the house 20 feet 
back into the rear yard, substantially reducing the rear yard requirement and eliminating 
existing midblock open space, blocking “significant views” from the Coxhead House, 
and overshadowing neighboring gardens.  

F. The Proposed Project Violates Good Neighbor Design Elements,
Depriving Neighbors of Light and Air.

Finally, given the size of the proposed Project, it would violate “good neighbor” 
design elements to preserve access to light and air.125  The Project would block 
numerous windows in the Coxhead House, blocking views, light and air and 
undermining its historic characteristics. The Planning Commission must reject the 

121 Id. at p. 28. 
122 Id.   
123 Id.  
124 Figure A0.2. 
125 Id., at p. 31. 
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proposed Project due to these and other inconsistencies with the Cow Hollow Design 
Guidelines alone.126   

Furthermore, the inconsistencies between a proposed project and the CHDG are 
significant impacts under CEQA.  Inconsistencies between plans of general applicability 
(such as the CHDG) are significant impacts under CEQA.127   Where a local or regional 
policy of general applicability, such as a design guideline, is adopted in order to avoid or 
mitigate environmental effects, a conflict with that policy in itself indicates a potentially 
significant impact on the environment,128 and must be discussed in an EIR.129  

The proposed project has numerous inconsistencies with the Cow Hollow Design 
Guidelines, which is a plan if general applicability. The Project’s inconsistences with the 
Guidelines are by definition significant impacts under CEQA and must be disclosed and 
mitigated prior to any Project approval. 

VI. Conclusion

There is no question the proposed Project would have numerous impacts on the 
Coxhead House, a recognized historical resource. In addition, the proposed Project 
violates CEQA, the Maher Ordinance, San Francisco’s Historic Resource Preservation 
Ordinance, California Civil Code § 832, San Francisco Building Code § 3307 and the 
Cow Hollow Neighborhood Design Guidelines. For all of the factual and legal reasons 
described above, the Planning Commission must grant discretionary review and order 
Planning Staff to prepare a full CEQA document.  

Sincerely, 

Richard Toshiyuki Drury 

126 Kutzke v. City of San Diego, 11 Cal. App. 5th 1034, 1041 (2017). 
127 CEQA Guidelines § 15125(d). 
128 Pocket Protectors v. Sacramento (2005) 124 Cal.App.4th 903. 
129 CEQA Guidelines § 15125(d); City of Long Beach v. Los Angeles Unif. School Dist. (2009) 
176 Cal. App. 4th 889, 918; Friends of the Eel River v. Sonoma County Water Agency (2003) 
108 Cal. App. 4th 859, 874 (EIR inadequate when Lead Agency failed to identify relationship of 
project to relevant local plans).    
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www.sfplanning.org 

NOTICE OF COMPLAINT 
August 03, 2018 

Property Owner 

2417 Green Street LLC 

474 Euclid Ave 

San Francisco, CA  94118 

Site Address: 2417 Green St 

Block/Lot: 0560/ 028 

Zoning District: RH-1, Residential- House, One Family 

Complaint Number: 2017-012992ENF 

Staff Contact:   Tina Tam, (415) 558-6325, tina.tam@sfgov.org 

You are receiving this courtesy notice because the Planning Department has received a complaint 

alleging that one or more violations of the Planning Code exist on the above-referenced property.  As 

the property owner you are a responsible party. 

It has been reported to us there is unpermitted construction, alteration, and/or addition work at the 

subject property. As such, you have the option to: 

1. File a permit to remove and restore the work back to its last authorized condition; or

2. File a permit to legalize the work, if permissible by the Planning Code. Please note additional

application may also be required.

Please submit your permit within 30 days of this notice. 

The Planning Department requires compliance with the Planning Code in the development and use of 

land and structures.  Any new building permits or other applications are not issued until a violation is 

corrected.  Penalties may also be assessed for verified violations.  Therefore, your prompt action to 

resolve the complaint is important. 

Please contact the staff planner shown above for information on the alleged violation and 

assistance on how to resolve the complaint. 
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FILE NO. 180123 
AMENDED IN BOARD 

2/6/2018 MOTION NO. M18-012 

[Adopting Findings Reversing the Categorical Exemption Determination - 2417 Green Street] 

Motion adopting findings reversing the determination by the Planning Department that 

the proposed project at 2417 Green Street is categorically exempt from further 

environmental review. 

WHEREAS, On May 16, 2017, the Planning Department determined that the proposed 

project at 2417 Green Street ("Project") is exempt from environmental review under the 

California Environmental Quality Act ("CEQA"), the CEQA Guidelines, and San Francisco 

Administrative Code, Chapter 31; and 

WHEREAS, The proposed Project involves alterations to an existing four-story-over

basement single-family residence with one vehicle parking space, which alterations would 

include excavation to add two vehicle parking spaces; a three-story rear addition; facade 

alterations and foundation replacement; and lowering the existing building; and 

WHEREAS, On May 16, 2017, pursuant to Title 14 of the CEQA Guidelines (California 

Code of Regulations, Title 14, Division 6, Chapter 3, Sections 15000-15387), the Planning 

Department determined that the Project is exempt from environmental review under Class 1 o 

the CEQA Guidelines (14 Cal. Code Reg. Section 15301), which provides an exemption for 

minor alterations to existing facilities including demolition of up to three single-family 

residences in urban areas; and 

WHEREAS, On November 22, 2017, an appeal of the categorical exemption was filed 

by Richard Drury and Rebecca Davis of Lozeau Drury LLP on behalf of Philip Kaufman 

("Appellant"); and 

Clerk of the Board 
BOARD OF SUPERVISORS Page 1 
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WHEREAS, By memorandum to the Clerk of the Board dated November 30, 2017, the 

Planning Department's Environmental Review Officer determined that the appeal was timely 

filed; and 

WHEREAS, On January 9, 2018, this Board held a duly noticed public hearing to 

consider the appeal of the exemption determination filed by Appellant and, following the public 

hearing, reversed the exemption determination; and 

WHEREAS, In reviewing the appeal of the exemption determination, this Board 

reviewed and considered the exemption determination, the appeal letter, the responses to the 

appeal documents that the Planning Department prepared, the other written records before 

the Board of Supervisors and all of the public testimony made in support of and opposed to 

the exemption determination appeal; and 

WHEREAS, At the January 9, 2018, appeal hearing before this Board, Appellant 

submitted additional information in support of the appeal, including an engineering report by 

Lawrence B. Karp ("Karp Report"); and 

WHEREAS, The Karp Report and other information submitted at and prior to the 

January 9, 2018, appeal hearing constituted substantial evidence that the Project, if approved, 

may result in one or more substantial adverse changes in the significance of the neighboring 

historic resource located at 2421 Green Street that have not been sufficiently addressed in the 

Categorical Exemption for the Project; and 

WHEREAS, At and prior to the January 9, 2018, appeal hearing, Appellant and other 

members of the public submitted substantial evidence, including a report by certified 

hydrogeologist Matthew Hagemann, C. Hg ., that the Project may disturb potentially 

contaminated soils at the Project site; and 

WHEREAS, Following the conclusion of the public hearing, the Board of Supervisors 

conditionally reversed the exemption determination for the Project subject to the adoption of 

Clerk of the Board 
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these written findings of the Board in support of such determination based on the written 

record before the Board of Supervisors as well as all of the testimony at the public hearing in 

support of and opposed to the appeal; and 

WHEREAS, The Board finds that the Karp Report and other information submitted at 

and prior to the January 9, 2018, appeal hearing constituted substantial evidence not 

previously identified that affect the CEQA evaluation set forth in the Categorical Exemption 

regarding how the Project may impair the significance of an historic resource by causing 

impacts to its immediate surroundings; and 

WHEREAS, The Board further finds that the public comment provided at and prior to 

the January 9, 2018, hearing, including a report by certified hydrogeologist Matthew 

Hagemann, C. Hg., constituted substantial evidence that the Project will disturb potentially 

contaminated soils; and 

WHEREAS, The written record and oral testimony in support of and opposed to the 

appeal and deliberation of the oral and written testimony at the public hearing before the 

Board of Supervisors by all parties and the public in support of and opposed to the appeal of 

the exemption determination is in the Clerk of the Board of Supervisors File No. 171267, and 

is incorporated in this motion as though set forth in its entirety; and 

WHEREAS, This Board considered these issues, heard testimony, and shared 

concerns that further information and analysis was required regarding the proposed Project at 

2417 Green Street; now, therefore be it 

MOVED, That In light of this information, the Board finds that there is substantial 

evidence in the record before the Board that the Project proposed at 2417 Green Street 

presents unusual circumstances relating to historic resources and hazardous materials and it 

appears as a result of those circumstances the project may have a significant effect on the 

Clerk of the Board 
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environment and, based on the facts presented to the Board of Supervisors on the hearing on 

January 9, 2018, the Project is therefore not Categorically Exempt from CEQA review. 

n:\land\as2017\0400241 \01249229.docx 
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City Hall 
I Dr. Carl ton B. Goodlett Place 
San Francisco, CA 94 102-4689 

File Number: 180123 Date Passed: February 06, 2018 

Motion adopting findings reversing the determination by the Planning Department that the proposed 
project at 2417 Green Street is categorically exempt from further environmental review. 

February 06, 2018 Board of Supervisors -AMENDED, AN AMENDMENT OF THE WHOLE 
BEARING SAME TITLE 

Ayes: 11 - Breed , Cohen, Fewer, Kim, Peskin , Ronen , Safai , Sheehy, Stefani, 
Tang and Yee 

February 06, 2018 Board of Supervisors - APPROVED AS AMENDED 

Ayes: 11 - Breed, Cohen, Fewer, Kim, Peskin, Ronen , Safai, Sheehy, Stefani, 
Tang and Yee 

File No. 180123 I hereby certify that the foregoing Motion 
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by the Board of Supervisors of the City and 
County of San Francisco . . 

{ 

City and County of S an Francisco Page 1 

Angela Calvillo 
Clerk of the Board 

Printed at 2:30 pm 011 217/18 
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Base map: 
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CONSULTING, INC. 
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(c) 2017 san francisco planning department 

2417 GREEN STREET 
San Francisco, California 

SITE LOCATION MAP 

Date 01/12/17 17-120101-01 Figure 1 
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EXPlANATION 

• outline of slide area 

areas of potential landslide hazard 

7 location of slide, SFDBI 
those underlined are active slides 
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Base map: John A. Blume & Associates, Engineers, (1974) . Figure 4, Landslide Locations, San Francisco Seismic Safety Investigation, June 1974. 
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.-An Ill Rock 

EXPLANATION 

Liquefaction: Areas where historic occurence of liquefaction, or local topographic, geological, geotechnical, and 
subsurface water conditions indicate a potential for permanent ground displacements. 

Earthquake-Induced Landslides: Areas where previous occurence of landslide movement, or local topographic, 
geological, geotechnical, and subsurface water conditions indicate a potential for permanent ground displacements. 

0 1000 2000 Feet 

Approximate scale 

Base map: State of California, Seismic Hazard Zones City and County of San Francisco, Official Map, Released November 17, 2001. 
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D water 

D Qaf Artificial fill 

D Qd Dune Sand (Quaternary) 

D Qu Undifferentiated surficial deposits (Quaternary) 
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KJfch Chert (Cretaceous and Jurassic) 
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Reference: Geologic Map and Map Database of Parts of 
Marin, San Francisco, Alameda, Contra Costa 
and Sonoma Counties, California, prepared by 
M.C. Blake Jr., R.W. Graymer, and D.L. Jones, 
dated 2000 

REGIONAL GEOLOGIC MAP 

Date 01/12/17 17-120101-01 Figure 4 
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Base Map: U.S. Geological Survey, National Seismic Hazards Maps- Fault Sources, 2008. 
Approximate scale 
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EIJSGS Design Maps Summary Report 
User-Specified Input 

Building Code Reference Document 2012/2015 International Building Code 
(which utilizes USGS hazard data available in 2008) 

Site Coordinates 37.79547°N, 122.43933°W 

Site Soil Classification Site Class D- "Stiff Soil" 

Risk Category 1/11/III 

USGS-Provided Output 

Ss = 1.500 g 

51= 0.645 g 

SMS = 1.500 g 

SMl = 0.967 g 

5 0 s= 1.000 g 

5 01 = 0.645 g 

For information on how the SS and Sl values above have been calculated from probabilistic (risk-targeted) and 
deterministic ground motions in the direction of maximum horizontal response, please return to the application and 
select the "2009 NEHRP" building code reference document. 
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Although this information is a product of the U.S. Geological Survey, we provide no warranty, expressed or implied, as to the 
accuracy of the data contained therein. This tool is not a substitute for technical subject-matter knowledge . 
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APPENDIX A 

IMPORTANT INFORMATION REGARDING YOUR GEOTECHNICAL REPORT 



Important Information about Your 

Geotechnical Engineering Report 
Subsurface problems are a punCJpal cause of constr uctwn delays. cost oven uns. cla!fns. and drsputes. 

W17ile you cannot eltmmate all such usks. you can manage them. The follot· 'tng tnformatwn 1s p!Olltded to 17elp. 

Geotecllical SerVices Are Performed lor 
Specific Parpo•, Pei'IOIII, IIIII Pro)8Ctl 
Geotechnical engineers structure their services to meet the specific needs of 
their clients. A geotechnical engineering study conducted for a civil engi
neer may not fulfill the needs of a construction contractor or even another 
civil engineer. Because each geotechnical engineering study is unique, each 
geotechnical engineering report is unique, prepared solely for the client. No 
one except you should rely on your geotechnical engineering report without 
first conferring with the geotechnical engineer who prepared it. And no one 
-not even you -should apply the report for any purpose or project 
except the one originally contemplated. 

ll8ld the ~ Report 
Serious problems have occurred because those relying on a geotechnical 
engineering report did not read it all. Do not rely on an executive summary. 
Do not read selected elements only. 

A Gaotecllical Engineering Report II Baed on 
A Unique Set of Project-Spactnc Factm'l 
Geotechnical engineers consider a number of unique, project-specific fac
tors when establishing the scope of a study. Typical factors include: the 
client's goals, objectives, and risk management preferences; the general 
nature of the structure involved, its size, and configuration; the location of 
the structure on the site; and other planned or existing site improvements, 
such as access roads, parking lots, and underground utilities. Unless the 
geotechnical engineer who conducted the study specifically indicates oth
erwise, do not rely on a geotechnical engineering report that was: 
• not prepared for you, 
• not prepared for your project, 
• not prepared for the specific site explored, or 
• completed before important project changes were made. 

Typical changes that can erode the reliability of an existing geotechnical 
engineering report include those that affect: 
• the function of the proposed structure, as when it's changed from a 

parking garage to an office building, or from a light industrial plant 
to a refrigerated warehouse, 

• elevation, configuration, location, orientation, or weight of the 
proposed structure, 

• composition of the design team, or 
• project ownership. 

As a general rule, always inform your geotechnical engineer of project 
changes-even minor ones-and request an assessment of their impact. 
Geotechnical engineers cannot accept responsibility or liability for problems 
that occur because their reports do not consider developments of which 
they ~tt~re not informed 

SUbsurllce CondiiiOIII can a.ae 
A geotechnical engineering report is based on conditions that existed at 
the time the study was performed. Do not rely on a geotechnical engineer
ing report whose adequacy may have been affected by: the passage of 
time; by man-made events, such as construction on or adjacent to the site; 
or by natural events, such as floods, earthquakes, or groundwater fluctua
tions. Always contact the geotechnical engineer before applying the report 
to determine if it is still reliable. A minor amount of additional testing or 
analysis could prevent major problems. 

Molt Geotechnical Fin .. Are Prolealonal 0-Site exploration identifies subsurface conditions only at those points where 
subsurface tests are conducted or samples are taken. Geotechnical engi
neers review field and laboratory data and then apply their professional 
judgment to render an opinion about subsurface conditions throughout the 
site. Actual subsurface conditions may differ-sometimes significantly
from those indicated in your report. Retaining the geotechnical engineer 
who developed your report to provide construction observation is the 
most effective method of managing the risks associated with unanticipated 
conditions. 

A Report•s Recommendations Are Mit Final 
Do not overrely on the construction recommendations included in your 
report. Those recommendations are not final, because geotechnical engi
neers develop them principally from judgment and opinion. Geotechnical 
engineers can finalize their recommendations only by observing actual 



subsurface conditions revealed during construction. The geotechnical 
engineer who developed your report cannot assume responsibility or 
liability for the report's recommendations if that engineer does not perform 
construction observation. 

A Geotechnical Engineering Report Is SUbject to 
Misinterpretation 
Other design team members' misinterpretation of geotechnical engineering 
reports has resulted in costly problems. Lower that risk by having your geo
technical engineer confer with appropriate members of the design team after 
submitting the report. Also retain your geotechnical engineer to review perti
nent elements of the design team's plans and specifications. Contractors can 
also misinterpret a geotechnical engineering report. Reduce that risk by 
having your geotechnical engineer participate in prebid and preconstruction 
conferences, and by providing construction observation. 

Do Not Redraw lila __. •• Logs 
Geotechnical engineers prepare final boring and testing logs based upon 
their interpretation of field logs and laboratory data. To prevent errors or 
omissions, the logs included in a geotechnical engineering report should 
never be redrawn for inclusion in architectural or other design drawings. 
Only photographic or electronic reproduction is acceptable, but recognize 
that separating logs from the report can elevate risk. 

Give Contractors a CoQIIete Rllll't • 
Guidance 
Some owners and design professionals mistakenly believe they can make 
contractors liable for unanticipated subsurface conditions by limiting what 
they provide for bid preparation. To help prevent costly problems, give con
tractors the complete geotechnical engineering report, but preface it with a 
clearly written letter of transmittal. In that letter, advise contractors that the 
report was not prepared for purposes of bid development and that the 
report's accuracy is limited; encourage them to confer with the geotechnical 
engineer who prepared the report (a modest fee may be required) and/or to 
conduct additional study to obtain the specific types of information they 
need or prefer. A prebid conference can also be valuable. Be sure contrac
tors have sufficient time to perform additional study. Only then might you 
be in a position to give contractors the best information available to you, 
while requiring them to at least share some of the financial responsibilities 
stemming from unanticipated conditions. 

Read Responsibllty Provisions Closely 
Some clients, design professionals, and contractors do not recognize that 
geotechnical engineering is far less exact than other engineering disci
plines. This lack of understanding has created unrealistic expectations that 

have led to disappointments, claims, and disputes. To help reduce the risk 
of such outcomes, geotechnical engineers commonly include a variety of 
explanatory provisions in their reports. Sometimes labeled 'limitations· 
many of these provisions indicate where geotecbnical engineers' responsi
bilities begin and end, to help others recognize 'ttieir own responsibilities 
and risks. Read these provisions closely. Ask questions. Your geotechnical 
engineer should respond fully and frankly. 

Geoenvironlnental Concerns Are Not Covered 
The equipment, techniques, and personnel used to perform a geoenviron
mental study differ significantly from those used to perform a geotechnical 
study. For that reason, a geotechnical engineering report does not usually 
relate any geoenvironmental findings, conclusions, or recommendations; 
e.g., about the likelihood of encountering underground storage tanks or 
regulated contaminants. Unanticipated environmental problems have led 
to numerous project failures. If you have not yet obtained your own geoen
vironmental information, ask your geotechnical consultant for risk man
agement guidance. Do not rely on an environmental report prepared for 
someone else. 

011t11n Prolesslonll Allilbllce To Dell with Mold 
Diverse strategies can be applied during building design, construction, 
operation, and maintenance to prevent significant amounts of mold from 
growing on indoor surfaces. To be effective, all such strategies should be 
devised for the express purpose of mold prevention, integrated into a com
prehensive plan, and executed with diligent oversight by a professional 
mold prevention consultant. Because just a small amount of water or 
moisture can lead to the development of severe mold infestations, a num
ber of mold prevention strategies focus on keeping building surfaces dry. 
While groundwater, water infiltration, and similar issues may have been 
addressed as part of the geotechnical engineering study whose findings 
are conveyed in this report, the geotechnical engineer in charge of this 
project is not a mold prevention consultant; none of the services per
fanned in connection with the geotechnical engineer's study 
were designed or conducted for the purpose of mold preven
tion. Proper implementation of the recommendations conveyed 
In this report will not of itself be suNiclent to prevent mold from 
growing in or on the structure Involved. 

Hell Ill Your ASFE-Member Geotecbnclal 
Elllileer lor Addttional Assistance 
Membership in ASFE/THE BEST PEOPLE ON EARTH exposes geotechnical 
engineers to a wide array of risk management techniques that can be of 
genuine benefit for everyone involved with a construction project. Confer 
with your ASFE-member geotechnical engineer for more information. 

ASFE 
Ti l I U T PUPil II II I li 

8811 Colesville Road/Suite G106, Silver Spring, MD 20910 
Telephone: 301!565-2733 Facsimile: 301/589-2017 

e-mail : info@asfe.org www.asfe.org 

Copyright 2004 by ASFE, Inc. Duplication, reproduction, or copying of this document in whole or in part, by any means whatsoeV!Ir, is strictly prohibited, except with ASFE's 
specific written permission. Excerpting, quoting, or othetwise extracting wording from this document is permitted only with the express written permission of ASFE, and only for 

purposes of scholarly research or book review. Only members of ASFE may use this document as a complement to or as an element of a geotechnical engineering report. Any other 
firm, individual, or other entity that so uses this document without being an ASFE member could be commiling negligent or intentional (fraudulent) misrepresentation. 

IIGER06085.0MRP 
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10 May 2017 
17-120101-03 

2417 Green Street, LLC 

c/o Chris Durkin 

474 Euclid Ave 

San Francisco, CA 94118 

cfdurkin@gmail.com 

Subject: Structural Plan Review 
2417 Green Street 
San Francisco, California 

" 
Dear Mr. Durkin : 

CONSULTING, INC. 
GEOTECHNICAL ENGINEERING 

This letter documents our review of the structural plans for the subject project. Divis Consulting provided 
geotechnical reco,mmendations for the subject project in a report dated 6 April2017. We understand that 
the recommenda-tions and design parameters presented in our report were used to prepare the structural 
plans. 

We reviewed the geotechni{k!l aspects of the following: 

• Sheets S1.0, S1.1, 52.2, ·s~.O and S4.1, "2417 Green Street, Sc!n Jil'ai\'c;isco, CA" dated 15 April 2017, 
prepared by Christopher {i>urkin, PE. 

On the basis of our review, we conclude the structural plans are in general conformance with our 
geotechnical conclusions and recommendations. 

We trust this letter provides tbe information you require. 

Sincerely yours, 
DIVIS CONSULTING, INC. 

~fb~ 
Christian J. Divis 
Geotechnical Engineer 

0,~-1 i ? ?Qi7 
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DEPl·. OF 8UILDIN-; _lNSf~E~ 110~>-l 
THIS PLAN MEETS 1 HE ~Utii\~~ 
STANDARD FOR 
ACCEPTED 

Divis Consulting, lnc.l378 Park Street, San Francisco, CA 94110 1 t (415) 420-3498 If (415) 494-8027 
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SLAB ON GRADE 
SEE PLAN ·. 

f6. HOO~ BARS 0 L 
12 o.c., lYP. 

f6 0 12• O.C TOP 
& BOTTOM, lYP. 

f3 TIES OC] 
1' -s· o.c .. TYP. 

... 



ATTACHMENT H 



NOV 0 3 20t7 

'ZOii-080) Z h c. tk.· 
TOM C. HUI, S.E 

APPUCATION FOR BUILDING PERMlT 
ADDITIONS, ALTERATIONS OR REPAIRS 

CITY MD ~U~Q~~.afi~~ 
llfPARTMfNT 3f IJUILDtNG INSP£C110N 

APPUCA110N IS HEREBY MADEro 1ME DBM1MENT OF 
BUILDING INSPECT10N OF SAN FRANCISCO FOR 

FORM 3 0 011B AGEftCieS REV1EW REGUIREO A:RMISSION TO BUILD IN ACCORDANCE Willi THE P'IANS 

'!h ~ ANDSPECIFICATIONSSUBMTlEl HEREW!lli AND 
FORMS T ovm- I:SSUAlt&£ ~ ACCORDING ro 1l1E DESCRIPTION AND FOR THE PURPOSE 
~ ~ (}--d~ I HEREiNAFTER SETFORlli. 

-____;=:__ NUMBER Of T UOT 11R11E ABOVE THIS LINE T 

1UIGfi£1ED'fNO. 

ADDITIONAliNFOOMAfiON 
(IBJ lit:~\~e~nW.ifTAJE 

CENTER UNE Of fRO~T 
(22) YnU BUilDING 

Eli:IDIO 8atlNO 

IMPORTANT NOTICES 
No change shaJI be made in lhe chara&tllf ofll'te occupanc::y aruse wfttlotttHrstobblning a Building ~rrnit 
au!DiDng su:ft change. See s.n MMdsco Building COde and San Francisco Housing Code. 

No portion of building or slructurB or saft'oldklg used dumg construetmn Is to be closer than s•o• to any will 
cmta\nlng JOOC'e rMn 1SO votb. See Sec 385, Calltamla PM& I Code. 

Punuant ID San frilncbco Building Code, the building permit WU be posted on rhe job, The owner Is 
~le tor approwd pfans and ~~tb\ being~~ at buildng sfte. 

Gradll lines as shown on lti'IW~IItJ::Om'p•llflnv ltd$ if9Plblioo 1n1 ~Nntd IP b'l comet II aciiJal grade 
r&nes an1 not !he same as Umwn.l~Wl!c-d dru.iD!JI .ahuwlnt (OHect ~•611Mut cuts and ftlllll , and complele 
deb! Ill of retJinlng Milt md wMI loolff!!Po m~f bllll..lbmlh~ *' tftit ®p-.rfmtllf fqr approval. 

ANY snPULATION REQUIRED HEREIN OR BY CODE MAY BE APPEALED. 

BUilDINil NOT lU iJE OCCUPIED UNTIL CERTIACATE DF AIIAL !:DMPlET1DN IS POSTED DN TltE !IUILDING OR 
PERMIT OF DCCUPAt£Y GRAHTSI, WHBI AEQUtAED. 

M'ifaO'IAL DFlHIS M"'tJI:ArnN DOS MJT GDMi'fiTUTi 1\.111 tmtrt~L fOil lliE EL~niCA.L WIRING OR 
!oll!I\IIIL'ill I~AUATIOUS. A seP.AAIJE P~ltlllf FD" ntE WJI\ 1~ AN!) i'L.lllBIWl ¥LIST BE OBTAINED. 
SC!'AAA!Ci'<lWlTHJIE RE!IUIIWl IF All~ lS '1<5" ID Alff DFABa•E O!JESTTDIS [I D) (111 (IZI(13) (22) 

P'l 
fHIS rs HOT J. BU~O\HG PERMIT. NO '110M SKAU. BE ST.lRlm tnml A BtJILDIND PERMIT IS ISSUED 

In rtMUings, alllnsuladn!l matlrials must have a clearance of not less than two inches from an electricll 
wtnl3ot~ivfnent. 

ctr'C::I.a.P'PHDPlUI!fEI!OJ: 
OOWIIfft 
iJ LESSEE 
:J CONT!IACTOR 

0 ARCHITECT 
Cl AGENT 
:J ENGINEER 

APPl CANT'S CfRTIRCATION 
I HEIIEBY CEJmFY AND AllR££ l~AnF HEIWII I~ ts~UEO RlR Ill< CONS1Riii:11DN DESCRIBED IN THI~ 
APPLICATION, All THE PROVI.srQrf.S Qf"lHE P£RMIJ ANO All ~WS AHO ORClN'iUICES THERETO WILL BE 
COMflliEO WITH. 

REV061U 

YES 0 
NO...S 

YES 0 
NO )S 

(lU) IF [I 0} IS YES, STATE 
Nf'UGROUIIO 
R.OOR AREA 

(24) DOES THIS ALTERATION 
CONSTITUTE A CHAIIGE 
OF OCCUPIIHCY? 

SQ. FT. 

YES 0 
NO )B 

. ,:.i_ 
.CALIF.CE 

-.!··JC~:_;.:..h~'.TE! !L,r2b..~ 

::;,;·,_-,_,~.NOTII~HO Al!fiJCANI s 
HDUl iWIMl ESS C - ·-.Piim'if'P{•J by-.;;,pt>nceal D., JOOI'!Il!.>!ll~lf!!! i"'\\'!'Il!!)tl'!'l~,_ 
... c~~y .,~CouniJ 1 •• ·_tn;>JI)nd;aolfJit.,~Oliololldalm,.OO...,. • .......,.._ .. .., 
resulting from apmdoM umlet U,il ptmJi'l, ~nlten 1:11 negligence ol the City and County of SVI Francisco, and to 
assume thiS dl!hme oftheCtty and Countv ctl Sm Fnncbco ag1\nsl aV such claims, defnandl or actklns. 

In confonnrty'VIInb IN ll'fhi!Uon:a ol Stolloo 3100 OIIJ~t~lAIMW toM ulltll Sb'llll ot C.titolnll, lhll..Jppllcant WI! 
fltYII warts's Ciii!IIPMSIIion mvmo• ~mdDr (1) or (tl} del~m.bd below, Of' 1h:~a indiQq ~ (Ill), (IV), or M, 
wtllchr.olt ll applita.bte, ., t\9«Wt~~llzm ·M lt cheak!ld, I!Jim (1\'l rnusr bit cMci:!"j IU wd Mlrk lhe appropr1atc 
n:ta!had of cumpiiMe& IHtlwt. -

1 hereby 21rftrm under penalty of petfury one ofltle following declarations: 

( 1 t. 1 htw :.nd will malnbln a certincal2 of consent tD se!Hnsuru lor ·NDr'er~ comperailtDn, n pnT1i!kt!l 
~»w SectiOn 3100 of the La!Jor Code, tor !he performance of tha wort. lor which lt!is permit r., lss!md. 

!J(- II =.=~=~~==::~:u=t~=~;;.:o~.,a::~~~ 
1nstJAf!CIH;t11'1M JN:I ,Ol!q ~liE 

C•nier ~~ !Fv....J D 
,.,,_, Ott~ 0 

( I Ill. lbecos!ollho WO(t<IO .. IfoaoiJIJ,?,J.SI7 '7 
( ) IV. te:stlfytiut lnlN!M"rllM'mMa of thawod:btlllft\f:htll!lpenr~rtlslttlod 1 fWIIItrDC!In1-pkly •"'I' l)llf1Un~ .1F'I'J' FTJ)Mtf "J!'I u tD llilliiG(Ifl\l :wlbJoc:ltD trw WIJI'brr".t c:ampenullon ttnn till Cilifanlia. 

I fUI ft'!et adnowJoOt!: tla1 1 tmdiiDtlnG Untln l:h! .IW(Il lfBt I thobtd beclanR au!lfod "' IN wOtin 
~1bn ~ 01 tflo.U!:a al C..tlfom!.J IRlf 1Jil10 CO(n.PI't llK1'tt..-ftnWftn 1trB 
P"~•bM ul Sact\on J100 a r tfJi·b~ CoOl, fh.ll tM P'fmll tm.ln !Jilptt.d for -cnltl Elc ~ ~~ed 

{ 1 v. lt.W411r,!llt:1hao'IJIWI1'f(Otlh. .. \J'Inl lortheowntt!rN1lnUlePtt1ormmcw ol fhllworlfot"wflkll 
Uttl psmil k ts.l»d. IWH1 R19loy I con!T!dDrwhD eompii&JJIII'Iltl biii'W'Ofklf'l CIOmpllr'IU"tat l.a*S 
t l C1~ Mtd wfm, priot to tr. '-OITUTI~IOI fn'17WOC"t, WUI lffw: ll complf!I~COSJYOI WI bm 
wiltlti'IICcntHI <=-"=-"-
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APPROVED: 

APPROVEO: 

APPROVED: 

APPROVED: 

APPROVED: 

APPROVED: 

STIPUlAT10NS 

. \' .I ( 1 ,' f\ : I 
! . I li ' I 

-- ~ J "- I 

·:·pit 'fu. r.>,~f 

i,,{f i!-.1 
BUILDING INSPECTOR; DEPT. OF BLDG. INSP; 

MECHANICAL ENGINEER, DEPT. OF BLDG. INSPECTION 

c T. OF BLDG. INSPECTION 

BUREAU OF ENGINEERING 

DEPARTME lj' F PUBLIC HEALTH 

1-\· r 
l ~'J t 

I' 

J J , 
I 

REDEVELOP¥ENT AGENCY 

I 
I 

HOUSING INSPECTION DIVISION 

NOTIAEO MR. 

DATE:-----

REASON: 

NOllAEDMR. 

DATE: -----
REASON: 

NOTIAEOMR. 

DATE: _____ _ 

REASON: 

NOTlREOMR. 

DATE: _ ____ _ 

REASON: 

NOTIREOMR. 

DATE:----

REASON: 

NOTIAEDMR. 

DATE: _____ _ 

REASON: 

NOTIAEDMR. 

DATE: -----~ 

REASON: 

NOTIFIED MR. 

DATE: _____ _ 

REASON: 

NOTIAEDMR. 

I aQree to comply with all conditions or stipulations of the various bureaus or departments noted on this application, and attached statements 
of conditions or stipulations, which are hereby made a part of this application. 

Numb or of attachm6nts 0 
OWNER'S AUTHORIZED AGENT 
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MA~-18 2017 
-r -

l .r"nt c. 

State Industrial Safety Permit 
The atlached applk:alion falls under the 

I.JIJor Code Sec. 6500 i'lllal ft ir1YIJM!s 111! 
type of cons1ruction work chedled below: 
~ .. _.,_ 

... 5 lottot- ni iOlO
-~.IIlU!IIdi> 

-~~~~lndng~ 

~ .. ~ ..... -3-hldl or .,. eQUi..tllll ~-~ It) 

0 llle-olan,Wilcing,stucW, 
~Ofscallold,I!IIIOIIIIn3SUies 
fiW1 or 11e OQ<Mient hOigl!t (36 ft.) 

APPLICATIIttat&J~l£8,MIT 
ADDmONS, ALTERATIONS OR ""EJIAIRS 

CITY AND COUNTY OF SAN FRANCISCO 
DEPAR'l'MENT OF BUILDING INSPEcnON 

APPLICA110N IS~ MADE TOn£ DSWnMENTOF 
BUilDING I& ECIKIN OF SAN FRANCISCO FOR 

FORM 3 0 OTHER AGfNCLES REVIEW REQUIRED PSIUSSIONTOEU.DINACCCRIW«:EwnHTHEPI.ANS 
'If.. . NllJ SPB:IFICAT10N8SlaflTED ttEREWmi AND 

FORM 8 )CI...OVER-TliE-cOUNTER I~ CE ACCaDNGTOn£DESCRI'110NNilJFORTHEPUAPOSE 

2- e, 7 0 1 HEREINAFTER SET FClR1H. 
NUMB£R OF PLAN SETS • DO NOTWRilUBOVElHISUNE• 

IMPORTANT NOTICES • ..._.-..._.~IN~., .. ......,.we..,.. .. t_,... • ..._,... _...,._,_ SotSon.,_..__.,.Sia __ _ 
.,,.._..,IIIIII ... •Rur*ftw ...... ..,dlmg~ .. IDIIe..., .. nl"riiDNJ.n 
....-. ... a-1111wa~~s. s.s.c•,CIIIillllll ,_.eoa 
_ .. Son _ _.. ...... ___ ._.. ..... ,...lbo-~ 

_ .... _,... ... .,...aa._""'"-ngollo. 
ln*iiB t:t ...... ~.....,... .. ~ ... ~~~~-a:rnd.. tfadN~ 11116J -........... __ ._....,.._ .... ..., ............. _ _ .. _,_ ... _.....,.._ .............. ..,_ .... ....... 
MT--MUIIIJIBEIICIIftCIOIII!IMYIEIII'fAUD. 

-11Vr!OIE OC.QlPIED...,..CS\TIFUitOI'RIW. GCimfi10N ISI'USTBl .. M-011 
,._., f1l otafil£1' GBNIUD, WIDIIIUlll.ltl 

Alf'IICIIIN. OF nti$.....UCAMN aoa- Nafa.ntl'Ul1'i ltlf iUf'MrU.L ~ nu: nmt'IIU.L.,.. gp 
.._._llruU.<lliiiiS. A SUAMlf -RIOliiiYMING ..,., OUIQ ... IIUS!IE ~ 
--..:tti'!NaftiiiiE-·- II 'lB'lll .. T Ol-IIUISTIOOIS~OI~ I) (Illi '~IIZI! 

-~ 
n.J a mt A ~ POIIJL 110 WQIII.Ii8W. If SIMTED Lll1ll. A llll.DWG JI9UifTii ISill&l . 

.. -.-...u~ ........ ----l-r.laof .............. .,..,_.-a1cll ---CIBUfPIIIflllTt BOX 
IJ-
:::1 LESSEE 
IJ OOIITUCTIIR 

IJ ARCHITECT 
IJ A&EIIT 
iJ~ 

APPUCANT'S CERTIACATION 
lltlllllf iDTFr Alll...U TIIAIIF A ' l.lllllflllSSIIlD ~ lli£CIIIISlllueTIO•IIlJI:HIIBI IJ TIII 
-AU TIE PIIIMSOOOS DFTHE -IT AND AIL LAWS MD OIUIIIIMt:U TIB£!0 .. lliE 
~IIITH. 

REVW13 

(20) F IIIII IS TE$. smE 
IIEW &1101110 so.n. HD RDOOAAEA 

(2.1) DOESlliiS Al.lBWIOII 
COHSTll111'f A QWIGE ruo 

liD Of OCCII'AHCYI NO 
~- csnKATt liD. 

NOTICE TO APPUCANT 
IIIIUI~CUIOIL ,_,_,llrt-olil>o-.,.oo(~lo_,_,_ ,.. ..., ... _.,s.._n..,.,. _ _,_,,. __ .,._.,. _ 
......,. _ _, _____ .. ...._ .... OIIr ... _oi ... F_ ..... 
~1M ,..._., .. t2J _,co..JJ .t SNI rr.dlicQ ..... l .ladidllra,._.., OIICIIhM. .. -.....------.... ~ ...... ......... c._ ... ..,.,.... _ _ __.._..,.,.._(Qoo O~-""'-··-"*"'-(IIl, (W),or(V). 
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ot~Y.,~ 
APR It 2017 

CITY AND COUNTY OF SAN FRANCISCO 
DEPARTMENT OF BUILDING INSPECTION 

APPI..ICAllON IS HEREBY MADE TO TIE oswnMENT OF 
BUILDING INSPECT10N OF SAN FRANaSCO FOR 

FORM 3 (J OTHER AGENCIES REVIEW REQUIRED PERMISSION TO BUILD INACCORDANCEwmt TIE PlANS 
AKJ SPECIRCATIONS SlEMrTTED HEREWITH AKJ 

FORM 8 'tt1tVER-THE-COUNTEIUSS z . -~NGT01liEDESaUP110NANDFORTIEPURPOa: 
f) ~v ~J...C -.~ff ~NAFTEJlsaFORTH. 

NUMBER OF PlAN SETS 't' DO NOT WRITE ABOVE nus LINE 't' 

PI SIIIET Alllle!ill' .Ill 

2 't 1-=t ~(l.fUJ S.'l 

INFORMATION TO BE RJRNISHED BY ALL APPLICANTS 

1171 DOES nus AlmiATIO!I 
CIII:Alf lDDITIOfW. HBGIIT 
011 Slll!IJ TO BUII.D1116? 

(211) COIISTJIUCTIOH lflloat (EIITBIIWIE MO BIWICH IIESIIiiCATUII' MJ. 
F 1HEIIliS 110 KliOWII &OIISTRUCTUII UIHJBI, BmR .,.._., 

IMPORTANT NOTICES ... ...,_.,_, .. _, .. ____ ... _.,. . .__ -.....--SeaSon _______ ....,._ 
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"'*~ ....... .... ~P'I• '* ......... __. .. .._ CIWIW:L .ldW1 ..... -..... -........ -........ -.-.... -.-... -.--____ ...... , ........ _, .. _, __ ....,....._ 
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ut.DIIG NOfTD IE OCQIIIiW t11T1. CDJWU.f£DF ,.._ a.tEniiiiS POSTID Otl DE lllt.D- OR 
rPW<OfOCCII'OIICTQ!WmD, MUIWMIISI, 
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11111241-
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........... L 
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Cl AGEIIT 
Cl Eli&IIER 

APPUCANT'S CERTlRCATION 
IIIBIEIYCOITIFY NlllA&IIEElliATIFA_II_RIIIliiE~DBCIIIIEDII THIS 
.v...-,111. 1111! '!IO'II5IDICSIIFTIIE- Nlll W. LUIS Nil) OIIIIIWitn liiDiffO Ml11l 
~LIEDWITII. 
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REFER 
TO: 

D 

APPROVED: 

CONDinONS AND STIPULAnONS 

Howard Zee, OBI 

APR 11 2017 

BUILDING DEPT. OF BLDG. INSP. 

OAT& ____ _ _ 

REASON: 

NOTIFIED MR. 

DATE:-----
REASON: 



1/8/2018 Department of Building Inspection 

You selected: 

Address: 2417 GREEN ST Block/Lot: 0560 I 028 

Please select among the following links, the type of permit for which to view address information: 

Electrical Permits Plumbing Permits Building Permits Complaints 

(Building permits matching the selected address.) 

Permit# Block Lot Street# Street Name 
201710020114 0560 028 2417 GREENST 
201705116316 0560 028 2417 GREENST 
201712136376 0560 028 2417 GREENST 
M831527 os6o 028 2417 GREENST 
201704285244 0560 028 2417 GREENST 
201704113654 os6o 028 2417 GREENST 
200902192408 0560 028 2417 GREENST 
200707066100 0560 028 2417 GREENST 
200706224914 0560 028 2417 GREENST 
8600460 os6o 028 2417 GREENST 
8206745 0560 028 2417 GREENST 

Online Permit and Complaint Tracking home page. 

Technical Support for Online Services 

Unit 

If you need help or have a question about this service, please visit our FAQ area. 

Contact SFGov Accessibility Policies 
City and County of San Francisco e 201a 

http://dbiweb.sfgov.org/dbipts/Default2.aspx?page=AddressData2&ShowPanei=BID 

Current Stage 
SUSPEND 
SUSPEND 
FILED 
ISSUED 
FILED 
ISSUED 
ISSUED 
EXPIRED 
ISSUED 
COMPLETE 
COMPLETE 

Stage Date 
L2/20/2017 
L2/20/2017 

12/13/2017 

09/13/2017 

04/28/2017 

04/11/2017 

02/19/2009 
05/01/2008 

06/22/2007 

04/11/1986 

03/04/1983 

1/1 



1/8/2018 

Permit Details Report 

Report Date: 

Application Number: 
Form Number: 

Department of Building Inspection 

11812018 11:28:01 PM 

201710020114 
8 

Address(es): 0560 1 028 1 o 2417 GREEN ST 

Description: 
TO COMPLY NOV201708032, ADMINISTRATIVE PERMIT TO FACILILATE DCP REVIEW, 
REVISION TO PA#201705116316, DELETE FREESTANDING RETAINING WALL AT REAR 
YARD. NO WORK UNDER THIS PERMIT. NIA MAHER ORDINANCE 

Cost: $1.00 
Occupancy Code: R-3 
Building Use: 27- 1 FAMILY DWELLING 

Disposition I Stage: 

Action Date Stage Comments 
10[2/2017 TRIAGE 
l0/2/2017 FILING 
101212017 FILED 

11/3/2017 APPROVED 
1113/2017 ISSUED 
1212012017 SUSPEND Suspended per DCP letter dated 12/20j2017. O'Riordan 

Contact Details: 

Contractor Details: 

License Number: 
Name: 
Company Name: 

Address: 

Phone: 

Addenda Details: 

D escnotion: 

Step Station Arrive 

1 
BID-
INSP 1012117 

2 INTAKE 1012117 

1012620 
PATRICK DURKIN 
DURKIN INC. 
1055 ASHBURY ST *SAN FRANCISCO CA 94117-
oooo 

Start ln Out Finish Checked By 
Hold Hold 

1012117 1012117 
HAJNAL 
STEVEN 

10/2/17 10/2/17 CHUNGJANCE 

3 CP-ZOC 10110117 10110117 
MAY 

10110117 CHRISTOPHER 

4 BLDG 10112/17 10112/17 10112/17 YUCYRIL 

5 HEALTH l0/13/17 10/ 13/ 17 10/31/17 
6 CPB 11/3/17 1113/17 11/3/17 CHUNGJANCE 

Hold Description 

OK TO PROCESS BY 

Approved: Revision to BPA # 201705116316 t 
remove freestanding concrete retaining wall i 
rear yard. Garage excavation in basement lev< 
ant! raised planting beds in rear yard 
unchau~ed. 

APPROVED. 
appro,•ed by M. Zalav 

Th1s pcm1 1t has been 1ssued . For mformutton pertammg to th1s perm1t, please call 415-558-6096. 

Appointments: 

!Appointment Date!APpoinbnent.AMJPMIAppointment Code ]Appointment Type]Description]Timc lots ] 

Inspections: 

]Activity Datellnspector]lnspection Descri]Jtionllnspection Status! 

Special Inspections: 

]Addenda No.]Complctcd Dateiinspccted By]lnspcction Code]Descrlption]Remarks] 

For information, or to schedule an inspection, call558-6570 between 8:30am and 3:00pm. 

Station Code Descriptions and Phone Numbers I 

Online Permit and Complaint Tracking home page. 

Technical Support for Online Services 

If you need help or have a question about this service, please visit our FAQ area. 

http://dbiweb.sfgov.org/dbipts/default.aspx?page=PermitDetails 2/3 



1/8/2018 

Permit Details Report 

Report Date: 

Application Number: 
Form Number: 
Address(es): 

Department of Building Inspection 

11812018 11:28:35 PM 

201705116316 
8 
0560 I 028 I o 2417 GREEN ST 

Description: PARTIAL DETERIOATED BASEMENT WALL AND FOUNDATION REPLACEMENT WITH 
NEW LANDSCAPING SITE WALL AT BACKYARD 

Cost: $100,000.00 
Occupancy Code: R-3 
Building Use: 27- 1 FAMILY DWELLING 

Disposition I Stage: 

Action Date Stage Comments 
511112017 lfRIAGE 
511112017 FILING 
511112017 FILED 
511812017 APPROVED 
511812017 ISSUED 
912812017 SUSPEND department of citv planning review required 
1211112017 REINSTATED permit reinstated see pa 201710020114 
t212o/ 2017 SUSPEND Suspended per DCP letter dated 12/2012017. O'Riordan 

Contact Details: 

Contractor Details: 

License Number: 
Name: 
Company Name: 

Address: 

Phone: 

Addenda Details: 

Descnption: 

Step Station Arrive 

1 INTAKE 5111117 

2 BLDG 5111117 

1012620 
PATRICK DURKIN 
DURKIN INC. 
1055 ASHBURY ST *SAN FRANCISCO CA 94117-
oooo 

Start In Out Finish Checked By Hold Hold 

5111117 5111117 
PANGELINAN 
MARIANNE 

5111117 5111117 YUCYRIL 

Hold Description 

3 CPB 5118117 5118117 5118117 
CHEUNGWAI 5/18/17: SAFETY PERMIT RECEIVED. WF FONG 

This permit hu. been issued. For information pertaining to this permit, please <:a l1415-558-6og6. 

Appointments: 

Appointment 
Date 
7/1312017 

Special Inspections: 

Addenda Completed 
No. Date 

0 

0 

0 

0 

0 

-

Inspected By 

Appointment Type Description 

Web Scheduled START WORK 

Inspection Description Remarks Code 

I 
CONCRETE (PLACEMENT & placement SAMPLING) 

4 
REINFORCING STEEL AND 
PRETRESSING TENDONS reinforcing steel 

SPECIAL GRADING, 
13 EXCAVATION AND FILLING 

(GEO. ENGINEERED) 
24C CONCRETE CONSTRUCTION 

OTHERS:AS RECOMMENDED 
geotech of record to observe 

23 BY PROFESSIONAL OF 
RECORD 

e.\'"cavn!.ion @ start of EA cut 

... .. C"r\ 1 Thn"\ A 'T'T(")"-.TC-' 

Tim 
Slut 

http://dbiweb.sfgov.org/dbipts/default.aspx?page=PermitDetails 1/2 



1/8/2018 Department of Building Inspection 
rVU.l'lt ,Lit'U..t.V.l'lrtL1 

BOLTS INSTALLED IN 
EXISTING CONCRETE 

For information, or to schedule an inspection, callss8-6570 between 8:30am and 3:00pm. 

Station Code D~-\i~ri ption.s and Phone Numbers I 

Onljne Permit and Complaint Tracking home page. 

Technical Support for Online Services 

If you need help or have a question about this service, please visit our FAQ area. 

Contact SFGov Accessibility Policies 
City and County of San Franciscoe201o 

http://dbiweb.sfgov.org/dbipts/default.aspx?page=PermitDetails 212 



1/8/2018 

Permit Details Report 

Report Date: 

Application Number: 
Form Number: 

Department of Building Inspection 

t/8/2018 11:26:37 PM 

201712136376 
8 

Address(es): 0560 I 028 / o 2417 GREEN ST 

Description: 

TO COMPLYW /NOV #201724852- REMOVE BRICK CHIMNEY, 2X FULL DEPTH JOIST@ 
16" O.C. TO MATCH (E) ROOF & JOIST FRAMING W / 3/4" RATED PLYWOOD NAILED 
W 11oD @ 16" O.C. ALL NAILING & CONVERNTIONAL FRAMING PER 2016 CBC. N I A 
MAHER ORDINANCE 

Cost: 
Occupancy Code: 
Building Use: 

Disposition / Stage: 

Action Date Stage 
1211312017 TRIAGE 
1211312017 FILING 
12/1312017 FILED 

Contact Details: 

Contractor Details: 

License Number: 
Name: 
Company Name: 

Address: 

Phone: 

Addenda Details: 

Dcs cnption: 

Step Station Arrive 

1 
BID-
INSP 12/13117 

2 INTAKE 12/13/17 

3 CP-ZOC 

4 BLDG 

5 CPB 

Appointments: 

$250.00 
R-3 
27 - 1 FAMILY DWELLING 

Comments 

1012620 
PATRICK DURKIN 
DURKIN INC. 
1055 ASHBURY ST * SAN FRANCISCO CA 94117-
oooo 

Start In Out Finish Checked Phone Hold Hold By 

12113/17 12/13/17 
CURRAN 415-558-
BERNIE 6096 

12/13/17 12/13/17 
YIP 415-999-
JANET 9999 

415-558-
6377 
415-558-
6133 
415-558-
6070 

Hold Description 

!Appointment .Dutc!Appoin tment AMIPM!Appointment Code !Appointment Typ eiDcs crip tioniTimc Slots! 

Inspections: 

!Activity DateiimpectOl·IInsrectio n Descriptionllnspection Status! 

Special Inspections: 

!Addenda No.lcompleted Da le I Inspected Byllnspection CodeiDcscriptioniR.emark$1 

For information, or to schedule an inspection, call 558-6570 between 8:30 am and 3:00 pm. 

Station Code Descriptions and Phone Numbers I 

Online Permit and Comolaint Tracking home page. 

Technica1 Support for Online Services 

If you need help or have a question about this service, please visit our FAQ area. 

http://dbiweb.sfgov.org/dbipts/default.aspx?page=Permitoetails 1/2 



1/9/2018 

Permit Details Report 

Report Date: 

Application Number: 
Form Number: 
Address(es): 

Description: 

Cost: 
Occupancy Code: 
Building Use: 

Disposition I Stage: 

Action Date Stage 
412812017 TRIAGE 
412812017 FILING 
4128/2017 FILED 

Contact Details: 

Contractor Details: 

Addenda Details: 

0 escnpt:wn: 

Department of Building Inspection 

201704285244 
3 
0560 I o28 1 o 2417 GREEN ST 
HORIZONTAL ADDITION. EXPANSION OF (E) GARAGE IN BASEMENT LEVEL, 1ST, 2ND, 
3RD & 4TH STORY HORIZONTAL REAR YARD ADDITION; ALTERATIONS TO (E) FRONT 
FACADE; EXCAVATION & FULL FOUNDATION REPLACEMENT; LOWERING (E) BLDG 
APPROX 1'-11"; INTERIOR REMODEL THROUGHOUT. 
$50,000.00 
R-3 
27- 1 FAMILY DWELLING 

Comments 

Step Station Arrive Start In Out Finish Checked By Phone Hold Description Hold Hold 

TORRES 415-
1 CPB 4128117 4128117 4128117 SHIRLEY 558-

6070 

MAY 415-
2 CP-ZOC 4128117 CHRISTOPHER 558-

6377 

MAY 415- Sec: 311 cover letter mailed: 10l16l17 Sec 
3 CP-NP 10116117 10116117 10117117 CHRISTOPHER 558- 311 mailed: 10123117 exp: 11122117 

6377 (Mil lou) 

OROPEZA 415- New DR application total (2) on 
4 CP-DR 11117117 EDGAR 558- HI2J. I20 L7 at 11:oo am deemed complet• 

6377 byl)olannerE!:Igar orope1~1 
415-

5 BLDG 558-
6133 

DPW- 415-
6 BSM 558-

6o6o 
415-

7 SFPUC 575-
6941 
415-

8 PPC 558-
6133 
415-

9 CPB 558-
6070 

Appointments: 

!Appointment Da teiAppointment AM/PM IAppointment CodeiAppointment Trpeloescript:ioniTime Slots! 

Inspections: 

I ctivity DateltnSpector llnspection Descrip tionllnspection Status ! 

Special Inspections: 

!Addenda No.lcompleted Dateii nspected Byl ln .~pection CodeiDescriptioniRenmrks l 

For information, or to schedule an inspection, call558-6570 between 8:30am and 3:00pm. 

Station Code Descriptions and Phone Numbers I 
http://dbiweb.sfgov.org/dbipts/default.aspx?page=PermitDetails 1/2 



1/9/2018 

Permit Details Report 

Report Date: 

Application Number: 
Form Number: 

Department of Building Inspection 

1/9/2018 12:11:25 AM 

201704113654 
8 

Address(es): 0560 I o28 I o 2417 GREEN ST 

Description: 
EXPLORATORY DEMOLITION TO DETERMINE (E) FOOTING DEPTHS, REPAIR/PATCH 
BACK IN-KIND- ISOLATED LOCATIONS ONLY 

Cost: $1,000.00 
Occupancy Code: R-3 
Building Use: 27- 1 FAMILY DWELLING 

Disposition I Stage: 

Action Date Stage Comments 

4/11/2017 TRIAGE 

4/11/2017 FILING 

4/11/2017 FILE I) 

4/11/2017 APPROVED 
4/11/2017 ISSUED 

Contact Details: 

Contractor Details: 

License Number: 
Name: 
Company Name: 

Address: 

Phone: 

Addenda Details: 

Description: 

Step Station Arrive 

1 BLDG 4/11/17 
2 CPB 4/11/17 

1012620 
PATRICK DURKIN 
DURKIN INC. 
1055 ASH BURY ST *SAN FRANCISCO CA 94117-
oooo 

Start In Out 
Finish Checked By 

Hold Hold 

4/11/17 14/11/17 ZEEHOWARD 

4/11/17 4/11/17 PASION MAY 

H old Description 

. . 
TillS penna has been tssued. For mfonnation pertammg to th1s permit, please call415-558-6096 . 

Appointments: 

!Appointme nt Date jAppointment AM /PMjAppointrnenL CodejAppointment TypejoesCJiptioniTime Slot I 

Inspections: 

!Activity Date jln pecto r jl:nBp cction Descrip tion jinspectiotl Status! 

Special Inspections: 

jAdde nda No. jComplcted.Dateiiuspected Byjlnspectiou Code jDcscriptioniRemnrksj 

For information, or to schedule an inspection, call558-6570 between 8:30 am and 3:00pm. 

Station Code Descriptions and Phone Numbers I 

Online Permit and Complaint Trackin& home page. 

Technical Support for Online Services 

If you need help or have a question about this se!Vice, please visit our FAQ area. 

Contact SFGov Accessibility Policies 
City and County of San Francisco© 201s 

http://dbiweb.sfgov.org/dbipts/default.aspx?page=PermitDetails 1/1 



ATTACHMENT I 



-

\ 

HSB 
---

HIGH SlRENGffi- BOLT TS 1\JBE STm. -
HSS HOLLOW STRUCTURAL SECTION lW THICKNESS OF WEB 

TYP lYPICAL 
I MOMENT OF INERTlA 
ICC INTERNATIONAL CODE COUNCIL UNO UNLESS NOTED OTHERWISE 
ID INSIDE DIAMETER 
IF INSIDE FACE VERT VERTICAL 
INT INTERIOR VIF VERIFY IN FIELD 

JT JOINT W/ WITH 
JST JOIST W/IN WITHIN 

W/0 WITHOUT 
KD KILN DRIED WD WOOD 

WE WIDE FLANGE SECTION 
L8 POUND ws WOOD SCREW 
LG LONG WP WORK POINT 
LLH LONG LEG HORIZONTAL WHS waDED HEADED ST\JDS 
LLV LONG LEG VERTICAl WWF WELDED WIRE FABRIC 
LS LAG SCREW 
LSH LONG SLOTIED HOLE 
LSL LAMINATED STRAND LUMBER 
LVL LAMINATED VENEER WMBER 
LWC UGKT WEIGHT CONCRETE 

1.EGWD. 

~~ } ' INDICA'I[S (E) CONCRETE WALL 

~ . ·'~ .... <')•; .• ,.,. INDICATES (N) CONCRETE WALL 

).;· ~.": :'t .,.. 

. l,lo" 1 .. 
INDICATES EXCAVATION SEQUENCE AND t.W<IMUM WIDTH Of 
EXCAVATION, SEE GEOlECHNICAL INVESTIGATION REPORT 

MAX 

NO UNDERPINNING 

SCOPE Of WORK 

GARAGE EXPANSION, PARTIAL DETERIORATED 
BASEMENT WALL AND FOUNDATION REPLACEMENT 
WITH NEW LANDSCAPING SITE WALL AT BACKYARD. ' 

BUILDING INFORMATION: 

TYPE Of CONSTRUCTION: 58 

NUMBER Of STORIES: 3 STORIES + 1 BASEMENT 

USE OF BUILDING: SINGLE FAMILY DWELUNG 

OCCUPANCY CLASSIFICATION: R-3 

-

DATE 04/15/2017 

SCALE NONE 
DRAWN C.D. 

JOB 2017.501.00 

SHEET 

81.0 
Of SHEETS 



lliiiiiii A!!IIU.'t.Al!ON$ 

1. GllOVT UNDER ALL PlATES SHALL B£ ~SHRINK, NOH-METALLIC GROVT. GROUT (A) M!lNE IIAX IIAXIMUII 
SHALL HAVE A IIIN111UM COUPRESSI'IE SIRENG1H Of 4,000 PSI NID B£ All ANCHOR BOLT Ioiii IIACHINE BOLT 
PRQPORTlOHED AND 1NSIAU£D IN ACCOAIWICE WITH MN1Uf'ACT\JR£R'S SPECIFICATIOHS. ACI AIIERIC.IN CONCRETE INSTIIIIT[ IIECH 1IEtHNI1CAL 

ADD'L ADDITIONoll. 1111. IIETAL 
SIRUCJWI QIWNATJON AISC AII£RICNI 1NSTIIII1E rtF srm IIFR MNIUf'ICTU!O 

CONSniUCI10N IIIN IIIN1IIUII 
1. SlRUCIIJRAL OIIS€RYATIOH SHALL B£ PfRfORII£D AT A t.IINIWUII AT THE FOWlW1NG ARCH ARCIII£CMW. W1SC t.I~EOUS 

STAGI:S Of CONS'IRIJCl10N: ASTt.l AIIER1CAN SOCIEIY FtiR TESIING 
(N) A. AFTER INStALLAllDN OF RfiNFORC1NG srm NID BEFORE PLACEMENT Of NIDMATIRIAIS NEW 

COHCREIL ATR ALL THR£ADEII ROD N1C NOT IN CONTRACT 
AWS AI9IC.IN YlrulWC SOCtEIY NO. NUioiBER 

Sf:£1;161.~~ NOM NOMINAL 
THE OWN£R SHALL EIIPLOY A SPECIII. INSPECTOR TO PfRFORII SPECIII. INSPECTIOH ~G BELOW NS NEAR SIDE 1. BLOCKING N-S NORTH SDUTH IN ,I,CCORIWU Willi SEC11DN 1704 Of THE 2018 C8C AS A MINIMUM. 1Hf 811 B£AII NTS NOT TO SCAil FOU.OW1NO llDIS OF WORK R£QU1R£ SPECIII. INSPECTION: BN IIOUNilARY IWUNG NWC NORIIAl. WEIGtfT CONCRETE A. 'IER1f1CATIOH OF SOil CONDITIONS - BY GEOTECitNICAL ENGINEER OF RECORD a.o. IIOTTtJN Of e. CONCA£IE BOf,SF BOT1oll Of FOOTING Ol CMR c. REINfORCING srm eor IIOTTtJN o.c. ON CENTER D. BOLTS AND DOWELS INSTAU.!D IN EXISTING CONCRETE B.O,T. IIOTTtJN Of TOE (STEEL BEN.I) DO OIJISIDE OIIMETER 
lHE TESIING NID INSPEC110N NJE)IIJ'( SHALL COIIPILE TESTlNG NID INSPEcnON BAG IIEAAING Of DUTSIDE FACIE 2. III'IIW BEIWEEN OH OPPOSITE IWIO REPORl'S OET.IIUNG 1HE ITEMS Of WORK WHICH HAVE SEIN INSPECTED. A COPY OPHG 0P£11NG Of 1HE R£110111'& SIWJ. BE SENT TO 1HE OWNER. STRUCTURAL EHGINEER AND CIBC CALFllRIIIA IIUI.DING CODE OPP OPPOSITE C0N111AC10R FOR RMW. CJ COHS1RUCI10N JOIIIT 
smw, !NSp[C1Xll! p80GRt.ll a. COIItRI.IiE Plof PO'IIDER ACIUI.lm FASTtNERS 

ClG CfJIJIG PC P1[t[ 
1. CONCREIE ~ SP£I:IAL INSP£CTOR SHAU. oesai'IE PLACDIENT CONCRETE ctR CWR P1. PlATE 

INCUJDIIIG , I..ENGIH NID HEIGHT SPECif1ED ON DRAWINGS. CIIU CONCIIETE MASONRY UNIT PLY PL'tWOOD 
COL COl.UIIN PCF POUNDS P£R CU91C roar 2. ~ ~: SPECIII. INSPECTOR SHAU. OIISEM PIACEME!lf OF CONe CONCRETE P1.f POUNDS P£R UN£AR roar · NG Rm'R S!Z£, G1V«, SPACING, CWJWICES NID COHN COINCJ10N PSf POUNDS PER SQlWIE roar ~ Q 1HE CON(:RETE PlACEMEtiT OPERATlON. SPECIII. INSPECTOR CONT COH1NJOUS PSI POUNDS P£11 SQlWIE INCH OllSDM li"T R£1NFORaiNO IS FRE£ OF DIRT, MUD OR OlliER II'.TERW.S CP COWPI£T[ P£NEIRAT10N Vtt1J) pp PARTIAL PENE!RATIOH WBD PRIOR TO COHCR£iE PI.ICSIEN'I. 

PSI. PINUII STRNID WloiBER 
3. INSPEcnON AND TESI1NG Of NICHORS NID DOWElS: DBl. DOUBI.E PT PllESSURE TR£Am> 

A. SP£CIIL INSPECTOR SHAU. OBSERVE THAT DRIWD HOLES ARE FREE OF DUST DET DETAL 
AND 00111tS PRIOR TO PL..ICEIIENT OF NON-SHAIN!< GROUT OR EPOXY OF o.r. DOUOlAS f1R IIAD RADIUS ORIWD ANCIHORS NID DOWELS OR EXPANSION NICIHORS. CIA DIAIIEIER RDWD AEDWODO 

Dlo\G DIAGOIW. REINf RMORCING srm !JfS!CN C8f!£R!A DIM DIIIENSION REO'D REQUIRED 
1. 

!JfAO ~L~ 
DO DIITO RF ROOF 

AS CALCULAlm DWO DRAI¥INC 
DIIGS DRAYilNGS s SECIION MODUlUS 

2. lNE Lc.t.OS (11) ~ SI.OI'!NG 

~ 20 PSf ~REDUCI~ (E) EXISTlNO SE£ ARafiECTU!AL DRAWINGS 40 PSf REDUCIBIL EA 001 sco SE£ CM. DRAWINGS 
EB EXPANSION BOLT SCHm SCHEDU\£ 3. 

WIND ~ • LAt.IBOA 1m I ~lol'llfRS~ El. El!VATION SOSTS SElF DRIUJNG SElF TAPPING SCREW 
E'J EXPANSION JOINT Sill SIIIILAR PHET • l..oliii!OA KZT I PH O(COM ETS 4< CLADDING) 
EIISED EIIIEDMENT SEC SECI10N OCCIJPNIC'( '()AlEGOR'I' I 
EN EDGE NAIJNG Sf9C SNI FRANCISCO IIUlDING COD£ I~POIU~ FICTOR, 1 1.00 

~D SPEED r MPH EQ EQUAL SHT SHm 
ES E:ACH su SHT1l SII£ATHINC 
EW EICH WAY SloiO SE£ IIEtKINCAL DRAWINGS 4. SEISM~ - 50S I w fi I) '10• 0.01 w 
E-W EAST wm SloiS SI£ET IIE1'AL SCREW 
EXT EXIERlOR SOG SLAII ON GRADE 

~ ~= ~~ ~1 /.~~: - SOC E OR F ONLY lltiEN 51 >• 0.80 SPCO SPACING 
fDH FOUNDATION SPECS SPECIF1CAT10NS v • .108 w < ~ • 0.078 • rNU STRESS~ rr FHSifD FLOOR SP STRUCTIJIW. PLYMIOD ss - \.1!00 1 • 0.~ • 1.500 loll - 0.838 

50S • 1.000 501 • 0.55i I • 1.00 R • 8.5 F;" FMHD GRADE SPEN STRUCTIJIW. Pll'WOOO EDGE NAIUNG 
fLO FIJoNG[ SQ SQUIRE 

~ F\11 FlOOR sso SE£ SlTI\ICTURAL DRAWINGS 
FN F!lD NAIUNG SSit SIIOR1' S1.0TTED HOI£ 

Tl£ FOUNilo\IION O£SIGNS ARE BASED ON lHE REPORT "GEOTECHNICAL rn FACIE Of STAGG STAGGERED 
IN'IESIIGAT10N REPORT 2417 GREEN SIR£ET, SNI FRANCISCO, CAUFORH~· PREPAR£D F'OC FACIE Of CONCRETE STD STNIIWlD 
BY '1lMS CONSut.nNG, INC.", 1!.\lm APRIL 06, 2017, PROJECT 17-120101-02. FOS FACIE rtF S1UD STfNR smNER 

FRill) FIIAIH STL STm. 
1. AUDWAIILf FOUND.\TlON SOIL BEARING PRESSURE: FS F.IRSU ssn STNN!.ESS STEEL 

DEAD PLUS LNE 40DO PSf F.N. F1IISH SIJRf'ACIE S!RUCT STRUCTIJIW. 
TOTAL L.O.IDS (INCLUDING SEISMIC OR WIND) 5300 PSf Frn FOOTING SYiol SYIIIIETRICAL 

FT FEET 
2. LATERAL EARTH PRESSURES: Tl!l TOP AND BOTTOM 

ACTIVE 35 PCf GA GAUCE T.tG TONGUE AND~ 
AT REST 4S PCf GALV GALVANIZED THK THICK 
SEISMIC INCREMENT: IIASEIIENT WAll 47 PCf GB GRADE B£AII 1HRD THII!:ADED 
SEISIIIC INCREIIENT: RETAINING WALL 29 PCf Gl8 Gl.lJ£IHAIIINATED B£AII T.O. TOP OF 

TOC TOP Of CONCRETE 
IWJWAIILf UNIFORM PASSIVE: BEDROCK 2500 PSf HGR fWIG£R TOf TOP Of FOOTJjG 
.tWlWAIIl.E FRICTION COEFFlCIENT: CONCRETE 0.45 HOA!Z HORIZONTAL lOS TOP rtF srm 

HSB HICII SIR£NaTH BOLT TS TUBE:STm. :iW1...JIIW, HSS HOUDW S'IRIJCTURAL stCTION 1W THICKNESS Of WEB 
GENERAL NOTES I ~nON I LEGEND TYP T'r1'1CAl 51.0 I WOIIEIIT OF MJmA 

51.1 SPECIAL INSPEC!lON I T'fl'j()AL OETAII.S ICC IH!tRHATIONAL COD£ COUNCIL UNO UIUSS NOTED OTHERWISE 52.0 

r~ 10 INSIDE DWEIDI 
52.1 SITEPLNI If INS10E FACIE VERT 'mmCAI. 52.2 ~ P1M ~ SASDAOO P1.NI INT INmi10R IN 'IER!FY IN F1ElJ) 54.D LONCITUOIHAL S N) LONGITUDII'W. SECTION 
54.1 TRioNS'IERS£ S!:CilON ~(~) TAANSVEI!Sl: SECTIOH I (N) LNIDSCAPING SITE WALL JT JOINT W/ Yt1TH 

JST JOIST W/ttl Yt1THIN 
'1110 WITHOUT 

I<D KILN DRIED WD WOOD 
WF WIDE RANGE SECTIOH 

LB POUND ws WOOD SCREW 
LG LONG WP WORK POINT 
LLH l.ONG Lm HORIZONTAL WHS WBlJED IBDED STUOS 
LLV l.ONG l.£0 't!li11CAL WWF we.JlED WIRE FAIIII1C 
LS LAG SCREW 
LSH l.ONG SlDITED 1101.£ 
LSI. ~ SllWID UJII8[R 
L\t lJoiiiW]) 'IENml lWBER 
LWC LIGHT W9CIIT CONCitETE 

wm1 

~ INDICATES (E) CONCRETE WALl. 

~ INDICATES (N) CONCRETE WALL 

~ INDICATES EXCAVATlON SEQUENCE AND MAXIMUM W1DTH OF 
EXCAVAnON, SE£ GEOTECHNICAL INVESTIGA11DN REPORr 

l1lo•l• 
IIAX 



li£11£11&, 

I. N'PI.ICABI.£ COO£: CAIJFOfiNIA BU/UliNG COO£, 2018 EDil10N (CBC). 

2. THESE GENERAL NOTES APPLY EXCEPT WHER£ SPECIFICAU.Y SHOWN BY NOTES ON 
DRAWINGS AND/OR DETAILS. 

3. NOlES AND DETAILS ON DRAWINGS SHoiU. TN<E PR£cmEHCE OYER GENERAL NOTES 
AND TYPIColl DETAILS. 

4. THE CONJIW;[OR SIWJ. COIIPNIE SIRUCIURAL DRAWINGS WITH OAAWIHGS Of OTHER 
DISCIPUNES WITH RmRfJjCE TO IIA~. LAYOlll, Olll[!jSIQIIS AND EI.EVAllONS 
BEFORE STNmNG WORK, AND »« OISCIIEPANCIES SHALl II( R£I'ORliD TO THE 
ARCifiECT FOR DIRECilON. 

5. THE CONIRACfOR SIWJ. 'm!IFY AU. EXISTJNO GRNlES AND OIWEIISIO!lS AS SHOWN 
ON DRAWINGS. THE COII11VCTOR SIWJ. REPOI!l ANY VARIATION Ta\T Vo1U IIODIFY 
THE STRUCTIJRAI. Sl'SIDt OR »« STRIJC1UR.II. El.EioiENT TO 111£ STRUCTIJRAI. 
ENGIN£ER. 

8. NICHITEC1URN., MECHANICAL, PI.UIIBING, ElECTRICAL AND OTHER DRAWINGS SHOULD 
II( REFERRED TO REGARDING INFORIIATION FOR THE FOUOWING: 
A. fiNISHED FlOOR EI.EVATlONS, FlOOR D£PRESSION, OiliER CHANGlS IN 

EI.EVAllON, SlOPES, ORAl/IS, CURBS, PADS, CHAIIFERS, GRO<MS, INSERTS OR 
DIII(OOID IIDIS, AND OTHER ARCHfTECTIIRAL IIDIS. 

B. SIZE AND LOCATlON OF AU. ROOF AND FlOOR omi!NGS (EXCEPT AS SHOWN). 
C. SIZES AND LOCAllON Of AU. NON-BEARING PNmllON WAUS, AU. DOOR AND 

WINDOW OP!JjiHCS. 
0. ST.IIR FRAMING. HANGERS AND DETAilS (EXCEPT AS SHOWN). 
E. WATERPROOFING, ARE PROOfiNG ANO ' wATERSTOPS. 
F. PIPE RUNS SlEEVES, fWji)[RS, TROOtE:S, WNJ.. ROOF AND FlOOR 

OPENINGS. ~D OTHER WECIWIICAL llniS. 
G. El£CTRIC CONDUIT RUNS, BOlaS, 0111\!TS AND OTHER ElECTRICAL IIDIS. 
H. Sl2£. LOCATIONS AND DETAilS Of IIACHIHE OR EQUIPMENT ~liONS, 

IIASE:S AND ANCHOR.IG£. 
ANCit()fW;E AND BRN;ING FOR IIECHANICAI. ElECTRICAL. PLUMBING 
EQUIPMENT, ETC. 

7. DETAILS AND NOlES SHOWN IN THIS SET Of DRAWIHGS AND TITlfD 'lYPICAL" Nl£ 
TYPtCAL AND Stwl. N'PlY UNI.fSS OTHERWISE NOTtD. TYPICAl DETAILS REPRESENT 
THE GENERAL INTENT FOR AU. DETAIUNG NOT NOitD OR SHOWN IN SPEQFlC 
DETAilS OR ON PLANS. 

8. THE STRUCTURAl. DRAWI!IGS INDICATE PRIHaPAL COIISTR\JC110!I DETAilS BUT DO NOT 
IUUS'IIRATE EVERY CONDITION, DET.III.S Of CONSIRUCTlON NOT SI'ECtflCN.l.Y SHOWN 
SIWJ. II( OF THE SAlliE NAl\JRE AS SHOWN fOR S!MILAR CONDillONS OR TYPICAl 
DETAILS. 

9. FOR TYPIColl DETAILS SEE SHEETS 51.1 OF THESE DRAWINGS. 

10. DO NOT SCAlf STRUCTIJRAI. DRAWINGS, USE WRI1TEN DIMENSIONS. IF DIMENSIONS 
Nl£ OMITTED OR NOT ClEAR, CONTACT THE ARCHITECT. 

I . wtlY NOTES: 
A. IT IS 1HE CONTR.\CTOR'S ~LIT'r 10 COMI'I.Y WITH Tt£ PElliiiiEHT 

SECTIONS, N> ltlEY N'f't.Y TO THIS PROJECT, or THE "CCNSIT1UCI10H SlfETY 
ORDERS" ISSUED IIY THE STATE OF CII.JfORtill, LAlW EDJ110H. AND AU. 
~ REQUIREMENTS. · 

B. THE SlftUCTURAl ENOIHEf.R AND OWNER DO HOT ACCEPT fily RESPONSIIliiJIY 
FOI! Tit: CONTR.\CTOft'S FAILUfi£ TO COMPLY WITH THIS REQVIftDIENTS. 

2. SHOll£ OR llrw:f; lli\ISSES, fJEA.\IS, COWMNS, WAUS AS Rt:QUIRID TO IIAIHTAIH 
THE ST...SU: I!ITEGIUlY Of THE EXJSTlHU STR'JCI\IIIE PRIOR TO llEIIOUTION. IT IS 
1HE 00/jTAACfOR'S SOl£ RESPONSifiiiJIY TO Dt;S1t.;H ANO FIIQWl( COIIP£ItNT 
SHOftiNG AHD !IRACING FOR AU. L<Wls lllf'OS[D DUitiNO AHO filER OOIOlfl10N 
THROUGH COIIPlEllON Of NEW CONSIRUCTlON. 

J. AU. tliii£NSIONS C1YEH TO AND Of THE DQSTINO STRUCTURf II.~E APPROXIMATE. 
I'I:RifY BY fiELD IIEASUR~ 111!: OIIIEIISION;i Of THE EXIS!liiG STRUCT\JRf. 
VMERE 11:1\J.'J. COND!TlONS OE'MTE fflOII fHt DETNLS SHOWN ON lH( DRAWIHGS, 
t/OTIFY 1H!: STRVC!UIW. £HGIKEER FOR IHSIRliCTKlNS PRIOR TO PROCEEOIHG WnH 
WORK. 

4. DDIOUflON AHD RDWVAL Of EXISflNG CONSfRUCJlON SHAU. BE MADE IN SUCH A 
IIAHNER AS TO AYOIO Oft MINIII!l£ IWWI£ TO ADJN;fNf CONSTRVCllON. 

5. EXTENT OF DEIIOUilON IS TO II( AS INDICATED ON PLANS, 5EC110NS AND DETNLS. 
DEWOUTlON IS TO INCLUDE REMOVAL AHD DIS~ CONSTRUCTlON. 

HA1N!OOtJS I!AJERW S ON S!l£ 

~ 
1. CONCRETE SHAU. DEVElOP THE FOL.LDWING MINIMUM COMPRfSSI'IE SITIENIITH AT 28 

DAYS:~ PSI 

2 SlUMP SIWJ. Ill: NOT I£SS 1HriN 2" AND liOT MORE 1Hr1N 4 '. 

J, CONCRETE SHALL II( PI.J.C£l) IH A COHI'I~UOUS OI'ERATiON UNTIL. THE SECilON IS 
COMPLm Bf;rwEEH l'flEDF:rERIII~ COtiS1R\ICTION JOINTS. CONCRETE SIWJ. BE 
Of A CONSISTENCY TO· PER11fT I'\ACIHO I!WIIATELY AAOUND RDNFORCIH<l iiRS ANO 
AGNHST FORMS. 

4. EXPOSED SURFICES Of CONCRETE SHALL UE KEPT h!QIST OR CURED BY PROTECTIVE 
COVERINGS APPUID 1H ACCOR!WlCE WITH WrNUFACTURfR'S SPECIFICATlONS. 

11. DIIIENSION LINES ON STRUCTURAl DRAWINGS ARE TO CENTER UNES Of El.EioiENTS, FORIIS SHAU. BE TKliiT, CLfNi ANO W£mi) BEfORE PLAI.'ING CONCREl£. 
UNI.£SS OTHERWISE NOTED. 

12. NO PIPES OR SI£EVES SHALl PASS THROUGH STRUCTURAL MEMBERS Wll1iOIIT THE 
N'f'R(NAl OF !liE STRUCIURAl ENGIN£IR UIUSS SHOWH OH STR\JCTI.IRAI. 
DRAliiNGS. 

1 J. OPENINGS REQUIRED BUT NOT SHOWN ON THE SIRUCTURAL DRAWINGS Stwl. II( 
SUIIIIITTID TO THE ARCHITECT AND ENGINEER FOR APPRfNAl II(FORE THEY Nl£ 
CONSTRIJCTID. 

14. THE CONTRACT STRUCTURAL DRAWINGS AND SPEaf!CATlONS REPRESENT THE f!HISHED 
STRVC!URE. THEY DO NOT INOICAlt THE IIEIHOD Of CONSIRUCIION. 

15. 1HE CONTRACTOR IS RESPONSIIII.£ FOR PROWliHG AU. NECfSSN!Y PRO't'lSIONS FOI! 
CONSTRUCT10N ACCESS AND METHODS Of CONSTRUCTION. THE G£NERAL 
CONJIW;[OR SHAU. COORDINATE REQUIREMENTS FOR ACCESS OPENINGS, RAMPS, 
CRANE SUPPORTS, AND »« OTHER CONSTRUCT10N IIDIS OR llE'IICES WITH 
SIJ8CONJIW;[OR(S) AND THE EHGIHEER. 

16. THE CONTRACTOR SHAU. PROYIDE AU. II~ NEa:SSN!Y TO PROTECT THE 
SIRUCTURE DORIHO CONSTRUCTION. ~ IIE'ASURE:S SHAU. INCLUDE. BUr NOT II( 
lJII/T£D TO, BfW:j)jG, SllOR!NG, GUYING OR OiliER TEIIPORNIY SOPPORT TO ENSURE 
CORRECT AND ACCURATE STRUCTURE GEOMETRY. 

17. ADEQUAlt TEMPORARY BRACING AND SHORING SHAU. BE PRO't'IDED TO f'RE'o{NT 
OVERSTRESS Of THE STRUCTURE DUE TO SUPPORT Of CONSTRUCTION IIA~. 
ERECIION EQUIPMENT AND ANY OTHER ERECllON lONlS. IF REQUIRED, THE 
CONJIW;[OR SHAU. PRO't'IDE SHORING AND/OR UNDERP1NNING IF REQUIRID OF 
EXISTING FOOTlNGS ON THE ADJACOif OR SUU:CT PROPERTY. 

18. WAllS SHALl II( ADEQUATELY BRACED DURIHO CONSTRUCTION UNTil. WAU. DESIGN 
SIRENGIHS HI.VE BEEN ATTAINED AND AU. PERIIANOO' SIJPI'ORfS ARE IN PLACE. 

19. UNlfSS SPECif!CAU.Y N'PRCNID BY THE ENGINEER IN WRITIHG, BICI<f!ll SHALl NOT 
BE PLACED N.lNNST WAllS UNTil. WN,.L. DESIGN S'IREHGfH HAS BEEN ATTNNED AND 
AU. PERIIANOO SUPPORTS Nl£ IN Pi.JCE. 

20. !liE CONTR.ICfOR SHAU. BE EXPECTED TO BE THORiiUGHI.Y FAIIILWI WITH Til£ 
8UUliNG S!IE CONDITIONS, GfWlES, ORAWIHGS AND SPECflCAllONS, IIATERIAL 
OElJIIER'( FIDUTIE:S AND AU. OlllER IIATTERS AND COIIIlfiiOHS wHlcH IIAY AFf£cr 
THE OPERAllON AND COili'\.ETION Of WORk. THE C0111RACTOR SIWJ. ASSUII£ AU. 
R1S1<S CONCERNED WITH 1HE AFORBIOOK!NED SlTUAllONS, AClM11ES AND/OR 
OPERAOONS. 

21. THE CONTRACTOR SHAU. LOCAl[ AND PROTECT AU. EXISilHG UllliTY LINES AND 
CONHE:CTIONS IHCUJDING SEWEll, WATER, OAS, AND El.ECTR!C SEIMCES BEFORE AND 
DOmiiG HIS WORK. 

22. THE CONTRACTOR SHALl. CNI£fi.IL1 Y EXCAVAlt (POTHO!!) TO VISUAU.Y VERIFY 
Cl£.W,NCE FRO~ All U1lLli1ES AND SHALl. PROTECT UT1lil)£S FROM tWill AS 
REilUIRED TO PRMliT DAIIAGt AllO TO IIAIIIT~ 1H£IR USE. CONSULT 1HE 
ENGIIifiR IF UJlUfY UHES, P1PIJIC OR OTHER El.EioiENTS CONF\JC'nHG WJlH THE 
WORK ARE EHCOUNTERED. 

23. THE CONTRACTOR SIWJ. TAKE PREl:AUTJ()II.I.R ~EASURES 10 E!ISURE Ta\T AU. 
PROPERTY IS I'ROTECTED DURING COIISTRIJCllOH, ANY OAM.IOOl OR CHANGED 
CONOOlO!jS SIWJ. II( REP.-IIRED ANO RE:STORfD TO THE PRE-coNslR~ 
COHilfTIONS. THE CONTRACTOR SHAU. REPAIR ANY D.IMNlE AT HlS/HEI! OWN 
EXPEl&. 

24. THE CONTRACTOR SHALl. ASS1.111£ SOL£ /1110 C0MPU:TE RtSPOtiSIBIIJIY FOR 1HE JOil 
SITe CONOfl10NS OURINC THE COOIISE OF CONSTRUC110N Of Tl11S PROJECT, 
IHClWING THE SlfE1Y Of AU. TH£ P£RSONHEL NlD PROPERTY. THIS REM!DIENT 
SIWJ. APPLY COHIIIUOUSI.Y AND SHoiU. "" BE UIIITED TO NORIIAL WORI<ING 
HOURS. 

6. AU. DEFECl1VE WOftll 51'.\U. BE REPNREil flY THE corrnw:rOR ~ SI'ECIFI£D. 

I. 

IWNfDRCEI!ENT· 

REINFORCING STW; 
f4 AHD 5IWUR BARS 
f5 AND LARGER BARS 
WElDED WIRf FABRIC 
TIE WIRES 

2. REINFORCING BARS AND WELDED WIRE fAIIRIC 5IWJ. 8£ FREE FROM lDDSE RUST 
OR »« OTHER OO'IllNG WI1ICH WILl DESTROY OR REDUCE BOND. 

J. REINFORCING iiRS 5IWJ. HOT BE llEHT OR STRMlHl£Nfl) IN A IIAHHfR WHICH 
WILL INJURE !liE IIATERIIL, ANI! SHAU. II( ACCURATUY PLACID ~D POSITMl.Y 
SECURED. 

4. THE CWR DISTANCI: BEIWEIH P.w.u..El BARS IN A LAYER SHAU. NOT BE L£SS 
TfWj 1-1/2 TIMES THE NOMINAL DIAMETER Of THE BARS, OR H/J TIII£S THE 
IIAXIIIUM SIZE AGGREG.\TE, NOR I£SS TfWj 1-1/2'. 

~. UNLESS OTHERW15E NOTED, LAP SPUCES Of BOTTOM fOOTING BARS SHAU. BE 
STAGGERED AT LEAST 5' -0" MINIIIUM FROM LAPS IN OTHER BOTTOM FOOTING i\RS. 
ST~R LAP SPLICES Of TOP FOOTING BARS SIWAALY. 

6. WHEN LAP SPUCING BARS REINFtiRcaiEHT BARS OF DIFFERENI SIZES, USE THE 
LARGEST BAR LAP SPLICE LmGTH. . 

7. UN\£SS OlliERwtSE NOTtD, CONCRETE COVEIWIE Of REINfORCING iiRS SHAU. BE 
AS FOLLOW: 

3" WHERE CONCRETE IS DEPOSITED DIRECTLY AG.\IHST fAATH EXCEPT 
SIAIIS-ON-lljWIE 

2" Wi1EAE COHCRET£ IS EXPOSIJ) TO EN!IH, BUr D£I'OSifiD IN FORMS 
1-1 (2" FOR llCNriS, COUIMNS ,t,NO EXTERIOR SURfACfS 
3/4 FOR UlltlllOR SVBS, JOISTS AND WAUS 

~. SUBIII( REINFORaNG STW. 5HOP DRAWINGS fOR REVIEW PRIOR TO FAIIRICATlON 
AND PLACING 'OF RDH~NG STEEL. 



NO UNDERPINNING 

~ 
1. <WH~F: EXCAVATION SHORING IS NECESSAAV, A SHORING PERUIT ~ BE 

PIWV!bE!i ~D APPROVED B'f THE DEPMTNENT OF BUILDING INSPECTION 
~OR T0 fXCr'VATIO~. NOTIFY .ADJOINING PROPERTY OWNER IN WRffiNG 
OF" AAOP0$1 EX~VAT10N IS REQUIRED 8Y LAW, SECfiON 832 CML 
CODE, Sl1ilt OF OAUFORNll ALL SHORING TO BE SUPERVISffi B'f 
REGISTERED EtlGINEER INCLUDING SEQUENCE OF OPF:RAT10N. 

DATE 05/05/2017 

SCALE 1/4"=1'-0" 
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JOB 2017.501.00 
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City and County of San Francisco 
Department of Building Inspection 

Edwin M. Lee, Mayor 
Tom C. Hui, S.E., C.B.O., Director 

NO. S-05 

DATE 

CATEGORY 

SUBJECT 

PURPOSE 

REFERENCE 

DISCUSSION 

INFORMATION SHEET 

May 20, 2015 

Structural 

Geotechnical Report Requirements 

The purpose of this Information Sheet is to establish the permit work scope 
which will require the submittal of a geotechnical report. 

San Francisco Building Code (SFBC) 
State of California Department of Conservation Division of Mines and Geology 

(CDMG) Seismic Hazard Zones Map for San Francisco, released 
November 17, 2000. [Note: Map is posted near 1660 Mission St. 2nd Floor 
Counter. "Liquefaction zones" are colored "Green," or Seismic Hazard Zones 
Map Indices listing property street addresses and/or blocks and lots which 
are in the potential landslide and liquefaction zones (see Attachments 1 &2)] 

- Figure 4 of the San Francisco Seismic Safety Investigation report prepared by 
URS/John A. Blume & Associates, Engineers, June 1974. (Note: Map is 
posted near 1660 Mission St. 2nd Floor Counter. "Landslide Hazard Areas" 
are colored "Red") 

(A) Permit requiring geotechnical report 

The following permit application submittal will require a geotechnical report: 

1. New Building (with the exception of one-story storage or utility occupancy, including storage shed 
and garage) 

2. Horizontal Additions if the footprint area increases more than 50% of the existing square footage 

3. Horizontal and Vertical Additions increase more than 1000 square feet of projected roof area within 
the Landslide Hazard Areas (see Reference) per SFBC Section 1 06A.4.1.4.3 and per SFBC 
Section 1 06A.4.1.4.4. 

[See SECTION (C) page 3) 
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INFORMATION SHEET 

4. Any of the following grading (per SFBC Section J104.3): 
a) Cut section is greater than 10 feet in vertical height. 
b) Cut slope is steeper than 2 horizontal to 1 vertical. 
c) The tops of cut banks are separated from any structure or major improvement by a 

distance, measured horizontally, less than the height of the bank. 
d) More than 5000 cubic yards are involved in grading. 

S-05 

e) Grading performed at a site located within Earthquake Fault Zones, Seismic Hazard 
Zones, Landslide Zones (see Attachment 1 ), or Liquefaction Zones (see Attachment 2) as 
shown in the most recently published maps from California Geological Survey. 

5. Slope of fill is steeper than two units horizontal to one unit vertical (50 percent slope) specified per 
SFBC Section J107.6, or deviate from the stipulated provisions in SFBC Section J107 Fills. 

6. Any footings on/or adjacent to slopes steeper than one unit vertical in three units horizontal without 
clearances as indicated per SFBC Section 1808.7 and Figure 1808.7 .1. 

7. The design soil lateral loads are less than the minimum design requirements specified in 
Section 1610 Soil Lateral Loads. 

8. The design load bearing value used exceeds values stipulated for Class 4 or 5 soil materials in 
SFBC Table 1806.2 Presumptive Load-Bearing Values. 

9. Special foundation including but not limited to piles, piers, base isolation and any design not 
covered by code, excluding piers supporting a fence, sign or isolated post. 

10. As required per Building Code: 
a) Expansive soil per SFBC Section 1803.5.3. 
b) Drainage system as an alternative to the requirements per SFBC Section J109 Drainage 

and Terracing. 
c) Water Table per SFBC Section 1803.5.4 to determine whether the existing ground-water 

table is above or within 5 feet below the elevation of the lowest floor level where such floor 
is located below the finished ground level adjacent to the foundation, unless waterproofing 
is provided in accordance with SFBC Section 1805. 

d) Ground improvement, including soil mix grouting and chemical soil grouting. 
e) Where shallow foundations will bear on controlled low-strength material (CLSM), a 

geotechnical investigation shall be conducted per SFBC Section 1803.5.9 Controlled low
strength material. 

f) Where geological investigation is deemed necessary per SFBC Section 1803 Geotechnical 
Investigations. 

11. Permit scope subject to mandatory structural advisory review under SFBC Section 1 06A.4.1.2 
Edge hill Slope Protection Area, Section 1 06A.4.1. 3 Northwest Mt. Sutro Slope Protection Area. 

12. All structures utilizing Modal Response Spectrum Analysis in accordance with ASCE 7-10 
Section 12.9 Modal Response Spectrum Analysis. 
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(B) Submittal requirements for geotechnical report (if required) 

GEOTECHNICAL: 

1. Provide original letter wet signed by geotechnical consultant, who is a licensed civil or geotechnical 
engineer, stating that they have reviewed and approved final structural plans. 
{Note: In addition to the licensed geotechnical or civil engineer, a licensed geologist is also 
required for properties subject to the Slope Protection Act [See SECTION (C) BELOW]}. 

2. Provide two (2) sets of original geotechnical reports and one (1) CD-ROM: 
SOILS REPORTS: Effective November 1, 2011, OBI will no longer accept soils reports solely in 
"hard" copy format. Two (2) "hard" copies and one (1) copy on a CD-ROM in Adobe 'PDF' format 
are required. After OBI review, one "hard" copy will be returned to the applicant with a 'Received' 
stamp. OBI will retain its copy, and the CD-ROM will be sent to the State Department of 
Conservation, as required by state law. 

3. Geotechnical report shall be in accordance with SFBC Section 1803.2 through Section 1803.6 and 
Section J104.3. 

4. Civil engineers experienced in geotechnical engineering are authorized to practice geotechnical 
engineering. This includes preparing or reviewing soils reports. 

(C) Projects subject to the Slope Protection Act (SFBC Section 106A.4.1.4) 

Scope. Properties are subject to these requirements where any portion of the property lies within the areas of 
"Earthquake-Induced Landslide" in the Seismic Hazard Zone Map, released by California Department of 
Conservation, Division of Mines and Geology, dated November 17, 2000 (see Attachment 1), or amendments 
thereto; or within the "Landslide Hazard Areas" mapped as "Landslide Locations" in Figure 4 of the San 
Francisco Seismic Safety Investigation report prepared by URS/John A. Blume & Associates, Engineers, June 
1974; or any successor map thereto. (see Reference) 

Sites that are deemed stable by the geologist and where the geologist has mapped the site underlain by 
bedrock at depth shallower than the proposed depth of excavation are not required to be explored to depths 
specified in Section 1803.5.6. 

Proposed construction work that is subject to these requirements includes the construction of new buildings or 
structures having over 1000 square feet of new projected roof area, and horizontal or vertical additions having 
over 1000 square feet projected roof area of newly constructed addition. In addition, these requirements shall 
apply to the following activity or activities, if determined by the plan reviewer that the proposed work may have 
a substantial impact on the slope stability of any property, such as: shoring, underpinning, excavation or 
retaining wall work; grading, including excavation or fill, of over fifty (50) cubic yards of earth materials; or any 
other construction activity. Such determination by plan reviewer shall be verified by supervisor or manager. 

If required as above, permit applications submitted to the Department of Building Inspection for construction 
shall include report(s) prepared and signed by both a licensed geologist and a licensed geotechnical or civil 
engineer identifying areas of potential slope instability, defining potential risks of development due to geological 
and geotechnical factors, and drawing conclusions and making recommendations regarding the proposed 
development. These reports shall undergo design review by a licensed geotechnical or civil engineer. Such 
design review shall verify that appropriate geological and geotechnical issues have been considered and that 
appropriate slope instability mitigation strategies, including drainage plans if required, have been proposed. 
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Procedure to request for Structural Advisory Committee (SAC). After reviewing all submitted 
information pursuant to Section 1 06A.4.1.4.4, the plan reviewer may request that the permit application be 
subject to review by a Structural Advisory Committee (SAC), as defined by Building Code Section 1 05A.6. 
Such request will be reviewed by Supervisor or Manager and needs to be approved by Deputy Director. 

Site Permit Processing. For projects that may be subject to the Slope Protection Act, plan reviewer 
should request design professional to stipulate on plan the acknowledgement that: Addendum plan review 
may determine the project is subjecting to compliance with the Slope Protection Act that requires submittal 
of Geological and Geotechnical report(s) per SFBC Section 1 06A.4.1.4.4. Two (2) hard copies and one (1) 
CD_ROM of the report(s) shall be submitted to OBI upon request, prior to issuance of the structural or 
foundation addenda. 

Tom C. Hui, S.E., C.B.O. 
Director 
Department of Building Inspection 

Attachments: Seismic Hazard Zones Map Indices 
1. Addresses in LANDSLIDE ZONES 

www.sfdbi.org/IS SOS Addresses Landslide Zones Attachment01 
2. Addresses in LIQUEFACTION ZONES 

www.sfdbi.org/JS SOS Addresses Liquefaction Zones Attachment02 

This Information Sheet is subject to modification at any time. For the most current version, visit 
our website at http://www.sfdbi.org 
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Board of Supervisors RE: Coxhead House, CEQA Historic Resource: 12/30/17 Page 2 of 2 

The building is a unique solution for a house on a typical narrow lot in San Francisco's Pacific Heights 
and Cow Hollow. It is urban in character in the front and a relaxed freestanding house in the country 
at the rear. The entry portico and staircase that join the building with the street leads one to a classical 
style front door that provides an articulated entry into the residence. Architectural historians have 
written about this specific design feature and how it brought European design to the San Francisco Bay 
Area. The building is so significant to American architecture that the seminal book on this subject lists 
two houses by architects (Frank Lloyd Wright and Ernest Albert Coxhead) that were designed and 
built for themselves. 

The nomination papers have extensive photographic coverage of the exterior of the house including 
drone imagery ofthe environment surrounding the 2417 project. The Coxhead house is threatened by 
the contiguous development and the developers have questioned the historic value of the Coxhead 
House even though it is officially historic. As the nomination papers do not have copies of the unusual 
published coverage ofthe house due to copyright, I am attaching copies of the chapters from the major 
books that prominantly cover the Coxhead House, as well as the letter of support by San Francisco's 
congresswoman and my letter with resume to the owner, who has allowed the nomination, as follows: 

1. "Shingle Style - Innovation and Tradition in American Architecture 187 4 to 1982", 
author Leland Roth, photograher Bret Morgan, Norfleet Abrams 1999. 

2. "Bay Area Style- Houses of the San Francisco Bay Region, author David Weingarten, 
photographer Alan Weintraub, Rizzoli 2004. 

3. "On the Edge ofthe World- Four Architects in San Francisco at the Tum ofthe 
Century", author Richard Longstreth, MIT Press 1983. 

4. Letter from Rep. Nancy Pelosi to California Office of Historic Preservation, 2017. 

5. Letter with resume from Carol Karp AlA to owner of the Coxhead House, 2017. 

According to the architectural drawings submitted to the City by the developer of2417 Green, the project 
increases the existing envelope of the building which will obliterate views to and from 2421 Green which 
will profoundly affect the historic nature of the building. According to the engineering drawings submitted 
to the City by the developer of2417 Green Street, the project has no provisions for protecting the 125 year 
old historic brick foundations, that survived the 1906 Earthquake intact, from damage from loss of lateral 
and subjacent support due to the planned excavations. There is no survey or geotechnical investigation or 
any provisions to protect the historic resource. The project is certainly not entitled to a CEQA Categorical 
Exemption and an Enviommental Impart Report should be prepared under CEQA regulations. 

Yours truly, 

Carol L. Karp 

Carol L. Karp Architect A. I.A. 
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FRANK LLOYD WRIGHT 
HOME AND STUDIO 

The living room, inglenook, and hallway are 
broadly connected yet individuated spaces. 

OPPOSITE: Perhaps the ultimate expression 
of the dominant front gable first seen in 
Richardson's Watts Sherman house. 
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Oak Park, fllinois, 1889-1914 

"\,l;"ncent Scully's now-classic study, The Shingle Style: Architectural 

T1uory and Design from Richardson to the Origins of Wright, concludes with a 

discussion of Frank Lloyd Wright. It gives Wright's house in Oak Park a place 

of honor, marking the end of the inventive freedom of the 1870s and r88os 

and at the same time announcing the beginning of what would become 

Wright's Prairie Houses in the early twentieth century. 

Wright says nothing in his Autobiography about any consideration of 

Japanese art or architecture in the office of his first employer,Joseph Lyman 

Silsbee, which Wright entered during 1887. Silsbee, however, was the close 

boyhood friend and later brother-in-law of Ernest Fennelosa, who was then 

becoming the foremost American authority on Japanese art and culture. 

Regardless of the origins of the Japanese influence, clearly Wright was 

inspired, for in his own house he opened up the rooms to one another, like 

a Japanese house with the sliding screens pushed back, and he employed a 

continuous upper molding, running around each room, like the Japanese 

kamoi rail, linking the rooms together. 

The most obvious influence on Wright was the East Coast Shingle Style, 

then being introduced in Chicago by Silsbee, a recent transplant from Syracuse 

and Buffalo, N e~ York. Silsbee's houses of this period were largely Shingle 

Style designs, similar to those of eastern architects John Calvin Stevens, 

McKim, Mead & White, and Lamb & Rich. Silsbee came to the attention 

of developer J. L. Cochran, who was about to lay out a model suburban 

community to be called Edgewood, about six miles north of the heart of 

Chicago. In 1887 he engaged Silsbee to design the houses for this community. 

Wright,just months in Silsbee's employ, executed a perspective drawing of 

Cochran's own house from Silsbee's design. Like Bruce Price's houses for 

Pierre Lorillard in the New York suburb Tuxedo Park, the Edgewood houses 

were to be relatively small and compact. As in the case of Price, Silsbee was 

inspired to devise simple dramatic forms in which large dramatic triangular 

gables predominated. 

Wright was aware, too, of the boldly triangular shingled houses being built 

in Austin, a new suburb just west of Chicago and immediately east of Oak 

Park, where he lived. Rare photographs survive of the earliest buildings 





vVr~r:lll achieved a llllique synthesis <?f the classical and oriental ir!flllenccs that pervaded Shingle Style dcsigll . 
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there-boldly massed broad-gabled shingled designs by Frederick Schock 

(fig. 26). A brief mention of Schock in Wright's Autobiography suggests that 

Wright knew these buildings as well. But the most obvious models for 

Wright's house in Oak Park were Price's shingled houses at Tuxedo Park 

(fig. 4). Their simple design program encouraged bold, simple, dramatic 

forms composed of large triangular gables with long sweeping roof lines. 

One of these houses in particular seems to have been the inspiration for 

Wright's design: the Chandler house. Its dramatic gable appeared as a linear 

photoengraving, together with a plan, in Building (September r886). 

The changes that Wright made in moving beyond his apparent models 

anticipate the direction his work would take in the next two decades. As Neil 

Levine notes in writing about Wright's dramatically abstract Oak Park house, 

it is the "projection of an image" of what a house could be, at once familiar 

and yet strikingly simple, and outside the limits proscribed by conventional 

types. Indeed, Wright comments in the Autobiography that his neighbors 

were perplexed and asked if the design "were Seaside or Colonial." 

Wright's first significant innovation was placing his house not on a light 

framed porch but on a solid elevated terrace, enclosed by a continuous 

masonry wall and gained by broad low stone stairs, making a far stronger 

connection to the earth. Wright used continuous surfaces of shingles 

throughout, on both the walls and long roof planes. He also enlarged and 

abstracted Price's near-Palladian window, making it a broad strip of windows 

illuminating his studio. The great overhang of the front gable portends the 

extended cantilevers of the eaves of Wright's subsequent Prairie Houses. 

Wright's plan was a pinwheel of spaces arranged around a small central 

hearth sheltered within a diminutive inglenook. The round-arched fireplace, 

with its long tapered brick voussoirs, speaks of Wright's admiration for 

Richardson and Louis Sullivan. In the four corners of the living room ceiling, 

electric lighting fixtures are integrated into square-paneled flourishes of 

foliate ornament, recalling the similarly integrated ornament and lighting 

used by Sullivan in his Auditorium theater. The staircase in the adjoining 

entry stair-hall, incorporating a built-in seat and rising in gentle stages with 

many landings, exemplifies the Queen Anne house. And in the stair-hall, 

placed over the upper molding, is a continuous plaster frieze, a miniature 

near-replica of the imposing high relief sculpture of the great Altar of Zeus 

of Pergamon, whose classical reference is reinforced by the denticulated 

cornice in the living room. 

What began as a compact cottage house was modified repeatedly by 

Wright to accommodate his family, and then to house his office and studio, 

so that its original simplicity has been somewhat obscured. Nonetheless, the 

dramatic west facade gable and the interconnected extruded spaces within 

still herald Wright's incipient early modernism. 
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ERNEST COXHEAD'S 
HOUSE 

San Francisco) California) 1893 

Achitecture "on the edge of the world" was what architectural 

historian Richard Longstreth called the work of several highly imaginative 

architects who moved to San Francisco at the turn of the last century. Almost 

at once that city was blessed with the inventive genius of five remarkable 

designers-Ernest Coxhead, Willis Polk, Bernard Maybeck, A. C. Schwein

furth, and A. Page Brown. All came from the East. Maybeck had worked in 

New York City in the office of Carrere & Hastings; and Brown for McKim, 

Mead & White. 

11ze fireplace at the rear of the long gallery. 

Ernest Coxhead, however, came from much farther east. Born in r863 in 

Eastbourne, Sussex, England, Coxhead had studied under an engineer and 

then at the Royal Academy and the Architectural Association in London. 

Thanks to his work and education Coxhead possessed a solid grounding in 

classical design, with its emphasis on clear expression of the building program 

and its emphasis on proportions, as well as a sound introduction to English 

medieval architecture, with its attention to detail. He was involved in the 

restoration of several centuries-old churches and seems to have developed 

some associations with the young leaders of the English Arts and Crafts 

movement in London. In r 886 he and his brother, Almeric, left Great Britain 

and headed west, crossing the American continent and settling first in Los 

Angeles, Californ·ia. Why he made so decisive and dramatic a break from 

family and country may never be known, but he may have been given 

encouragement by the Episcopal Diocese in California. Between r887 and 

1898 he and Almeric, who managed their practice, designed most of southern 

California's new Episcopal churches and enjoyed a field of action far greater 

than would have been afforded them in England. 

OPPOSITE: Windingfi(rthts of steps lead 
to tire front door. 
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While in England Coxhead had been introduced to the American Shingle 

Style. Longstreth notes that a major exhibition of such American work was 

mounted by the Royal Institute of British Architects shortly before Coxhead 

left. One of Coxhead's early churches, All Saints in Pasadena, 1888-89, 

employed a fusion of English Arts and Crafts with the rounded, biomorphic 

forms made possible by shingle work. Other churches followed, but the 

building boom in Los Angeles ended in about r889 as Coxhead was given 

commissions for three new Episcopal churches in the San Fransicso Bay area. 





ABOVE: Eschewing symmetry and formality, 
Cox/read made his living room a collage cif 
cozy comers. 
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His first project in San Francisco, and perhaps his masterwork in church 

design, was the massive Church of St.John the Evangelist, 1890-91 (fig. 28). 

It was dynamited to prevent the spread of fire following the earthquake of 

1906. Indebted to Richardson, it was based on a compact Greek cross plan 

but had a center dome capped by a broad squat square shingle-covered 

tower, vented by deep louvers that ran in continuous bands around the base 

of the pyramidal roof. The shingled roof surface also wrapped over the gable 

ends, fusing with the wall surfaces in a unique organic way. Although his 

other major urban churches were of masonry, Coxhead's smaller parish 

churches exploited shingles, which seemed to flow over the building surface, 

around corners, up and over doors and windows, and over gable ends, 

merging wall and roof into one plastic envelope. 

By 1891 the Coxhead partnership began to receive commissions for small 

houses in San Francisco, such as that for James McGauley on Pacific Heights. 

For these Coxhead continued to use wood frame construction, and in the 

McGauley house he used an exposed half-timber frame, interrupted by a 



At the rear ~f the lo11g gallery. 

broad brick chimney mass, and a tall , steep roof that prompted Longstreth to 

call the house a "transplanted English cottage." By 1893 Coxhead's house 

designs had become more abstracted, their geometric shapes emphasized by 

continuous coverings of shingles over the \Valls and roofs. Windows were 

grouped and placed strongly off-center at what appear to be odd locations 

but which actually refl ect the pragmatic arrangements of the interiors. In 

some instances, the unusual character of these houses was dramatized by 

curiously overscaled details. Certainly, a contributing factor in Coxhead's 

distinctive \Vork were the steeply pitched building sites he worked on, as in 

Pacific Heights, for the front facades of the houses would automatically be 

thrown off center by the incline of the street. 

In I891-92, adjacent to the McGauley house , Coxhead designed an 

extremely long and narrow house for himself and his brother. The narrow 

street facade, rising four stories, becomes almost a tower, while the entry side 

(reached by steps and a tunnel-like passage through the base retaining wall), 

stretches almost 94 feet, with the steep roof plane pulled deliberately low to 
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ABOVE: With the door closed, this corner 

of the bedroom becomes an intimate sitting 

area. 

OPPOSITE: Tire tiny staircase demonstrates 

Coxhead's skill in turnittg the exigencies rf 
a narrow lot to picturesque advantage. 
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emphasize its horizontal extension. The narrow site gave rise to some unusual 

innovations, such. as a long entrance corridor that Coxhead broadened a bit 

to evoke memories of an English long gallery. With two hearths introduced, 

this gallery divides itself into separate sitting areas. The rear area is especially 

pleasant. A bay window and French doors bring in abundant light even on 

gray, foggy days. At every turn the exigencies of the narrow site, and the low 

roof, are turned to advantage to produce unexpected nooks and cozy recesses. 

Dark wood, broadly and blockily detailed, dominates the interior spaces, 

further bringing down the scale. Although dark and encompassing, the 

rooms are opened up by broad window groupings, which once afforded 

panoramic views of San Francisco Bay. As neighboring buildings began to 

impinge on his views, Coxhead moved away, but his rustic aerie survives, an 

enchanted little world of domestic delight. 
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Ernest Coxhead Coxhead House San Francisco 1893 

Though less rustic (and spooky) 

than his friend Willis Polk's 

place, Ernest Coxhead's nearly 

contemporaneous Pac1fic Heights 

dwelling is similarly eccentric. 

The end of this house overhangs 

a tall concrete wall and, like 

Polk's, is a large, shingled bay 

with a steeply sloping pitched 

roof. A corner window without 

precedent (or sequel for that 

matter) is this street facades 

most diverting feature 

The entire effect is of English 

Arts and Crafts without the 

stifling decorum. We can 

imagine how well this suited 

Coxhead, an Englishman 

transplanted to California. 

It is the path through the house , 

though, wide and narrow, 

careering along the edges of 

some rooms, and through the 

middle of others - a kind of 

dark ride of the early Bay Region 

style - that is the singular 

achievement here. The hist01ian 

john Beach, in Bay Area Houses, 

describes it this way, "It is as 

if the house had been trimmed 

away, leaving only the 

circulation space. Then a step 

here and a landing there are 

extruded horizontally, expanded 

from a small space to a larger. 

By this curious process the stair 

sequence ceases to be simply 

an element of a larger building, 

but is transformed into the 

building itself." • 

OPPOSITE Street facade with 

shingled bay overhanging rough 

stucco wall. 

ABOVE LEFT Path to front door 

ABOVE RIGHT Garden facade. 
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OPPOSITE 

Living room with large redwood 

flreplace surround, partially 

hidden high window to its right, 

and carefully finished redwood 

beam ceiling 

ABOVE LEFT 

Large flreplace by the front door 

opens to wide hall. 

ABOVE RIGHT 

Long redwood gallery leading from 

foyer to rear garden. 

ERNEST COXHEAD 31 



ABOVE LE:r=T 

Dining room looking into 

conservatory-like gallery 

32 9 A Y A R ~f. STY~ :: 

ABOVE MIDDLE 

Bedroom with exposed beams 

is open to the steep gable of the 

roof 

ABOVE RIGHT 

Hall opens to two-story redwood 

stairwell Mysterious stair to third 

floor spills into hall 

OPPOSITE 

Dining room with 13rge windows to 

the garden and buiit -in redwood 

cabinets. 
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ON THE EDGE OF THE WORLD 

Coxhead began to receive commissions for small houses in 
Pacific Heights at about the time of Polk's first work on Russian Hill. 
Coxhead's earliest designs, such as that for friend James McGauley 
(1891), adhere to the prevailing pattern in their use of suburban imag
ery. McGauley's house is, in effect, a transplanted English cottage . 
By 1893 an important shift occurred in Coxhead's approach, evident 
in the adjacent residence built for himself and Almeric (Fig. 73). Like 
the Williams-Polk house, it exploits a difficult site to achieve a dramatic 
effect. The design is also a more sophisticated interpretation of English 
precedents than was McGauley's. The narrow street frontage is accen
tuated by a towerlike facade that has a taut, abstract quality. The bands 
of little windows set flush against the surface were probably inspired 
by recent London work of Shaw and others . However, the composition 
is more simplified and softened than English models, in keeping with 
the building's size and materials. The west elevation, facing McGauley's 
yard, with its dominant horizontality and rural character, contrasts with 
the facade and underscores the transition from public to private space. 
Expanses of shingled wall and roof surfaces, interrupted only by the 
simplest window articulation, extend from a pivotal clustering of 

. elements grouped around the front door. The composition may well 

. . ' . .,. - : ..... - ~ 

73. Coxhead & Coxhead. Ernest and Almeric Coxhead house, 1893 (left), and 
James McGauley house, 1891-1892 (right). San Francisco. (Courtesy John Beach) 
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THE RUSTIC CITY HOUSE 

74. Coxhead house, rear view. (Courtesy John Beach) 

have been inspired by Voysey's early projects, but Coxhead's version 
is more compact and mannered at its focal point and less regimented 
elsewhere. 20 Toward the rear, the house looks somewhat like a Surrey 
barn that has been remodeled in a straightforward way, lacking the 
studied poise of the street facade (Fig. 74). Front and rear are set in 
opposition, while the overriding simplicity of detail lends cohesiveness 
to the whole. Both the imagery and the studied casualness present in 
this design owe a major debt to English arts-and-crafts work, which 
became a guidepost for Cox head's work during the next several years. 21 

But neither Coxhead nor Polk considered the Arts and Crafts Move
ment to be a discrete entity; instead they appear to have viewed it as a 
potent source for expression in rustic design-an updated equivalent 
of the Shingle Style-that was appropriate to the design of modest 
houses. 

Coxhead's plans remained more American. In his own resi
dence there is an ever-changing path up to and through the premises, 
inspired by Polk's work but developed in a different way. The entrance 
is reached by a series of winding steps and landings that become 
progressively constricted, with the final run wedged between a retain
ing wall and the basement, as if it were an alley in an Italian hill town 
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75. Coxhead house, plan. 
(Drawn by Howard Moise) 

76. Coxhead house, front steps . (Author) 

(Figs. 75, 76). A transition occurs at the front door, spatially echoing 
the change in character between the front and rear portions of the 
house. Inside, the emphasis is wholly horizontal. The long gallery, the 
plan's one English component, is unlike its prototypes in that it gener
ates a sense of continuity while dramatizing the site ' s narrow form 
through variations in space and light (Fig. 77). From the dark vestibule 
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THE RUSTIC CITY HOUSE 

the corridor gradually becomes brighter, expanding into a glazed bay 
that serves as a secondary sitting area, with a borrowed vista of 
McGauley's yard. The gallery brightens further at the end, where 
windows on two sides open into a secluded garden . In the other direc
tion the space unfolds more rapidly, lapping down a broad turn of steps 
in a circuitous path to the living room. Although the stair is directly 
opposite the entrance, it is encased so as not to interrupt the horizontal 
emphasis. The living room is unusually large for a house of this size 
and is made even more expansive by grandly scaled redwood paneling 
and beams (Fig. 78). The living room windows are placed only at the 
corners, and each one is at a different height. Like a periscope, the 
highest window bank catches a segment of the McGauley house. At 
the far corner, the platform and attendant bench offer an observation 
deck from which to view houses across the street and catch glimpses 
bf the Bay beyond. Paralleling the Williams-Polk house interiors, the 
sequence and manipulation of each zone imply an extension of space, 
mitigating the property's narrow confines. 

77 . Cox head house, gallery. (Author) 
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78 . Coxhead house, living room. (Author) 

An equally unconventional solution is present in the Charles 
Murdock house around the corner, which Coxhead had designed several 
months earlier. A native of Boston, Murdock moved to Cal-ifornia in 
1855 and became a widely respected elder of the intellectual commu
nity. Murdock ran a small printing business; he considered bookmak
ing an art and was patronized by some of the region's most gifted 
writers . Among his friends were Bret Harte, Robert Louis Stevenson, 
John Muir, and William Keith. While active in the Unitarian church, 
he had been married by Joseph Worcester and frequently attended his 
services. Murdock was also an ardent supporter of the younger gener
ation, including Bruce Porter, Gelett Burgess, and Coxhead. Since 
Murdock, like many of his friends, could not afford to spend much for 
his house, it was designed with about as much floor area as Coxhead's 
residence, and at an even lower cost. n 

The studied asymmetry of the facade recalls those of E. W 
Godwin's well-known artists' houses in Chelsea from a decade earlier, 
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State of California 
Office of Historic Preservation 
Department of Parks and Recreation 
P.O. Box 942896 
Sacramento, CA 94296-0001 

Attention: Julianne Polanco 

~~ 1FJ£lost 
~£mo.cratic 'Pkah£r 

August 7, 2017 

State Historic Preservation Officer 

Subject: 

RE: 

Nomination for Listing 
National Register of Historic Places 

Architect Ernest Coxhead's Residence & Studio, 1893 
2421 Green Street, San Francisco, California 

Dear Ms. Polanco: 

It is with great enthusiasm that I write in support ofthe nomination of Ernest Coxhead's own house for listing in the 
National Register of Historic Places. I have had the pleasure of visiting Architect Coxhead's residence and studio located 
at the juncture of Cow Hollow and Pacific Heights. This area in California's 12th Congressional District which I represent 
in Congress. I take special pride in San Francisco's architectural treasures and recognize the Coxhead house as a first of 
an architectural tradition in the Bay Area. It happens to be in excellent original condition, including brickwork, having 
survived amazingly intact, the 1906 San Francisco earthquake and fire. 

Designed and built before automobiles and never retrofitted with a garage, both the house entry and garden are quietly 
accessed from the street via a twisting stairway to the west side. The classical entry conceals an ingenious interior with a 
long glazed entrance gallery running from a high-ceilinged living room at the north to a dining area on the southern rear 
garden that shares an eastern property line with the garden ofthe 1867 Casebolt House, San Francisco Landmark No. 51. 

The house is shingle style integrated with subtle Cotswold features that Coxhead brought to Northern California. The 
beautiful non-symmetrical exterior design that is fitted to the land and view was the beginning of what became the First 
Bay Area Tradition that evolved into Second and Third Bay Area Traditions taught at the University of California, 
Berkeley, and practiced by the most heralded Bay Area architects. The importance of the house to the evolution of local 
architecture cannot be overemphasized. 

I believe the nomination papers are well done and the Ernest Coxhead's Residence & Studio should be included in the 
National register of Historic Places. 

Thank you for your attention to the remarkable and still beautifully functioning personal home of Ernest Coxhead. 

best regards, 

N~~;\ f~ 
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Carol L. Karp 
Architect A.I.A. 

December 29, 2017 

Philip Kaufman 
2421 Green Street 
San Francisco, CA 94123 

Subject: Ernest Coxhead House 
2421 Green Street, San Francisco 
Historic Status 

Dear Mr. Kaufman: 

This correspondence memorializes our understanding for providing architectural research services 
for the residence Ernest Albert Coxhead designed and built for himself in 1892-1893 Green Street, 
San Francisco, which you have owned for about 30 years. Your consulting engineer, Lawrence 
Karp, had suggested to you in early 2017 that a colleague of ours, Kathryn Marsh Shaffer AlA 
Architect, prepare a nomination for inclusion of the Coxhead House in the National Park Service's 
Registry ofHistoric Places to be lodged with the California State Park's Office of Historic 
Preservation (OHP) in Sacramento. OHP relies on CEQA for protection of historic resources. 
Kathryn Shaffer was a distinguished architect, artist, and author, having both written and illustrated 
by hand the book "Houseboats of Sausalito - Aquatic Architecture of Sausalito" published by 
Schiffer in 2007. Kathryn had also been a student of Richard Longstreth, author of the book on 
American architecture "At the Edge of the World", a history of the four important architects that 
shaped California architecture at the tum of the century, published by MIT Press in 1983. On April 
11th 201 7 Longstreth gave the NPS written permission to use copyrighted material in the Coxhead 
nomination. Kathryn worked on the Coxhead House project and submitted drafts of the nomination 
to the OHP until she could no longer serve due to personal reasons. On August 28th 2017 Kathryn 
wrote an assignment of the nomination duties to my office. 

I submitted a final draft of the nomination to OHP. On September 13th 2017, OHP advised us the 
Coxhead House was "clearly eligible" for inclusion in the National Registry of Historic Places. 
This eligibility gives the Coxhead House official historic status in the City & County of San 
Francisco pursuant to San Francisco Administrative Code §31.08(e)3. Sadly, Mrs. Shaffer passed 
away on October 2nd 2017. 

My credentials include attending Vassar College as an undergraduate and in March 1970 I received 
the professional Bachelor of Architecture degree from the University of California, Berkeley. 
Subsequently, I studied at Harvard University's Graduate School of Design, Cambridge. I am 
licensed as an architect in California and Hawaii and I am a Member of the American Institute of 
Architects. I am a native of San Francisco and I have more than 40 years of local experience in 
design, construction, and historic preservation. As a public service, I have provided the nomination 
services to the California Park Services Office of Historic Preservation, and reports to the City & 
County of San Francisco's Planning Department and the Board of Supervisors, without compensation. 

Yours truly, 

~ Carol L. Karp 

100 Tres Mesas Orinda, CA 94563 (925) 254-6676 fax: (925) 253-0101 e-Mail: carol@karp.ca 
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2417 GREEN DR ATTACHMENT 1 

 

What are the reasons for requesting Discretionary Review? The project meets the 

minimum standards of the Planning Code. What are the exceptional and extraordinary 

circumstances that justify Discretionary Review of the project? How does the project 

conflict with the City's General Plan or the Planning Code's Priority Policies or Residential 

Design Guidelines? Please be specific and cite specific sections of the Residential Design 

Guidelines. 

The Lampert/Byrd family have lived next door the project site at 2415 Green Street for over 20 

years.  They are requesting Discretionary Review because, although the project may meet the 

minimum standards of the Planning Code, it conflicts with many key elements of the San 

Francisco Residential Design Guidelines (RDGs) and the Cow Hollow Neighborhood Design 

Guidelines (CHNDGs).  Most importantly, the project is inconsistent with all six Design 
Principles of the RDGs. 

The following narrative identifies the many reasons why the Planning Commission should take 

Discretionary Review of this project and establishes that there are extraordinary circumstances 

that require such review. 

Page 5 of the RDGs explains that “The Residential Design Guidelines focus on whether a 

building’s design contributes to the architectural and visual qualities of the neighborhood.” 

Here are the six guiding Design Principles used to determine whether a project is consistent 

with the RDGs:   

1. Ensure that the building’s scale is compatible with surrounding buildings.  

2.  Ensure that the building respects the mid-block open space.  

3.  Maintain light to adjacent properties by providing adequate setbacks.  

4.  Provide architectural features that enhance the neighborhood’s character.  

5.  Choose building materials that provide visual interest and texture to a building.  

6.  Ensure that the character-defining features of an historic building are maintained.  

Below we explain why the project is inconsistent with each of these Design Principles. 

1. Ensure that the Building’s Scale is Compatible with Surrounding Buildings.   
The scale of the project is not compatible with surrounding buildings – The project is too 
large for the lot as described below.   
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a. The proposed development would be more than twice the average development intensity 
of the block at an FAR of almost 2.5 (6,114/2,500 = 2.456).  The developer appears to 

be guided by maximization of profit at the expense of the neighbors as the scale of the 

proposed building is incompatible with the surrounding homes.  The proposed 6,114 

square foot house is on a 2,500-square-foot lot.  The developer wants to squeeze an 

oversized house onto one of the smaller lots in the neighborhood.  This development 

intensity is inconsistent with the character of the neighborhood and is a departure from 

existing long-held, relatively modest development intensity.  A survey of development 

intensity based on Floor Area Ratios for 30 properties on the block, including the south 

side of the 2400 block of Green Street, the north side of the 2500 block of Vallejo Street, 

the east side of the 2700 block of Scott Street, and the west side of the 2500 block of 

Pierce Street indicates that the average FAR is 1.0.  The proposed development would be 

more than twice the average development intensity of the block at an FAR of almost 2.5 

(6,114/2,500 = 2.456).  Figure 1 and Table 1 illustrate the vast difference in scale of the 

proposed project compared with the surrounding homes. 

 
The CHNDGs also call for compatible development intensities, which the developer has 

ignored.  For example: 

 

“Compatibility of Volume and Mass.  The volume and mass of a new building or an 

addition to an existing building must be compatible with that of surrounding buildings.” 

(CHGs, page 34) 

 

  

b. If this 6,103 square-foot project were approved, it would be close to twice the average 
house size in District 2. According to the Planning Department, the average size of a 

single-family home in the Second Supervisorial District1is 3,190 SF.  (San Francisco 

Planning Department, September 2016 

http://default.sfplanning.org/administration/legaffairs/RET_presentation-100416.pdf) 

Currently, 2417 Green Street is 4,502 SF, or more than 40 percent larger than the average 

house in the District.   

If the project sponsor were to remodel the home within the existing footprint, he would 

have a home that could accommodate a family without harming his neighbors and 

neighborhood.   

                                                           
1  District 2 includes:   

94103 – bottom of Pacific Heights/Downtown. 

94109 – Pacific Heights/Marina/Nob Hill. 

94115 – Pacific Heights/Marina. 

94118 – Presidio Heights/Inner Richmond. 

94121 – Seacliff. 

94123 – Marina. 

94129 – Presidio. 

94133 – Russian Hill/Financial District 

 

http://default.sfplanning.org/administration/legaffairs/RET_presentation-100416.pdf
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TABLE 1.  NEIGHBORHOOD FLOOR AREA RATIOS 

South Side of Green Street  

Address Building Area (SF) Lot Area (SF) FAR 

2417 Green 4,502 existing 

6,114 proposed 

2,500 1.8 existing 

2.5 proposed 

2772 Scott 3,300 3,728.56 0.9 

2427 Green 2,660 3,711 0.7 

2425 Green 3,125 3,712 0.8 

2423 Green 2,694 6,875 0.4 

2421 Green 2,700 3,437 0.8 

2415 Green 2,346 2,500 0.9 

2411 Green 1,900 5,000 0.4 

2409 Green 2,080 1,498 1.4 

2405 Green 2,280 1,750 1.3 

2401 Green 3,125 1,746 1.8 

 

West Side of Pierce Street, North Side of Vallejo Street, and East Side of Scott Street  

Address Building Area 

(SF) 

Lot Area (SF) FAR 

2749 Pierce Street 3,344 2,495 1.3 

2733 Pierce Street 2,720 2,500 1.1 

2727 Pierce Street 5,875 15,000 0.4 

2721 Pierce Street 2,750 2,500 1.1 

2701 Pierce Street 6,828 7,500 0.9 

2526 Vallejo Street 2,150 2,495 0.9 

2530 Vallejo Street 3,380 3,000 1.1 

2540 Vallejo Street 2,728 2,700 1.0 

2544 Vallejo Street 2,390 2,548 0.9 

2500 Vallejo Street 3,915 4,125 0.9 

2560-62 Vallejo Street 4,668 5,153 0.9 

2566 Vallejo Street 3,904 3,436 1.1 

2570 Vallejo Street 3,807 2,750 1.4 

2576 Vallejo Street 3,109 2,748 1.1 

2580 Vallejo Street  3,686 2,748 1.3 

2700 Scott Street 5,815 3,825 1.5 

2710 Scott Street 3,180 3,393.75 0.9 

2716 Scott Street 3,900 3,737 1.0 

2750 Scott Street 2,850 4,103 0.7 

2772 Scott Street 3,300 3,728.56 0.9 

Source:  San Francisco Property Information Map, 2017 for all properties other than 2417 Green. 

 

c. The Planning Department has determined that one important trigger from Planning 
Commission review of a residential alteration or demolition project is a proposed FAR 
exceeding established norms.  The Planning Department is currently in the process of 

recommending changes to Section 317 of the Planning Code.  Planning is proposing to 

replace the demolition thresholds with “…controls for the RH Districts that use a Floor 

Area Ratio metric as a trigger for requiring a Planning Commission hearing, whether a 

project is an alteration or demolition.”  According to the applicant, they are removing 51 

percent of the front and rear facades and 90 percent of the horizontal elements.    
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In the most recent iteration of the Planning Department recommendations for revising 

Section 317 (October 16, 2017 

http://default.sfplanning.org/administration/legaffairs/RET_Presentation_10-16-17.pdf), 

the FAR trigger in the RH-1 District is recommended to be 1.4, a measure that the 

proposed project far exceeds.  The June 1, 2017 memo states that “In determining 
whether a project that exceeds the base FAR should be approved by the Planning 
Commission, they would have to consider the following criteria when granting an 
exception to the base 1.4 FAR:  

1. high-quality architectural design; 

2. contextual and compatible building siting, orientation, massing, scale, and 

fenestration pattern; 

3. compatibility with surrounding density;  

4. family friendly units; 

5. whether existing units have been reconfigured, and if they have, whether the 

redesign results in a family-friendly layout; and 

6. access to and quality of open space. 

 

Under the Planning Department’s own proposal for revising the review process, this 

project would automatically be reviewed by the Planning Commission, obviating the 

need for neighbors to petition for DR and it would not meet the first three criteria listed 

above. 

  

2. Ensure that the building respects the mid-block open space.  

 
The project does not respect the mid-block open space.  Figure 2 illustrates the existing 

long-held open space pattern and shows how the project would substantially change it.  

The project will expand the footprint of the house 17 feet back into the rear yard, 

significantly reducing the midblock open space that the neighborhood has enjoyed for so 

many years and that is protected by this second RDG design principle as well as many 

key policies of the CHNDGs, including the following:   
 

 

 

 

 

 

 

 

 

http://default.sfplanning.org/administration/legaffairs/RET_Presentation_10-16-17.pdf


2417 Green Street Discretionary Review Application Attachments 
 

6 
 

 

 

 

FIGURE 2 EXISTING MID-BLOCK OPEN SPACE  
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“Rear yards are the spaces between the back of the building and the rear property line. In 

addition to serving the residences to which they are attached, they are in a sense public in 

that they contribute to the interior block open space which is shared visually by all 

residents of the block. 

Consider: 

• Is there a pattern of rear yard depths creating a common open space? 

• Will changing this pattern have a negative effect? 

• Are light and air to adjacent properties significantly diminished?” (CHNDGs, page 

28) 

“Respect Rear Yard and Adjacent Buildings Intrusions into the rear yard, even 

though permitted by the Planning Code, may not be appropriate if they fail to 

respect the mid-block open space and have adverse impacts on adjacent buildings.  

In Cow Hollow, the mid-block open space constituted by the open adjoining rear 

yards are a major and defining element of the neighborhood character. 

Preservation of these the midblock open space is an important goal of these 

Neighborhood Design Guidelines. Not only should rear additions respect the 

midblock open space, but they should also minimize adverse impacts on adjacent 

buildings, such as significant deprivation of light, air and views. Expansions 

should be designed to avoid overshadowing neighboring gardens, existing sunlit 

decks, sunny yard space, or blocking significant views.” (CHNDGs, page 29) 

The project would overshadow the patio and yard space of the Lampert/Byrd home.  The 

photos in Figures 3 through 6 show the patio and yard space, and bedroom and 

kitchen/dining area windows that would be deprived of light and air as a result of the 

proposed expansion.  

While many neighbors on the block have remodeled, they have generally stayed within 

their respective existing footprints and have not degraded the neighborhood's mid-block 

open space that makes this a special place to live.  We unsuccessfully requested that this 

developer do the same.  Here are some examples: 

 

2409 Green Street.  Remodel including a kitchen and family room stayed within the 

footprint except the addition of a rear deck. 

 

2411 Green Street.  Remodel included kitchen and bathrooms.  Stayed within the 

footprint.  This is an historic “English country cottage” and the addition maintained the 

historic integrity of the home. 

 

2415 Green Street.  The Lampert/Byrd family (the DR requesters) did an extensive 

remodel and added bedrooms and bathrooms their house to accommodate their family, 

but stayed entirely within the building footprint.  And, despite the extent of the interior   

renovations, the before and after photos look almost the same. 
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2425 Green Street. This stately Victorian home was also remodeled within the existing 

footprint. 

 

2427 Green Street.  The interior of this home has been remodeled at least twice entirely 

within the footprint. 

 

2423 Green Street.  Just three years ago, our neighbors at 2423 Green Street, two houses 

to the west of 2417, proposed a modest remodel on their 6,875 SF 50-foot-wide, 137.5-

foot-deep lot measuring lot (which is close to three times the size of the 2417 lot).  For 

some reason, they were held to an entirely different standard than the developer of 2417.  

Although their original proposal to add a small addition to the rear of their home was not 

opposed by any neighbors and complied with the Planning Code, the Planning 

Department required that the plans needed to be revised in order to comply with 

neighborhood mid-block open space requirements and guidelines.  The plans were 

revised as required, and the modest 11.5-foot expansion was scaled back to 9.5 feet.  

Here is an excerpt from the 2015 Notice of Planning Department Requirements letter 

requiring the revision: 

“Based on the plans submitted, the following items are required to proceed with 

review of the subject Building Permit Application:  

2. Residential Design Guidelines. The Planning Commission adopted the 2001 

Cow Hollow Design Guidelines and in 2003 Residential Design Guidelines in 

December 2003 to promote design that will protect neighborhood character. All 

residential permit applications in the RH and RM zoning districts filed or 

reviewed after January 1, 2004 are subject to these Guidelines. You can download 

a copy of the Guidelines from our website at http://www.sfgov.org or purchase for 

$3.00 per copy at the Planning Department office. If you fail to adequately 

address the following concerns the Department may initiate a Discretionary 

Review hearing for this project: a. Please limit the horizontal addition to be no 

deeper than the neighboring building to the east in order to respect the 

existing mid-block pattern. (RDGs, Pages 25-27, and Cow Hollow RDGs, Pages 

28-29 [emphasis added]).”2 

We request that you apply the same standards to 2417, so that the project respects the 

mid-block open space pattern and is no deeper than the adjacent Lampert/Byrd home at 

2415 Green Street.  We also request that the Commission consider the CHNDGs in their 

review of the project, which were not considered by the developer and do not appear to 

                                                           
2 Notice of Planning Department requirements for the Heffernan extension, 2014.08.21.4406, February 9, 

2015.  

 

http://www.sfgov.org/
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have been specifically considered during the September 6, 2017 RDAT review of the 

project.  The meeting notes state that this was an initial 15-minute RDAT meeting.  The 

sole comment noted was that “The project complies with the Residential Design 

Guidelines. RDAT members did note that the third-floor interior wall abuts the front 

façade window; consider pulling the wall back or providing a more substantial façade 

element to obscure this condition.” No letter of Planning Department Requirements was 

issued by the Department for this project. 

 

We ask that the Planning Commission require the project to be scaled back to comply 

with the RDGs and CHNDGs.  Please refer to Attachment 3 herein for a suggested 

alternative design. 

 

3. Maintain light to adjacent properties by providing adequate setbacks.    

 

The project does not provide adequate setbacks and would adversely impact the 
neighbors’ light and air.  The project has been designed with complete disregard for the 

neighbors. It would block light and air to the kitchen, bedroom, back porch, and yard of 

the Lampert/Byrd home (2415 Green Street).  These areas are shown in Figures 3, 4, 5, 

and 6.   It would block or darken numerous windows and the deck off of the kitchen of 

the Kaufman residence (2421 Green Street).    

The Commission should not permit such significant light and air impacts.   We 

respectfully request that you balance the protection of existing residents with allowing 

reasonable development, not maximization of profit at the expense of neighbors.  

 

4. Provide architectural features that enhance the neighborhood’s character.   

 

The proposed project design would detract from, rather than enhance the neighborhood’s 
character. Figure 7 is the applicant’s rendering of the proposed Green Street façade next 

to the existing front façade.  Figure 8 is the applicant’s rendering of the rear façade.  The 

developer is proposing a bulky oversized building of poor design quality with no regard 

for the neighborhood’s architectural character.  The project would demolish the existing 

compatible characteristics of the building and replace the front and rear facades with a 

with excessive glazing and an awkward top floor deck that would detract from the 

neighborhood character.  
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Figure 3.  Kitchen/Dining Area Windows of 2415 Green Street that would be 

blocked/darkened by proposed horizontal extension 
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Figure 4.  Porch and yard of 2415 Green Street that would be darkened by 

proposed horizontal extension 
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Figure 5.  Second Floor Master Bedroom Window 2415 Green Street that would be 

darkened by proposed horizontal extension 
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Figure 6.  Existing rear facades of 2417 and 2415 Green Street 
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Figure 7   Existing and Proposed Front Façade 

Source: Dumican Mosey, Site Permit/311 Notification Set, April 28, 2017. 
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Figure 8   Proposed Rear Façade 

Source: Existing – Google Earth 2017.  Proposed -- Dumican Mosey, Site Permit/311 Notification Set, April 28, 2017. 
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5. Choose building materials that provide visual interest and texture to a building.  As 

shown in Figures 7 and 8, the project plans do not indicate building materials that provide 

visual interest or texture to the building. The focus of the bulky design of front and rear 

facades is overly large windows.  This is clearly inconsistent with page 39 of the 

CHNDGs, which cite poorly proportioned buildings with windows that are inconsistent in 

size with surrounding buildings as something that should not be permitted. 

“Compatibility of Vertical and Horizontal Proportions. The overall sense of a 

building working well within a particular context is often the result of carefully 

developed dimensional relationships. Poorly proportioned buildings are out of 

balance, inconsistent, and lack harmony with their surroundings. The proportions 

of the basic shapes of a project must be compatible with those of surrounding 

buildings. A basic step in identifying the proportions on a block face is to map (as 

described under 'Volume and Mass') the vertical and horizontal elements that 

define the facades of a building, such as doorways, windows, cornices and garage 

doors, and then to analyze their dimensional relationships.” (CHNDGs, page 39) 

 

6. Ensure that the character-defining features of an historic building are maintained.  

The project would not maintain the character-defining features of this pre-earthquake 
shingle style residence.  The 2417 Green Street residence was built just prior to the 1906 

earthquake.  While the home has thus far been deemed not an historic resource under 

CEQA, it is attractive and compatible with the neighborhood character and the adjacent 

historic homes.   

 

We ask that that the Planning Commission require the developer to preserve the existing 

front and rear façades and architectural details or redesign them in a style that is 

compatible with the historic character and high design quality of the neighboring homes.   
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2417 GREEN DR ATTACHMENT 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 property, the property of others, or the neighborhood would be adversely 

affected, please state who would be affected, and how. 

The insensitive siting, orientation, massing, and scale of the project as proposed will significantly 

affect the adjacent residents. Specific concerns are addressed below. 

 
1. The project would reduce the privacy of the neighbors.  The project has been 

insensitively designed.  The proposed rear deck would look right into one of the 

bedrooms of the Lampert/Byrd home (window shown in Figure 5).  For this reason, the 

project would be inconsistent with the following RDG Guideline: “Articulate the building 

to minimize impacts on light and privacy to adjacent properties.” (RDGs, page 16)   

Please see item 3 in Attachment 1 for further discussion of this issue. 
  

2. We are worried about potentially severe impacts on neighboring foundations.  We 

understand that the proposed project could have severe and irreversible impacts on the 

foundation of 2421 Green, the Kaufman home which was designed and occupied by 

Master Architect Ernest Coxhead.  This home is a historic resource and has been deemed 

by the State Office of Historic Preservation has deemed to be “clearly eligible for the 

National Register”3 and should not be sacrificed by this project.  The developer has been 

completely uncooperative with respect to providing foundation plans and calculations 

needed to fully understand the impacts of the project on neighboring foundations.   

  

3. The developer did not change the plans submitted to the City to address any of the 

concerns raised by the neighbors.  The developer fulfilled the requirement to hold a 

pre-application meeting (technically two, but only because most of the neighbors, 

including the two adjacent neighbors, were unable to attend the first meeting) with the 

neighbors, but made no changes to the plan in response to neighborhood concerns.  Nor 

did the developer put up story poles as recommended in the CHNDGs as he said he 

would do at the neighborhood meeting.  At the Pre-Application meeting the developer 

claimed to know nothing about the CHNDGs, which is evident in the design which 

disregards key elements of the Guidelines.   

 

                                                           
3 Letter from Amy Crain, State Historian II, Regarding Ernest Coxhead House Nomination to the National 

Register of Historic Places, September 13, 2017. 
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4. The project could be scaled back while still allowing for a reasonable profit and 

achievement of the programmatic goals.   Please see Attachment 3 for an alternative 

design to achieve this objective. 
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2417 GREEN DR ATTACHMENT 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 #1? 

If the developer were to remodel the home within the existing footprint as shown in the attached drawings 

of the alternative project, he would have a six-bedroom, 5,279-square-foot home with a two-car garage 

that could accommodate a large family without significantly impacting the immediate neighbors and 

larger neighborhood.   

This alternative would still allow the developer to make a reasonable profit by developing a large house 

while also protecting the neighbors by preserving their access to light and air and privacy and the 

neighborhood by maintaining the mid-block open space.  And, unlike the proposed project, this 

alternative would comply with the RDGs and CHNDGs.     

As shown in the attached concept plans, this would permit a 5,279-square-foothome with six bedrooms, 

four and a half baths, a family room, an exercise room, and a two-car garage. 

• The alternative design expands the garage level for two cars, an exercise room and a direct stair 

to the main house.  The excavation provides for a four-foot separation between the Kaufman 

house foundation and property line and the walls of the basement/garage.i 

 

• Under this alternative, there is no expansion of the house to the rear, in order to protect the mid-

block open space.  The Family Room at the first floor is below the kitchen and has a nice outlook 

to the garden. There is also a bedroom at this level. 

 

• The second floor looks much like that of the developer’s scheme – except there is no walk out 

deck at this living level to the south facing yard in order to protect the privacy of the neighbors. 

 

• The third floor has three bedrooms (one of which is the master) -- perfect for a young family 

looking to have the bedrooms all on one floor. 

 

• The fourth floor has two more bedrooms. The north facing room provides excellent views of the 

Bay. 

 

 

 

i Any construction would be required to ensure protection of the existing foundations and structures at 

2415 and 2421 Green Street.   
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2656 29th Street, Suite 201 

Santa Monica, CA 90405 
 

Matt Hagemann, P.G, C.Hg. 
  (949) 887-9013 

 mhagemann@swape.com 
 
 
 
December 26, 2017 
 
Richard Drury 
Lozeau Drury LLP 
410 12th Street, Suite 250 
Oakland, CA 94607 
 
 

Subject: Comments on the 2417 Green Street Project 
                                                                                                                                                                                                
Dear Mr. Drury: 
 
I have reviewed the City of San Francisco’s documentation for the May 16, 2017 Categorical Exemption 
for proposed excavation and construction work at a residence at 2417 Green Street in San Francisco.  
Because of placement on the Maher List and because of potential impacts from shallow groundwater, a 
Categorical Exemption for the project is erroneous.  Instead, a full CEQA review, to include mitigation of 
potential impacts from hazards associated from the Maher listing and hydrological impacts from shallow 
groundwater, is necessary.  
 
Properties with potential subsurface chemical contamination that require grading of 50 cubic yards of 
material are regulated under the San Francisco Maher Ordinance (Article 22A of the San Francisco 
Health Code and Article 106A.3.4.2 of the San Francisco Building Code)1.  The City’s determination that 
the project is exempt from CEQA review is in error because the subject property at 2417 Green Street 
occurs on the 2015 Maher Map,2 which identifies areas within 100 feet of current or historical 
underground storage tanks.  As shown in the map below, excerpted from Maher Map, the project is 
atop a mapped site.    

                                                           
1http://library.amlegal.com/nxt/gateway.dll/California/health/article22aanalyzingsoilsforhazardouswast?f=templa
tes$fn=default.htm$3.0$vid=amlegal:sanfrancisco_ca  
2 http://www.sf-planning.org/ftp/files/publications_reports/library_of_cartography/Maher%20Map.pdf  

mailto:mhagemann@swape.com
http://library.amlegal.com/nxt/gateway.dll/California/health/article22aanalyzingsoilsforhazardouswast?f=templates$fn=default.htm$3.0$vid=amlegal:sanfrancisco_ca
http://library.amlegal.com/nxt/gateway.dll/California/health/article22aanalyzingsoilsforhazardouswast?f=templates$fn=default.htm$3.0$vid=amlegal:sanfrancisco_ca
http://www.sf-planning.org/ftp/files/publications_reports/library_of_cartography/Maher%20Map.pdf
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Conditions and stipulations for the Maher Ordnance under the October 2, 2017 Application for a 
Building Permit are as follow: 

 

 

None of the required elements under this approval have been produced.  A full CEQA review is required 
to include a Site Mitigation Plan, an Environmental Health and Safety Plan, a Dust Control Plan, and 
other documents, as required under the Maher Program.   

The application materials indicate that the proposed project on the subject property would require 408 
cubic yard of soil excavation and removal (Environmental Evaluation, p. 7).  Given the listing of the 
property on the Maher Map, this excavation may disturb potentially contaminated soil, which may 
expose nearby residents and/or construction workers to hazardous chemicals.  Given this, there is a fair 
argument that the proposed project at 2417 Green Street may have adverse environmental impacts that 
must be analyzed under the Maher Ordinance and CEQA. 
 
Additionally, Project documents show that excavation to a depth of approximately 15 feet will be 
required for the construction of a garage.  An excavation to this depth will likely affect shallow 



3 
 

groundwater flow which has been observed beneath the residence upgradient (directly uphill) from the 
Project.  Groundwater has been reported beneath another residence on Green Street, two houses uphill 
from the Project, at a depth of 2 feet.  Another neighbors on Green Street reported groundwater to rise 
to the surface as a spring beneath their home.  The foundation for the garage proposed for the Project 
may, in effect, “dam up” the flow of groundwater and may result in flooding in the adjacent uphill 
property if water were to back up into the residence.   
 
A full CEQA analysis should be invoked to allow for the Maher process to be completed, to allow for 
public disclosure of any contamination that may be present, and to identify any mitigation that would be 
necessary for the protection of the public, including construction workers and adjacent residents. 
Additionally, a CEQA analysis is necessary to evaluate the potential for flooding in the adjacent uphill 
residence by interruption of the flow of shallow groundwater though construction of the foundation for 
the garage. 
 

Sincerely,  

 

Matt Hagemann, P.G., C.Hg. 
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APPLICATION FOR 

Environmental Evaluation 
1. Owner/Applicant Information 

PROPERTY OWNER'S NAME: 

PROPERTY OWNER'S ADDRESS: TELEPHONE: 

474 Euclid Ave, San Francisco, CA 94118 
EMAIL: 

chris@durkinincorporated.com 

APPLICANT'S NAME, COMPANY/ORGANIZATION (IF APPLICABLE): 

Dumican Architects Same as Above D 
APPLICANT'S ADDRESS: TELEPHONE: 

EMAIL: 

Edumican@dumicanmosey.com 

···-····-····-···········-····-····-···········-····-····-···········-····-····-···········-····-····-···········- ······-···········-····-····-···········-····-····-···········-····-····-···········-····-····-···········-····-····-···········-····-····- ········-····-····-···········-····-····-···········-····-····-···········-····-····-···········-····-····- ········-····-····-···········-····-····-···········-····, 
! CONTACT FOR PROJECT INFORMATION: 

I Eric Dumican Same as Above D I 

ADDRESS: . TELEPHONE: 

! 128 10th Street, 3rd Floor, San Francisco, CA 94103 i <415 )495-9322 
r ; 
. EMAIL: . 

I edumican@dumicanmosey.com 

2. Location and Classification 

STREET ADDRESS OF PROJECT: ZIP CODE: 

2417 Green Street 94107 

Pierce & Scott St 

0560 I 028 I 
LOT DIMENSIONS: I LOT AREA (SQ FT) : I ZONING DISTRICT: 

25'x100' 2500 sq.ft. RH-1 I 
HEIGHT/BULK DISTRICT: 

40-X 
ASSESSORS BLOCK/LOT: 

COMMUNITY PLAN AREA (IF ANY) : 

n/a 

3. Project Description 

PRESENT OR PREVIOUS USE: 
( Please check all that apply ) ADDITIONS TO BUILDING: 

D Change of Use ~ Rear Single Family Residence 

D Change of Hours D Front PROPOSED USE: 

D New Construction D Height Single Family Residence 
~ Alterations D Side Yard 

D Demolition 
BUILDING APPLICATION PERMIT NO. : DATE FILED: 

D Other Please clarify: 

5 SAN FRANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP) 
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4. Project Summary Table 

If you are not sure of the eventual size of the project, provide the maximum estimates. 

Dwelling Units 1 

Hotel Rooms i 0 
Parking Spaces 

r---

! 1 
Loading Spaces ! 0 ! 

Number of Buildings 1 
Height of Building(s) +/- 50'-8" 

Number of Stories 4 
i 

0 Bicycle Spaces I 
! 

PROJECT FEATURES 

1 

0 

1 

0 

1 

+/- 48'-9" 

4 

0 
GROSSSQUAREFOOTAGE(GS~ 

0 

0 

2 

0 

1 

-1'-11" 

0 

1 

!· ···························································································-····-···-··-··-···-···-··-··-···-···-··-··-···-···-;-·-··-···-···-··-··-···-···-··-··-···-···-··-··-···-;-·-··-··-···-···-··-··-···-···-··-··-···-···-··-··-

Residential +/- 4,165 +/- 4,165 +/- 943 
Retail 0 0 0 
Office 0 0 0 

Industrial 0 0 n 
0 ...... ! ..... 0 0 

PDR 
Production, Distribution, & Repair 

Parking +/- 337 +/- 337 +/- 658 
Other ( 

Other ( 

Other 

TOTALGSF +/- 4,502 +/- 4,502 +/- 1.481 

1 

0 

3 

0 

1 

+/- 48'-9" 

4 

1 

+/-5,108 

0 

0 

0 

0 

+/- 995 

+/- 6,103 

Please provide a narrative project description that summarizes the project and its purpose or describe any 
additional features that are not included in this table. Please list any special authorizations or changes to the 
Planning Code or Zoning Maps if applicable. THIS SECTION MUST BE COMPLETED. 

SAN FRANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP) 
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5. Environmental Evaluation Project Information 

1. Would the project involve a major alteration of a structure constructed 45 or more 
years ago or a structure in a historic district? 

If yes, submit the Supplemental Information for Historic Resource Evaluation application. 

2. Would the project involve demolition of a structure constructed 45 or more years ago 
or a structure located in a historic district? 

If yes, a historic resource evaluation (HRE) report will be required. The scope of the HRE 
will be determined in consultation with Preservation Planning staff. 

3. Would the project result in excavation or soil disturbance/modification? 

If yes, please provide the following: 

Depth of excavation/disturbance below grade (in feet) : _1_3_'_(_H_._P_. ) _____ _ 

Area of excavation/disturbance (in square feet) : _8_0_0_s_q_._ft_. ________ _ 

Amount of excavation (in cubic yards) : _4_0_8_c_u_.y_d_. _____ _ 

Ill YES O NO 

0 YES ~ NO 

Ill YES O NO 

Type of foundation to be used (if known) and/or other information regarding excavation or soil disturbance 
modification: 

Type of foundation to be determined. Most likely to be spread footing or mat slab 
foundation 

Note: A geotechnical report prepared by a qualified professional must be submitted if one of the following 
thresholds apply to the project: 

• The project involves a lot split located on a slope equal to or greater than 20 percent. 
• The project is located in a seismic hazard landslide zone or on a lot with a slope average equal to or greater 

than 20 percent and involves either 
- excavation of 50 or more cubic yards of soil, or 
- building expansion greater than 1,000 square feet outside of the existing building footprint. 

A geotechnical report may also be required for other circumstances as determined by Environmental Planning 
staff. 

4a. Would the project involve any of the following: (1) the construction of a new building; 
(2) the addition of a dwelling unit; (3) the addition of a new curb-cut; (4) the addition 
of a garage; and/or (5) a net addition to an existing building of 500 gross square feet 
or more? 

If yes, you will need to comply with the tree planting regulations of Public Works Code 
Section 806 prior to receiving a building permit. 

SAN FRANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP) 
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4b. Does the project include the removal or addition of trees on, over, or adjacent to the 
project site? 

5. 

6. 

7. 

If yes, please answer the following questions: 

Number of trees on, over, or adjacent to the project site: 

Number of trees on, over, or adjacent to the project site that would 
be removed by the project (see Public Works Code Article 16 for 
definitions of removal , significant, landmark, and street trees) : 

Significant trees: 

Landmark trees: 

Street trees: 

Number of trees on, over, or adjacent to the project site that would be 
added by the project: 

Would the project result in any construction over 40 feet in height? 

If yes, please submit a Shadow Analysis Application. This application should be filed at 
the PIG and should not be included with the Environmental Evaluation Application. (If the 
project already underwent Preliminary Project Assessment, this application may not be 
needed. Please refer to the shadow discussion in the PPA letter.) 

Would the project result in a construction of a structure 80 feet or higher? 

If yes, an initial review by a wind expert, including a recommendation as to whether a 
wind analysis is needed, may be required, as determined by Planning staff. (If the project 
already underwent Preliminary Project Assessment, please refer to the wind discussion in 
the PPA letter.) 

Would the project involve work on a site with an existing or former gas station, auto 
repair, dry cleaners, or heavy manufacturing use, or a site with underground storage 
tanks? 

If yes, please submit a Phase I Environmental Site Assessment (ESA) prepared by a 
qualified consultant. If the project is subject to Health Code Article 22A, Planning staff will 
refer the project sponsor to the Department of Public Health for enrollment in DPH's Maher 
program. 

8. Would the project require any variances, special authorizations, or changes to the 
Planning Code or Zoning Maps? 

If yes, please describe. 

9. Is the project related to a larger project, series of projects, or program? 

If yes, please describe. 

SAN FRANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP) 
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Estimated Construction Costs 
f TYPE OF APPLICATION: 
I 

I 
Site Permit 
OCCUPANCY CLASSIFICATION: 

I R-3 / U 
r BUILDING TYPE: 

1V-B 
I TOTAL GROSS SQUARE FEET OF CONSTRUCTION: 

I 

I (+/-) 6,1 03 GSF 

I 

l BY PROPOSED USES: 

Habitable: ( +/-) 5,1 08 GSF 

[Garage: (+/-) 995 GSF 
I 

[$7~~~~~~'.;;;='- ---~---- __ _,_____ --·----
!' ESTIMATE PREPARED BY: • -

j 2417 Green Street, LLC 
I FEEESTABLISHED: ... 

I 

Applicant's Affidavit 

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

s;gn,tu~ Date: 
02/1 4/17 

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

Eric Dumican 
Owner j Authorized Agent ~circle one) 

SA.N FfiA CISCO PLANNING OEPARTMENT VOi-01 -2015 (EP) 
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Environmental Evaluation Application Submittal Checklist 
APPLICATION MATERIALS PROVIDED NOT APPLICABLE 

Two (2) originals of this application signed by owner or agent, with all blanks filled 0 
in. 

Two (2) hard copy sets of project drawings in 11 " x 17" format showing existing and 0 
proposed site plans with structures on the subject property and on immediately 
adjoining properties, and existing and proposed floor plans, elevations, and 
sections of the proposed project. 

One (1) CD containing the application and project drawings and any other submittal 0 
materials that are available electronically. (e.g., geotechnical report) 

Photos of the project site and its immediate vicinity, with viewpoints labeled. 0 
Check payable to San Francisco Planning Department. 0 
Letter of authorization for agent. 0 
Supplemental Information for Historic Resource Evaluation, as indicated in Part 5 0 
Question 1. 

Two (2) hard copies of the Historic Resource Evaluation, as indicated in Part 5 D 
Question 2. 

Geotechnical report, as indicated in Part 5 Question 3. 0 
Phase I Environmental Site Assessment, as indicated in Part 5 Question 7. D 
Additional studies (list) . D 

For Department Use Only 

Application received by Planning Department: 

By: ------------------- Date: 

FOR MORE INFORMATION: 
Call or visit the San Francisco Planning Department 

Central Reception 
1650 Mission Street, Suite 400 
San Francisco CA 94103-2479 

Planning Information Center (PIC) 
1660 Mission Street, First Floor 
San Francisco CA 94103-2479 

TEL 415.558.6378 TEL: 415.558.6377 

D 
D 

0 

D 
0 
0 

FAX 415 558-6409 
WEB: http://www.sfplanning.org 

Planning staff are available by phone and at the PIC counte, 
No appointment is necessal)I. 

SAN FRANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP) 
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BY E-MAIL AND OVERNIGHT MAIL 
 
June 21, 2018 
 
Christopher May, Senior Planner 
San Francisco Planning Department  
1650 Mission Street, Suite 400  
San Francisco, CA 94103 
Email:  christopher.may@sfgov.org 
 
 RE: 2417 Green Street 
 
 
Dear Mr. May: 
 

We write on behalf of Philip Kaufman of 2421 Green Street in response to your 
June 19, 2018 email to me and copy of the June 6, 2018 revised drawings for new 
construction at 2417 Green Street. Your email raised many additional questions 
regarding the permitting process for this longstanding project such as Section 311 
notification, review at the Planning Commission, and CEQA compliance.  
 

First, your email indicated that the applicant would not be providing Section 311 
notification prior to a planning commission hearing because the new drawings contain 
“no change to the proposed massing of the building.” Based on our review of the new 
drawings, we disagree and believe notification is required.  This is clearly an entirely 
new and very different project than the one that was previously proposed.  Most 
obviously, the developer now proposes a two-unit development rather than the prior 
single-family home.  Also, the project now occupies almost the entire lot and is much 
larger than the existing building or the previously proposed building.  

 
Even the most cursory review of the June 6 revised drawings shows the 

proposed building is significantly larger than the last proposal. The June 6 plans show a 
greater building footprint (more bulk) with raised outside amenities and walkways, a new 
4th floor roof deck and a footprint that covers nearly the entire parcel, all of which could 
cause more severe impacts to 2421 Green Street. Still, we are unable to fully assess 
the changes to the project, so please immediately provide any new structural reports 
supporting the new drawings, along with any new surveys and geotechnical reports.  
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Similarly, we also understand that the applicant intends to propose an accessory 
dwelling unit (ADU) for the first time turning a single-family residence into a multi-family 
dwelling. We question that aspect of the new proposal’s compliance with Ordinance No. 
162-16, as ADUs must be “constructed entirely within the existing built envelop of an 
existing and authorized auxiliary structure on the same lot.”1 The June 6 drawings show 
wholly new construction with a wholly new and much larger footprint. Thus, this second 
residential unit may not qualify as an ADU at all. Instead, it would raise zoning and other 
legal issues. Momentarily, setting aside all of those critical issues, when an ADU 
expands the footprint of “an existing” building, Section 311 is triggered.2 Please clarify 
how the Planning Department intends to vet this aspect of the new proposal. 

 
Second, you also indicated the Planning Commission could calendar a 

discretionary review hearing as early as July 12, 2018. Of immediate concern, neither 
Mr. Kaufman nor our office is unavailable on July 12, so we respectfully request that you 
set a later hearing date for that reason alone (Mr. Kaufman also confirmed the 
unavailability of his neighbors the Byrd/Lamperts (2415 Green Street) and the 
Heffernans (2423 Green Street), as well). More significant is the idea that the City would 
set a hearing for this years-old project absent any neighborhood outreach to address a 
new proposal as reflected in the June 6 drawings. In fact, it is unclear what the Planning 
Department would present to the Commission under discretionary review. This is 
because in November 2017, several parties, including Mr. Kaufman, requested 
discretionary review of an October 2016 “application for environmental evaluation” for 
construction at 2417 Green Street. Our review of the June 2018 drawings indicates that 
the October 2016 plans and discretionary review applications are no longer operative in 
any sense given the expanded new proposal with the new ADU. Is it your intention that 
the 2017 discretionary review applicants would raise obsolete concerns before the 
Planning Commission based on a withdrawn project dating back to 2016? Must the 
public wait to find out what the Planning Commission will be reviewing just 7 days prior 
to the hearing, thereby forfeiting any opportunity to present written arguments? 
Obviously, this would be an untenable situation. Please clarify.  

 
Third, on January 9, 2018, the San Francisco Board of Supervisors reversed the 

Planning Department’s categorical exemption determination under CEQA. In two 
unanimous votes, the Board found that the 2016 project would have had a significant 
effect on the environment, particularly concerning the historic resource at 2421 Green 
Street and potential soil contamination. Mr. Kaufman provided copious evidence 
showing the 2016 proposal would have had a substantial adverse effect on an historical 
resource, the Coxhead House. Based on this alone, the City may not exempt any 
project from CEQA.3 As you know, the public is entitled to at least 30 days to review and 

                                                 
1 San Francisco Ordinance 162-16, § 1-2 (July 19, 2016).  
2 See http://sf-
planning.org/ftp/files/Citywide/Policy%20and%20Zoning/Housing/2015_ADU%20Handbook.pdf at p. 88. 
3 CEQA § 21084.1.  

http://sf-planning.org/ftp/files/Citywide/Policy%20and%20Zoning/Housing/2015_ADU%20Handbook.pdf
http://sf-planning.org/ftp/files/Citywide/Policy%20and%20Zoning/Housing/2015_ADU%20Handbook.pdf
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comment upon any CEQA document for a proposed project.4 Please explain how a July 
12th Planning Commission hearing could comply with the statutory requirement for 
public review and comment under CEQA.  

 
Lastly, from inception, this construction project has constantly evolved with 

numerous plans and proposals before various agencies, often at the same time, making 
a concrete identification of the operative project impossible.  Therefore, please 
immediately provide current structural engineering design drawings consistent with and 
supporting the new architectural design along with any land surveys and current 
geotechnical reports, all of which are necessary for a proper review of the new 
architectural drawings. Also, please provide any and all soil test data related to potential 
hazardous soil contamination at the project site. We appreciate your timely clarification 
of the above concerns and for providing any new technical reports and structural 
drawings. Thank you.  

 
    Sincerely, 
 

 
 
 
    Richard Toshiyuki Drury 

  
 

PS – Please copy Gloria Smith on all correspondence related to this matter.  Here 
electronic mail address is: gloria@gsmithlaw.com.  

                                                 
4 CEQA Guidelines §15105. 
 
 

mailto:gloria@gsmithlaw.com
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FILE NO. 170434 
AMENDED IN BOARD 

7/11/2017 ORDINANCE NO. 162-17 

1 [Planning Code - Construction of Accessory Dwelling Units] 

2 

3 Ordinance amending the Planning Code to bFi-Rg modify the requirements and 

4 procedures for authorizing the construction of Accessory Dwelling Units (ADUs) 1Q 

5 include ADUs in RH-1lDl zoning districts in the Citvwide program. apply the cap on 

6 number of ADUs to lots rather than buildings and remove the cap on buildings 

7 undergoing seismic retrofitting. allow the construction of ADUs expanding into the 

8 buildable or habitable area under certain conditions. modify the definition of existing 

9 "built envelope" to inslude spase that was added under permit as "rooms down," 4) 

1 O allow sonversion of vasant sommersial spase under spesified sirsumstanses, 5) make 

11 an exception to the prohibition against constructing an ADU where there has been a 

12 no-fault eviction in those cases where the tenant has been temporarily evicted in order 

13 for the owner to perform capital improvements. rehabilitation work. or lead remediation 

14 or abatement work. require modification of the project if construction of the ADU would 

15 have adverse impacts on any known historic resource. and require the Planning 

16 Department to apply all enacted design guidelines to ensure architectural compatibility 

17 of the ADU with existing buildings on the subject lot in single family homes into 

18 sonformity 'Nith the new mandates of state law; affirming the Planning Department's 

19 determination under the California Environmental Quality Act; making findings of 

20 consistency with the General Plan, and the eight priority policies of Planning Code, 

21 Section 101.1, and findings of public convenience, necessity, and welfare under 

22 Planning Code, Section 302; and directing the Clerk to send a copy of this Ordinance to 

23 the California Department of Housing and Community Development after adoption 

24 pursuant to state law requirements. 

25 

Supervisor Peskin 
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NOTE: Unchanged Code text and uncodified text are in plain Arial font. 
Additions to Codes are in single-underline italics Times New Roman font. 
Deletions to Codes are in strikethrough italics Times }kw Romt1n font. 
Board amendment additions are in double-underlined Arial font. 
Board amendment deletions are in strikethrough /\rial font. 
Asterisks(* * * *) indicate the omission of unchanged Code 
subsections or parts of tables. 

Be it ordained by the People of the City and County of San Francisco: 

Section 1 . General Findings. 

1 

2 

3 

4 

5 

6 

7 

8 (a) The Planning Department has determined that the actions contemplated in this 

9 ordinance comply with the California Environmental Quality Act (California Public Resources 

1 O Code Sections 21000 et seq.). Said determination is on file with the Clerk of the Board of 

11 Supervisors in File No. 170125 and is incorporated herein by reference. The Board affirms 

12 this determination. 

13 (b) On January 24, 2017, the Planning Commission, in Resolution No. 19859, 

14 adopted findings that the actions contemplated in this ordinance are consistent, on balance, 

15 with the City's General Plan and eight priority policies of Planning Code Section 101.1. The 

16 Board adopts these findings as its own. A copy of said Resolution is on file with the Clerk of 

17 the Board of Supervisors in File No. 170125, and is incorporated herein by reference. 

18 (c) Pursuant to Planning Code Section 302, the Board of Supervisors finds that 

19 these Planning Code amendments will serve the public necessity, convenience, and welfare 

20 for the reasons set forth in Planning Commission Resolution No. 19859 and incorporates such 

21 reasons herein by reference. 

22 

23 

24 

Section 2. Specific Findings. 

(a) In 1982, the Legislature originally enacted the state's second unit law in 

25 response to a serious statewide housing shortage. In California Government Code Section 

Supervisor Peskin 
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1 65852.150, the Legislature found and declared that "second units are a valuable form of 

2 housing in California" and Section 65852.2 encouraged local governments to enact legislation 

3 that allowed and regulated second units within the jurisdiction. The California second unit law 

4 has been amended several times since 1982, each time imposing additional limitations on the 

5 local regulation of second units. 

6 (b) On January 1, 2017, new amendments to California's second unit law (in which 

7 second units were renamed accessory dwelling units) went into effect. California Government 

8 Code Section 65852.150 was amended to declare that California's housing crisis is now 

9 severe. The amendments mandate local governments, including those with a charter, to 

1 o approve ministerially one accessory dwelling unit in an existing single-family home located in 

11 a single-family zoning district, or in a detached structure on the same lot, if the accessory 

12 dwelling unit meets the standards enacted by the Legislature. 

13 (c) A local government may adopt less restrictive requirements for accessory 

14 dwelling units than the mandated state standards. However, a local ordinance that does not 

15 include all the provisions required by state law, or that does not otherwise fully comply with 

16 the new requirements, is unenforceable unless and until it is amended to comply. 

17 (d) On May 12. 2017. Ordinance 95-17 was enacted to bring This ordinance 

18 amends San Francisco's requirements and procedures for the review and approval of 

19 accessory dwelling units in order to bring them into full compliance with the recent state 

20 mandates. Ordinance 95-17 became effective on June 11, 2017. This ordinance enacts 

21 additional policy changes. 

22 

23 Section 3. The Planning Code is hereby amended by revising Sections 102 and 207, 

24 to read as follows: 

25 

Supervisor Peskin 
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1 SEC. 207. DWELLING UNIT DENSITY LIMITS. 

* * * * 2 

3 (c) Exceptions to Dwelling Unit Density Limits. An exception to the calculations 

4 under this Section 207 shall be made in the following circumstances: 

5 

6 

* * * * 

(4) Accessory Dwelling Units in Multifamily Buildings; Accessory 

7 Dwelling Units in Single-Family Homes That Do Not Strictly Meet the Requirements in 

8 Subsection (c)(6). 

9 (A) Definition. An "Accessory Dwelling Unit" (ADU) is defined in 

10 Section 102. 

11 (B) Applicability. This subsection (c)(4) shall apply to the construction 

12 of Accessory Dwelling Units on all lots located within the City and County of San Francisco in 

13 areas that allow residential use, except that construction of an Accessory Dwelling Unit is 

14 regulated by subsection (c)(6), and not this subsection (c)(4), if all of the following 

15 circumstances exist: 

only one ADU will be constructed; 16 

17 

(i) 

(ii) the ADU will be located on a lot that is zoned for single-

18 family or multifamily use and contains an existing single-family dwelling~ 

19 (iii) · the ADU will be constructed entirely within the "living area" 

20 (as defined in subsection (c)(6)(B G)(iii) or the buildable area of an existing single-family home 

21 or within the built envelope of an existing and authorized auxiliary structure on the same lot; 

22 (iv) the ADU will strictly meet the requirements set forth in 

23 subsection (c)(6) without requiring a waiver of Code requirements pursuant to subsection 

24 (c)(4 )(G); and 

25 
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1 (v) the permit application does not include seismic upgrade 

2 work pursuant to subsection (c)(4 )(F); 

3 provided, however, that the Department shall not approve an application for construction of 

4 an Accessory Dwelling Unit in any building regulated by this subsection (c)(4) where a tenant 

5 has been evicted pursuant to Administrative Code Sections 37.9(a)(9) through 37.9(a)(14) 

6 under a notice of eviction served within 10 years prior to filing the application for a building 

7 permit to construct the ADU or where a tenant has been evicted pursuant to Administrative 

8 Code Section 37.9(a)(8) under a notice of eviction served within five years prior to filing the 

9 application for a building permit to construct the ADU. This provision shall not apply if the 

10 tenant was evicted under Section 37.9(a)(11) or 37.9(a)(14) and the applicant(s) either (A) 

11 have certified that the original tenant reoccupied the unit after the temporarv eviction or (8) 

12 have submitted to the Department and to the Rent Board a declaration from the property 

13 owner or the tenant certifying that the property owner or the Rent Board notified the tenant of 

14 the tenant's right to reoccupy the unit after the temporary evietion and the tenant chose not to 

1 5 reoccupy it. 

16 (C) Controls on Construction. An Accessory Dwelling Unit is 

17 permitted to be constructed under the following conditions: 

18 (i) For buildings lots that have four existing Dwelling Units or 

19 fewer, one ADU is permitted; for buildings lots that have more than four existing Dwelling 

20 Units or are undergoing seismic retrofitting under subsection (F) below, there is no limit on the 

21 number of ADUs permitted. 

22 (ii) An Accessory Dwelling Unit shall be constructed entirely 

23 within the built envelope of an existing building or within the built envelope of an existing and 

24 authorized auxiliary structure on the same lot, as the built envelope in either case existed 

25 three years prior to the time the application was filed for a building permit to construct the 
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1 ADU. For purposes of this provision, the "built envelope" shall include all spaces included in 

2 Zoning Administrator Bulletin 4, as amended from time to time, as \Voll as any infilling 

3 underneath rear extensions the open area under a cantilevered room or room built on 

4 columns; decks, except for decks that encroach into the required rear yard, or decks that are 

5 supported by columns or walls other than the building 'Nall to 1Nhich it is attached and are 

6 multi level or more than 10 feet above grade; and lightwell infills provided that the infill •..viii be 

7 against a blank neighboring wall at the property line and not visible from any off site location; 

8 as these spaces exist as of July 11, 2016 and except for any of these spaces that encroach 

9 on the required rear yard. In the event that an ADU is built in any of these additional spaces, 

10 such construction shall require notice pursuant to Planning Code Section 311 or 312. the 

11 open area under a cantilevered room or room built on columns: decks. except for decks that 

12 encroach into the required rear yard. or decks that are supported by columns or walls other 

13 than the building wall to which it is attached and are multi-level or more than 10 feet above 

14 grade: and lightwell infills provided that the infill will be against a blank neighboring wall at the 

15 property line and not visible from any off-site location; as these spaces exist as of July 11. 

16 2016 and except for any of these spaces that encroach on the required rear yard. 

17 (iii) An Accessory Dwelling Unit shall not be constructed using 

18 space from an existing Dwelling Unit except that an ADU may (a) e><pand into the buildable 

19 area on the ground floor or (b) expand into habitable space on the ground or basement floors 

20 provided that it does not exceed 25% of the gross square footage of such space. The Zoning 

21 Administrator may waive this 25% limitation if (a) the resulting space would not be usable or 

22 would be impractical to use for other reasonable uses included but not limited to storage or 

23 bicycle parking or (b) waiving the limitation would help relieve any negative layout issues for 

24 the proposed ADU. the allmvable area may include any residential space added under permit 

25 as "rooms down." 
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* * * * 1 

2 (vi) An Accessory Dwelling Unit shall not be permitted in any 

3 building in a Neighborhood Commercial District or in the Chinatown Community Business or 

4 Visitor Retail Districts if it would eliminate or reduce a ground-story retail or commercial space. 

5 However, in ~Jeighborhood Commercial Districts, conversion of vacant commercial space to 

6 an ADU is permitted so long as that commercial space is not street facing or does not 

7 constitute more than a 25% reduction of the total commercial space on that lot. 

8 (F) Buildings Undergoing Seismic Retrofitting. For Accessory 

9 Dwelling Units on lots with a building undergoing mandatory seismic retrofitting in compliance 

1 O with Chapter 4D of the Existing Building Code or voluntary seismic retrofitting in compliance 

11 with the Department of Building Inspection's Administrative Bulletin 094, the following 

12 additional provision applies: If allowed by the Building Code, a building in which an Accessory 

13 Dwelling Unit is constructed may be raised up to three feet to create ground floor ceiling 

14 heights suitable for residential use. Such a raise in height 

15 (i) shall be exempt from the notification requirements of 

16 Sections 311 and 312 of this Code; and 

17 (ii) may expand a noncomplying structure, as defined in 

18 Section 180(a)(2) of this Code and further regulated in Sections 172, 180, and 188, without 

19 obtaining a variance for increasing the discrepancy between existing conditions on the lot and 

20 the required standards of this Code. 

21 (iii) on lots where an ADU is added in coordination with a 

22 building undergoing mandatory seismic retrofitting in compliance with Chapter 4D of the 

23 Existing Building Code or voluntary seismic retrofitting in compliance with the Department of 

24 Building Inspection's Administrative Bulletin 094, the building and the new ADU shall maintain 

25 
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1 any eligibility to enter the condo-conversion lottery and may only be subdivided if the entire 

2 property is selected on the condo-conversion lottery. 

3 (iv) pursuant to subsection (4 )(C)(i). there is no limit on the 

4 number of ADUs that are permitted to be added in connection with a seismic retrofit. 

* * * * 5 

6 (J) Permit Application Revie•.v and Approval. The Department shall 

7 approve an application for a permit to construct an Accessory Di..velling Unit within 120 days 

8 from receipt of the application, without modification or disapproval, if the proposed 

9 construction fully complies •.vith the requirements set forth in subsection (c)(4 ). 

(6) Accessory Dwelling Units in Existing Single-Family Homes. 10 

11 (A) Applicability. This subsection (c)(6) shall apply to the construction 

12 of Accessory Dwelling Units (as defined in Section 102) in existing single-family homes that 

13 meet the requirements of this subsection. An ADU constructed pursuant to this subsection is 

.14 considered a residential use that is consistent with the General Plan and the zoning 

15 designation for the lot. Adding one ADU to an existing single-family home shall not exceed the 

16 allowable density for the lot. If construction of the ADU will not meet the requirements of this 

17 subsection and the ADU cannot be constructed without a waiver of Code requirements 

18 pursuant to subsection (c)(4)(G), the ADU is regulated pursuant to subsection (c)(4) and not 

19 this subsection (c)(6). 

20 (B) RH 1 (D); Controls on Construction. An Accessory 0\Nelling Unit 

21 in an RH 1 (D) zoning district shall be allmved only as mandated by Section 65852.2 of the 

22 California Government Code and only in strict compliance '.vith the requirements of that 

23 section as it is amended from time to time. 

24 (BG) Lots Zoned for Single-Family or Multifamily Use and 

25 Containing an Existing Single-Family Home; Controls on Construction. An Accessory 
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1 Dwelling Unit located in a residential zoning district other than RH 1 (D) and constructed 

2 pursuant to this subsection (c)(6) shall meet all of the following: 

3 (i) The ADU will strictly meet the requirements set forth in this 

4 subsection (c)(6)(C) without requiring a waiver of Code requirements pursuant to subsection 

5 (c)(4)(G)* T 

6 (ii) The permit application does not include seismic upgrade 

7 work pursuant to subsection (c)(4)(F). 

8 (iii) Only one ADU will be constructed that is entirely within 

9 either the "living area" or the buildable area of an existing single-family home, or within the 

1 O built envelope of an existing and authorized auxiliary structure on the same lot "=except that 

11 an ADU may (a) expand into tho buildablo area on tho ground floor or (b) expand into 

12 habitable space on tho ground or basement floors provided that it does not exceed 25% of tho 

13 gross square footage of such space, and tho Zoning Administrator may 'Naive this 25% 

14 limitation if (a) tho resulting space •..vould not be usable or would be impractical to use for other 

15 reasonable uses included but not limited to storage or bicycle parking or (b) \Naiving the 

16 limitation •..vould help relieve any negative layout issues for tho proposed ADU. ; tho allov;able 

17 area shall include any residential space added under permit as "rooms down." Living area" 

18 means (as defined in Section 65852.2(i)(1) of tho California Government Code) "the interior 

19 habitable area of a dwelling unit including basements and attics, but does not include a 

20 garage or any accessory structure." 

21 (iv) If contained within the existing space of a single-family 

22 residence or accessory structure, the ADU must have independent exterior access from the 

23 existing residence or accessory structure, and side and rear setbacks sufficient for fire safety. 

24 (v) If construction of the ADU will, in the opinion of the 

25 Department, have adverse impacts on a property listed in the California Register of Historic 
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1 Places or any other known historical resource, the Department shall may require modification 

2 of the proposed project to the extent necessary to prevent or mitigate such impacts. 

3 (vi) The Department shall may apply any Residential Qgesign 

4 Gguidelineg in the Code to the proposed project and review the design of the proposed 

5 project to ensure architectural compatibility with existing buildings on the subject lot that is 

6 generally applicable in San Francisco to the proposed construction of an ADU. 

7 (vii) No setback is required for an existing garage that is 

8 converted to an ADU. 

9 (viii) All applicable requirements of San Francisco's health and 

1 O safety codes shall apply, including but not limited to the Building and Fire Codes. 

11 (ix) No parking is required for the ADU. If existing parking is 

12 demolished in order to construct the ADU, only the parking space required by this Code for 

13 the existing single-family home must be replaced. If replacement parking is required, it may be 

14 located in any configuration on the lot including but not limited to covered, uncovered, or 

15 tandem space or by the use of mechanical automobile parking lifts. 

16 (C Q) Permit Application Review and Approval. Except as authorized 

17 by subsections (c)(6)(B G)(v) and (vi), the Department shall approve an application for a 

18 permit to construct an Accessory Dwelling Unit within 120 days from receipt of the complete 

19 application, without modification or disapproval, if the proposed construction fully complies 

20 with the requirements set forth in subsection (c)(6)(C). 

21 (De) Prohibition of Short-Term Rentals. An Accessory Dwelling Unit 

22 authorized under this subsection (c)(6) shall not be used for Short-Term Residential Rentals 

23 under Chapter 41A of the Administrative Code. This restriction shall be recorded as a Notice 

24 of Special Restriction on the subject lot. 

25 (E .i;:) Rental; Restrictions on Subdivisions. 
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1 (i) An ADU constructed pursuant to this subsection (c)(6) may 

2 be rented and is subject to all applicable provisions of the Residential Rent Stabilization and 

3 Arbitration Ordinance (Chapter 37 of the Administrative Code). 

4 (ii) Notwithstanding the provisions of Article 9 of the 

5 Subdivision Code, a lot with an Accessory Dwelling Unit authorized under this subsection 

6 (c)(6) shall not be subdivided in a manner that would allow for the ADU to be sold or 

7 separately financed pursuant to any condominium plan, housing cooperative, or similar form 

8 of separate ownership; provided, however, that this prohibition on separate sale or finance of 

9 the ADU shall not apply to a building that within three years prior to July 11, 2016, was an 

1 O existing condominium with no Rental Unit as defined in Section 37.2(r) of the Administrative 

11 Code, and also within 10 years prior to July 11, 2016 had no evictions pursuant to Sections 

12 37 .9(a) through 37 .9(a)(14) of the Administrative Code. 

13 (f G) Department Report. In the report required by subsection 

14 (c)(4)(1)(iii), the Department shall include a description and evaluation of the number and 

15 types of units being developed pursuant to this subsection (c)(6), their affordability rates, and 

16 such other information as the Director or the Board of Supervisors determines would inform 

17 decision makers and the public. 

18 

19 Section 4. Effective Date. This ordinance shall become effective 30 days after 

20 enactment. Enactment occurs when the Mayor signs the ordinance, the Mayor returns the 

21 ordinance unsigned or does not sign the ordinance within ten days of receiving it, or the Board 

22 of Supervisors overrides the Mayor's veto of the ordinance. 

23 

24 Section 5. Scope of Ordinance. In enacting this ordinance, the Board of Supervisors 

25 intends to amend only those words, phrases, paragraphs, subsections, sections, articles, 
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1 numbers, punctuation marks, charts, diagrams, or any other constituent parts of the Municipal 

2 Code that are explicitly shown in this ordinance as additions, deletions, Board amendment 

3 additions, and Board amendment deletions in accordance with the "Note" that appears under 

4 the official title of the ordinance. 

5 

6 Section 6. Directions to Clerk. The Clerk of the Board of Supervisors is hereby directed 

7 to submit a copy of this ordinance to the California Department of Housing and Community 

8 Development within 60 days after adoption pursuant to Section 65852.2(h) of the California 

9 Government Code. 

10 

11 APPROVED AS TO FORM: 

12 
DENNIS J. ~ERRERA, City Attorney 

13 By: 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 
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SECTION 1
COW HOLLOW NEIGHBORHOOD DESIGN GUIDELINES BACKGROUND

INTRODUCTION

A long standing city-wide goal has been the preservation and enhancement of the quality of
San Francisco neighborhoods. The premium on residential propert in San Francisco has
encouraged development that has often been unsympathetic to the character of the existing built
environment. While the Planning Code provides general limits on the development of lots, the appli-
cation of these limits may conflict with neighborhood character. The renovation of a residence is a
major commitment of time, effort, and money. The reasons for renovation vary: some people reno-
vate as an investment, some to improve their building's design, and some to provide space for a
growing family. Whatever the reason, renovations and expansions should respect and improve on
the character of the neighborhood and the predominant features of the blacace, and mid-block as
well as open space.

Legal Basis

The Planning Commission adopted the Residential Conservation Amendments to the Planning
Code on January 11, 1996, which, among other things, recognized the potential of having
Residential Design Guidelines for specific areas of the City (Section 311 of the Planning Code).
The Planning Commission, by resolution, can approve the Cow Hollow Neighborhood Design
Guidelines (CHNDG). Upon such action, Planning Department staff would implement these
guidelines as part of building permit review.

Purpose and Intent

To a large degree, the character of San Francisco is defined by the visual quality of its neigh-
borhoods. A single building out of context with its surroundings can have a remarkably disrup-
tive effect on the visual character of a place. It affects nearby buildings, the streetscape, and, if
repeated often enough, the image of the city as a whole.

Concern for the visual quality of the neighborhoods gave rise, in part, to the November 1986
voter initiative known as Proposition M which established as a priority policy that existing neigh-
borhood character be conserved and protected. To ensure this, the Neighborhood Conserva-
tion Interim Controls were adopted in September 1988, which require the City Planning Depart-
ment to use residential design guidelines in its review of building permit applications. The
Planning Commission in 1989 adopted Cityide Residential Design Guidelines to assist in determin-
ing whether a new building, orthe expansion of an existing one, is visually compatible with the
character of its neighborhood. The purpose of these Cow Hollow Neighborhood Design
Guidelines is to assist in determining whether the renovation or expansion of an existing
building, or the constrction of a new building, is visually and physically compatible with the
neighborhood character of Cow Hollow as defined herein.
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The Planning and Building Codes establish basic limitations on the size of a building. A
building built out to the legal limits established for height and setbacks and rear yards may,
however, result in a building which is not compatible with the character of its neighborhood.

To address this problem, Section 311 of the Planning Code establishes procedures for
review of building permit applications in Residential Districts in order to determine compat-
ibility of the proposal with the neighborhood.

The Cow Hollow Neighborhood Design Guidelines establish minimum criteria for
neighborhood compatibilty, not the maximum expectations for good design. Meeting
the criteria wil not alone assure a successful project. A successful project will require sensi-
tive design, careful execution, and use of quality materials. A thoughtful application of the
guidelines wil, however, assist in creating a project that is compatible with neighborhood
character, and wil reduce the potential for conflict and the delay and expense of project revi-
sions.

The Cow Hollow Neighborhood Design Guidelines do not prescribe specific architectural
styles or images, nor do they encourage direct imitation of the past or radical departures
from the existing design context. There are many appropriate design responses to a given
situation. These Guidelines are most concerned with whether the design respects the
project's context, and consciously responds to patterns and rhythms on the exterior and interior
block-face with a design that is compatible and that wil contribute to the quality of the neigh-
borhood.

Because of the diversity of architecture in Cow Hollow, there is great opportunity for design
to unify and contribute positively to the existing visual context. The key issues for the Cow
Hollow neighborhood are preservation and enhancement of the neighborhood char-
acter as perceived from the block face as well as the rear facades of buildings, which
includes enjoyment of the mid-block open space. These play an important role in the
definition of a backdrop for lower neighboring districts and for the Presidio, a Na-
tional Park. Even after meeting the basic structural criteria set forth in these Neighborhood
Design Guidelines, project sponsors and designers must work to sensitively respond to the
other visual design characteristics addressed here. Attention to scale, proportion, texture and
detailng, building openings, etc. wil help to unif the neighborhood in a positive way.

The Cow Hollow Neighborhood Design Guidelines are intended to be used by project spon-
sors and their designers in the project design process, by neighbors and community groups
in their review of projects, and by the Department of City Planning staff and the City Plan-
ning Commission in their review and approval or disapproval of projects.
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ORGANIZATION OF THE GUIDELINES AND FUNCTION OF THE ILLUSTRATIONS

The Cow Hollow Residential Design Guidelines are organized as follows:

Section 2 describes the topography and origins of Cow Hollow and discusses the meaning
of the term neighborhood character, describing typical situations the designer may face and
specifically defining the neighborhood character, topographic features, and housing styles of
Cow Hollow.

Section 3 identifies basic elements of design, analyzes each of them, and presents guide-
lines for designing new buildings or alterations to assure compatibility with neighborhood
character.

Section 4 suggests an approach to identify the concerns of neighbors early in the design
process and ways to better describe the intended building envelope. It also provides infor-
mation about the Cow Hollow Association.

The drawings are intended to illustrate the text and are sometimes schematic. They are not
design examples to be copied or imitated. Although the drawings show only one side of the
street, or one side of the mid-block open space, depending on where the discussion affects
the front or rear facade of the building, both sides of the street and the mid-block open space
are of concern. The illustrations are of in-fill new construction or alteration of existing buildings
on lots with widths varying from 25 to 30 feet in low-density neighborhoods. However, the text
is also applicable and should be followed on wider lots.

The Appendix includes specific discussion and analysis of rear yard coverage and building
height, Cow Hollow Association policies on rear yard set backs and open space, rear yard
extensions, height, and tree pruning techniques, shadow study, and height ordinances from
other Bay Area communities.
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Glossary

The following terms are defined for use in the context of the Cow Hollow Design Guidelines.

Building Envelope: the allowable volume defined by height, width and depth that a building may
occupy, subject to specific limits and policies

Exerior Blackface: the row of front facades facing the street for the length of one block

Interior Blackface: the row of rear facades facing the mid-block open space for the length of one

block

Midblock Open Space: the interior block area shared by the rear yards of all properties on a given city
block and defined by the rear facades of buildings

Neighborhood Character. the colledion of architectural mass, scale, proporton, pattern and rhythm,
design and environmental characteristics that determine the quality of life and ambience of a geographi-
cally-defined neighborhood

Setback (Front, Rear, Side): The dimension a building or portions of are set back from respective
propert lines

Rear Yard: the open space between the rear wall of a subject property and the rear lot line
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Where the Guidelines Apply

The Cow Hollow Neighborhood Design Guidelines apply within the boundaries of the Cow
Hollow Neighborhood. Cow Hollow is the rectangular area of the City and County of San
Francisco bounded by Greenwich Street in the north, Pierce Street in the east, Pacific
Avenue in the south, and Lyon Street in the west. The neighborhood area includes both
sides of the street on each of the bounding streets. The following figure illustrates the
neighborhood boundaries.

COW HOLLOW NEIGHBORHOOD BOUNDARIES
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SECTION 2
NEIGHBORHOOD CHARACTER

TOPOGRAPHY AND TERRAIN: RELATION TO ARCHITECTURAL DESIGN

The boundary of Cow Hollow has been previously defined in "Where the Guidelines Apply."
Cow Hollow homes take advantage of the picturesque setting afforded by its hillside site,
located on the north facing slope descending from Pacific Heights to the Marina.

The open, picturesque atmosphere of the Cow Hollow neighborhood is created by the
unique hillside setting and views to the north, and by large mid-block open spaces. The
Golden Gate Bridge, Presidio, Marina District, Palace of Fine Ars, San Francisco Bay, and
Marin County communities are all visible from different parts of the Cow Hollow Neighborhood.
Neighborhood architecture affords urban density at a pleasant scale that preserves natural
light and views for most residents. The traditional grid street layout provides ease of neigh-
borhood circulation, and block dimensions are characteristic of many older San Francisco
residential neighborhoods. The fact that this street and block arrangement is preserved even
on the steeper blocks in the neighborhood creates a reasonable uniformity of building lot
coverage, building height, views, mid-block open space, and lot setbacks. These are the
attributes of individual lots and structures that largely define the Cow Hollow neighborhood
character.

Cow Hollow includes a diversity of building types: larger single family detached residences
in the higher elevation areas of the neighborhood; one and two family attached residences
on smaller lots throughout much of the neighborhood; and, multi-family structures located
on corner lots and in the lower elevation areas of the neighborhood. Despite this diversity
of building types, the neighborhood is predominately two and three stories.

Topographic Features of Cow Hollow

The level east-west ridge along Pacific Avenue serves as the southern boundary of Cow
Hollow and generally slopes downward toward the San Francisco Bay. The western bound-
ary of the neighborhood drops from an elevation of 250 feet at intersection of Pacific and
Lyon Streets to an elevation of approximately 50 feet in the vicinity of Greenwich and Lyon
Streets. The eastern edge of the neighborhood slopes downward from roughly 210 feet from the
intersection of Pacific Avenue and Pierce Streets to roughly 35 feet at Greenwich and Pierce .
Streets. The neighborhood also has'considerable variations in elevation from west to east. The
third elevation profile below demonstrates the considerable rise and fall along Vallejo Street from
west to east. This is a result of the prominent ridge that runs perpndicular to the Bay shore,
defined roughly by Divisadero Street.
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These topographic features exert a defining effect on the architectural features of the homes
and block faces in Cow Hollow. In addition, the topography influences the micro-climate in
Cow Hollow, specifically the solar lighting, fog, and wind (Appendix E.) Design techniques for
preserving these architectural characteristics and resultant environmental quality in the neigh-
borhood are included in Section 3 of this document.

Cow Hollow Neighborhood Topography
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ORIGINS OF COW HOLLOW

Once home to a brewery and Chinese vegetable gardens, and bordered by a soap factory,
tannery, streetcar factory, and laundries, Cow Hollow is today one of the finest residential
neighborhoods in San Francisco. (John L. Levinsohn, Cow Hollow: Early Days of a San
Francisco Neighborhood from 1776). The neighborhood is a unique microcosm of the full
range of architectural styles popular for single family residences in San Francisco before
1925.

Stark sand hills originally stood as background to pastures used first for dairy cows and
then cattle. Natural springs abounded in Cow Hollow, running down to Washerwoman's
Lagoon, somewhat north of our present Filbert Street. Businesses were established there
using the water for laundering and for tannery processing. Fertile and well-watered adja-
cent lands were a source of much produce for consumption in San Francisco beginning in
the 1850s. Land north of Lombard between Scott and Steiner, as well as up the hill at
Pierce and Green Streets was cultivated for produce by Chinese laborers. By the 1870s
there were about 30 dairies in the vicinity, the largest with about 200 cows. Residents
complained of unsanitary conditions attributable to the dairies, and the tannery was equally
unpopular because it polluted the spring-fed waters of the lagoon. By the 1880s both cows
and tannery were gone, and a few significant residences had been constructed in the neigh-
borhood.

The first grand home in Cow Hollow was built in 1865-66 by Henry Casebolt at 2727 Pierce
Street across from the Chinese gardens. Henry Casebolt, a Virginia blacksmith, made a
fortune during the Gold Rush era and established a factory in 1871 at Union and Laguna to
manufacture cars for his Sutter Street Railway. Designated as Landmark Number 51 by
San Francisco's Landmarks Preservation Advisory Board, the house today is considered a
masterpiece of the Italianate style. Set back in the center of the block, its most prominent
feature is the centrally located porch, flanked by double stairways. Salvaged ship timbers
were used for much of the structure. The white wood exterior was once speckled with dark
tones to mimic stone.

The Casebolt house graced the cover of the popular book Here Today published by the
Junior League of San Francisco in 1968. Here Today is credited with influencing the for-
mation of the Landmarks Board, as well as the city's nonprofit Foundation for San
Francisco's Architectural Heritage.

Some of the oldest houses in San Francisco stil stand today in Cow Hollow because they
were subsequently moved here from other neighborhoods, many of which burned in 1906.
This is a highly specialized form of historic preservation which relies on either clairvoyance
or extremely good luck! (William Kostura, "Itinerant Houses: a History of San Francisco's
House Moving Industry", The Argonaut Journal of the San Francisco Historical Society,
Spring 1999). A reporter in 1901 warned that Cow Hollow "bids, fair to become a wholly
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unique neighborhood of second-hand houses and out of date architecture." ("Tramp Houses of
San Francisco", San Francisco Chronicle, November 17,1901. Sunday Supplement, p.2)
Today we appreciate our wholly unique neighborhood, which retains particularly fine examples
like 2828 Vallejo, on the northeast end of the block between Broderick and Baker. Built In
1880 or 1881 and located at that time at 2120 Broadway, the house may be the oldest Queen-
Anne style residence in San Francisco. it was moved in 1895, when the original site was
purchased by James L. Flood for his new mansion, which is now the home of Hamlin SchooL.
The house at 2828 Vallejo retains a now unusually deep setback and is pictured on page 23 of
Here Today. 

New home construction in Cow Hollow was concentrated after 1890 and in the first two
decades of the century, in a variety of Victorian styles including Stick-Eastlake, Queen Anne
and Edwardian. The pace of construction increased significantly after the earthquake and
fire of 1906, and in about 1911 in anticipation of the Panama-Pacific International Exposition
of 1915. In the 1920s houses were built in Mediterranean, Mission, Romanesque Revival,
Tudor, and California Craftsman styles. There was little new construction in the 1930s,
however Victorian houses were frequently remodeled from 1900 on in these newer styles.
Home-owners also sought to reduce their fire insurance premiums by removing the flam-
mable Victorian decoration and covering their houses with stucco.

By the 1940s some of the large single family homes in the neighborhood had been con-
verted, often illegally, to boarding houses and apartments. Among other factors were the
changing economy and the need to house families of soldiers newly stationed in the
Presidio. In October of 1946 the Board of Supervisors defeated a resolution which would
have rezoned to single family houses (RH-1) ten lots on the west side of Broderick Street
between Green and Union Streets. The argument went to the board after a property owner
sought a building permit to allow the construction of apartments in a house at 2700 Green
Street.

These actions angered resident Elizabeth C. Lawrey, who was told by the Zoning Division of
the Planning Department that the whole neighborhood was a lost cause because it was
made up of large old houses whose only future lay in their conversion to boarding houses
and apartments. Under the auspices of the Planning Department, Ms. Lawrey herself
surveyed 45 blocks to show that Cow Hollow was in fact a solid neighborhood of single
family homes, and the Planning Commission admitted their error. With four other neighbors
Lawrey formed the Cow Hollow Improvement Club, which grew to 360 families. This organi-
zation exists today as the Cow Hollow Association which actively participates in planning
related activities concerning the neighborhood and acts as a clearinghouse for information
from various city departments to members. During Ms. Lawrey's 20 year tenure as Zoning
Chairman, ilegal uses were cleaned up and 20 to 25 blocks were rezoned from apartments
and flats to single family and single family detached homes. The already established apart-
ments and flats were grandfathered in (Marina Union, February 1990.)
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Thanks to the early efforts of the Improvement Club, residents today continue to enjoy the first
and only park in the neighborhood, Cow Hollow Playground, which is hidden in the center of
the block bounded by Filbert, Greenwich, Baker and Broderick streets. With only a handful of
grandfathered commercial establishments Cow Hollow remains today an exclusively residen-
tial and historic neighborhood.

DEFINING NEIGHBORHOOD CHARACTER

Ultimately, the concern to preserve neighborhood character extends beyond individual
neighborhoods to the well-being of the City as a whole. As the San Francisco Residential
Design Guidelines point out, "...to a large degree the character of San Francisco is defined
by the visual quality of its neighborhoods. A single building out of context with its surround-
ings can have a remarkably disruptive effect on the visual character of a place. It affects
nearby buildings, the streetscape, and if repeated often enough, the image of the City as a
whole."

Concern for the visual quality of the neighborhoods gave rise, in part, to the November
1986 voter initiative known as Proposition M, which. . .established as a priority policy, "that
existing neighborhood character be conserved and protected." With respect to specific neigh-
borhoods, the San Francisco Residential Design Guidelines define particular criteria and
guidelines that will be described and made specific to Cow Hollow in this and the next section.
Neighborhood character is first defined, as follows.

What is the Neighborhood?

In assessing whether the physical characteristics and visual appearance of a building ex-
pansion or construction of a new one conserves the e"xisting neighborhood character, neigh-
borhood is considered at two levels:

The broader context. Here the concern is how the building relates to the character and
scale created by the collection of other buildings in the general vicinity. The buildings on
both sides of the street in which the project is located are particularly relevant.

The immediate context. Here the concern is how the building relates to its adjacent build-
ings or, in the case of an enlargement, how the addition relates to the existing structure and
how the form of the new or enlarged building impacts the adjacent buildings.

What is the Block Face?

The Block Face is defined as the row of facades for the length of one block. The topography
of Cow Hollow shows a significant drop from a ridge running along Pacific Avenue; as a result
of this the public perception of buildings is not I imited to their front facades, but inc! udes the
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rear facades when visible from lower streets or from public areas. In consideration to this, the
Block Face consists of two facets: a) the Exterior Block Face, defined by the row offront
facades facing the street, and b) the Interior Block Face, defined by the row of rear facades
facing the mid-block open space.

What is the Mid-Block Open Space?
The Mid-Block Open Space is the open area in the center of a block, formed by the sum of the
rear yards of the properties within the block. The Mid-Block Open Space in the Cow Hollow
neighborhood, contributes to the broader cityscape of San Francisco, particularly when seen
from the adjacent neighborhoods, the shoreline, the Bay, and the Presidio. Due to the inclined
slopes of the upper parts of the neighborhoods, the rear facades of buildings playa very
important role because they contribute to the image of the City, while the vegetation in the Mid-
Block Open Space, in general, softens the building edges and creates a balance between
nature and the built environment. The Mid-Block Open Space adds to the quality of life for the
immediate residents.

RESPECT OR IMPROVE UPON THE CONTEXT: FLEXIBILITY IN DESIGN

In certain neighborhoods, the visual character will be so clearly defined that there is relatively
little flexibility to deviate from established patterns. However, in the majority of cases there will
be greater leeway in design options.

Building patterns and rhythms which help define the visual character should be respected.
A street may have a pattern and a rhythm which unify the rows of buildings on either side.
A sudden change in this pattern, an over-sized bay window or a blank facade among more
detailed ones, for example, can appear disruptive and visually jarring.

In many areas, architectural styles are mixed or significant demolition and redevelopment
have already occurred. Other areas show little visual character and seem to be awaiting
better definitions. Here, design should go beyond compatibilty with the existing context; it
should take the opportunity to help define a more desirable future neighborhood character.

The following discussion is intended to help clarify the restrictions and opportunities pre-
sented by a particular neighborhood context and to understand the degree of design flexibil-
itythat exists.

Clearly Defined Visual Character

On some block faces, existing building patterns and architectural styles wil strictly define
the options for new development. A predominant visual character is clear in the strong
repetition of forms and building types in the following drawing.
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A small deviation in this neighborhood pattern would draw a great deal of attention to a new
structure-attention that is damaging to the existing street character, as shown below.

ABOVE FIGURE - SIMULATION FOR ILLUSTRATNE PURPOSES

Complex Situations

In other situations, building forms and structures are more varied, yet the row stil 'works'
and the buildings share a strong, unified sense of character. Patterns in building siting,
form, proportion, texture, detail, and image are strong but more subtle than in the previous
example. Consider the following example.
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This situation is typical of Cow Hollow. While there are many groups of buildings with
similar design, it is rare to encounter an entire bloc face of uniform visual character in the
Cow Hollow Neighborhoo. The complex situations in Cow Hollow often involve three or
more primary building types per bloc face.

Undefined Visual Character

In many bloc faces, an overrding visual character may not be apparent, or the character may
be mixed or changing.
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When no clear pattern or style is evident on a block face, a designer has both greater
flexibility in design and a greater opportunity (as well as responsibility) to help define, unify,
and contribute positively to the existing visual context. Existing incompatible or poorly
designed buildings in the project's area, however, do not free the project sponsor from the
obligation to enhance the area through sensitive development.

The following examples show the great flexibility of design solutions when the neighborhood
character is undefined. Each response, however, is derived from existing visual patterns
and each attempts to unify the block face.

New Visual Character
When the existing visual character offers little interest, new construction or extensive remodel-
ling should seek to improve the context. When a row of new residential buildings or single
building on a wide lot is proposed on a block where the existing housing has poor visual
character, a unique opportunity to define a more desirable future visual character of the area is
presented. The new building or buildings then become the context with which later construc-

II



Cow HoI/ow Neighborhood Design Guidelines

tion must be compatible. In these cases, the facades of individual buildings or vertical facade
dimensions, in the case of a very wide building, should not be either uniform or entirely differ-
ent from each other.

NEIGHBORHOOD CHARACTER OF COW HOLLOW

Cow Hollow has evolved to contain a mix of architectural styles. Often, there will be three or
more different styles on one block face, but a unifying rhythm is stil maintained. Thus, Cow
Hollow can be considered a complex situation, as described above, in which building forms
and structures are varied, yet the row still 'works.' Sketches illustrating the variety of structures
found in Cow Holloware included.

Cow Hollow Neighborhood Character: Building Types
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Building types contribute significantly to the neighborhoo character of Cow Hollow, and define
tw sub-areas characterized by similarity of buildng uses and building dimensions. They are
considered under the subseion titles .Scale- in Secion 3 of this document. These scle
dimensions include Height, Widt and Depth, and are cosidered in the context of the neigh-
borhoo sub-areas. For each of the dimensions, spefic neighborhoo design guidelines are
provided for the tw neighborhoo subareas in the IIScale- subseion.
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The two distinct subareas include the Upper Elevation Sub-Area consisting of lots zoned for
single family detatched homes, and the Lower Elevation Sub-Area, consisting of
predominatley lots zoned for single and two-family dwellngs.

The Upper Elevation Sub-Area of Cow Hollow includes the general area bounded by Pacific,
Lyon, Vallejo, and Scott. This Upper Elevation Sub-Area is characterized by larger homes on
larger lots. There are, however, some blocks within the Upper Elevation Sub-Area that are not
zoned for single fam.ily detatched homes. These exceptions include the block of single family
homes bounded by Broadway, Divisadero, Vallejo, and Scott, and the southern half of the
Pacific, Baker, Broadway, and Broderick block. These two areas are therefore not included
in the Upper Elevation Sub-Area.

The Lower Elevation Sub-Area of the Cow Hollow Neighborhood consists primarily of single
and two-family homes. The Lower Elevation Sub-Area includes the general area bounded by
Green, Lyon, Greenwich, and Pieræ.The need for consistency of scale in this lower elevation
sub-area is a primary focus of these Neighborhood Design Guidelines. The fact that single
and two-family residences are interspersed throughout the majority of the neighborhood dem-
onstrates the need for a consistent scale and building dimensions across zones.
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SECTION 3
RESIDENTIAL DESIGN GUIDELINES

THE DESIGN PROCESS

For current Cow Hollow residents and future residents considering building a new home or
adding to or otherwise making building modifications or expansions to their homes, it is
important to identify those features or elements that give the building its visual character. A
two-step approach can be useful in identifying the design elements that contribute to the visual
and neighborhood character of a building. This approach involves:

(1) examining the building from afar to understand its overall setting, architectural
context and siting characteristics; then,

(2) moving up close to appreciate the building's design details, materials and the
craftsmanship and surface finishes evident in these materials.

Step one is to identify the overall character of the building, which involves looking at its
distinguishing physical aspects without focusing on its details. The main contributors to the
building's overall character are its setting, shape, roof and roof features, projections (such
as bay windows, eaves, and balconies) recesses, voids, window and doorway openings, and
the various exterior materials.

Step two involves looking at the building at arms length to see the surface qualities of
materials, such as their decoration, building materials, and texture, or evidence of crafts-
manship and age. In some instances, the visual character is the result of the juxtaposition of
materials that contrast in their size and texture. A great variety of surface materials, texture,
and finishes contribute to a building's character, which is fragile and easily lost when these
materials are replaced with inappropriate substitutes.

The following sections give details on the elements of design and the design guidelines that
are relevant to maintaining the neighborhood character of Cow Hollow.
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ELEMENTS OF DESIGN

Following are the six basic elements of residential design, most of which have components.
For each element, we will give a definition, a series of questions emphasizing the design
issues related to the element, and a series of guidelines to follow to ensure that the new
design is compatible with existing ones, i.e., with the neighborhood character of Cow Hol-
low.

1. Siting

. Location of a project site, and its topography

. Setback of the building from the front property line
· Rear Yard, i.e., the setback of the building from the rear property line
. Side Yard, i.e. spacing between buildings and light wells

2. Building Envelope

. RoofJine: the profile a building makes against the sky, and the organization of

projections above the roofline
. Volume and Mass as expressed by the visible facades

3. Scale (Height, Width & Depth)

. Dimensions of the elements which make up the building's facades
· Proportions of the building, and of the elements of its façade

4. Texture and Detailing

· Materials and Colors used to finish the surface of the building
· Ornamentation used, including the amount, quality, and placement

5. Openings

· Entryays -The pedestrian entries into the buildings
· Windows -How they are articulated and used in the façade
· Garage Doors -The vehicular entries into the building

6. Landscaping

. Tree Pruning for the Retention of Mid-Block Open Space

. Tree Selection and Placement
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1. SITING

The topography and location of the project lot and the position of the bui Iding on that site
guide the most basic decisions about design. The Location, Front Setbacks, Rear Yards,
and Side Spacing will be particularly important to the adjacent neighbors and for maintaining
or creating rhythm along the exterior and the interior block face, and maintaining a sense of
common open space in the interior of the block.

A. Location

Location refers both to the topography of the site (is it on a hil, in a valley, or along a
slope?) and to its position in relation to other buildings and significant urban features.

.. Does the site draw attentin to itlf beause of it topography or poit on the block?
· Wil the project be competing for attention with neighboring structures?

Respect the Topography of the Site

New buildings should not disregard or significantly alter the existing topography of a site.
The context should guide the manner in which new structures fit into the streetscape, par-
ticularly along slopes and on hils and in relation to mid-block open space.

The following drawing shows a harmonious streetscape typical of Cow Hollow, in which the
buildings respect the topography and the architectural context, stepping down the hilL.
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From the ridge following Pacific Avenue parallel to the Bay shore, Cow Hollow generally
slopes downward toward the San Francisc Bay. The topographic map and profiles in
Section 2 of this document show the overall topography of the neighborhood.

The significance of this topography with regard to neighborhood character is that there are
few level lots in Cow Hollow. Regardless of where a lot is located in the neighborhood,
neighbors may be locted above or below the elevation of any subject propert. Sensitivity
to topography is extremely important in this neighborhood environment.

In the following drawing, the new building (the building in the middle) disregards the topog-
raphy of the site: it has been built to the same level as the first building from the left, so that
its elevation seems forced and the pattern of buildings stepping up the hil is broken.

g;

ABOVE FIGURE - SIMULATION FOR ILLUSTRATIVE PURPOSES

For houses on slopes, terracing allows each succssive residence to gain light, air, private
and shared open space, and, in many cases, full or partial views. This terracing is important
to adjacent neighbors in blo faces with signifcant slope parallel to the street. Terracing in
this arrngement preserves lateral acs to light and view. Terracing is equally important
to up- and down-slope neighbors locted on block faces with slopes perpendicular to the
street frntage. Terrcing in this arrngement preserves light and views from the front and

rear of hilside homes. Many of the hillside homes in Cow Hollow use a reverse plan, with
large picture windows at the rear, in their living and dining roms, while the homes behind
and downhill from them are carefully designed to be below the line of sight from the homes
above. The strength of this design, which takes full advantage of available views, wil be
undermined if the relation of the structure to the topography is not respected.
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B. Topography and Views

The siting of the homes in Cow Hollow is one of the most important factors defining neighbor-
hood character. As described in the Neighborhood Character of the Cow Hollow discussion in
Section 2 of this document, the majority of the buildings are on terraces that follow the slope.

Thus, in Cow Hollow, the most important features that emerge from the integration of architec-
ture and topography is harmony between the terrain and the built environment and views
available from many of the homes and from their rear yards. There is ample precedent in Bay
Area communities for the preservation of existing views, as described in Appendix F, which
should be consulted for details of view preservation ordinances and guidelines in the Hiller
Highlands, Berkeley, and Tiburon. Although to some extent the assessment of the impact of an
addition to an existing structure on views from the surrounding homes is subjective, the ordi-
nances and guidelines of these Bay Area communities show that it is possible to make these
subjective assessments fair to both holders of existing views and to those wishing to build. It is
also possible to formulate objective criteria to minimize obstruction of existing views. These
communities endorse a combination of such objectives measures and professional judgement
by planning staff, to evaluate the effects of vertical additions on views.

In the hillside community of Cow Hollow, preservation of the views resulting from the relation of
the topography to the existing architecture is a consideration when remodeling is planned or a
new home is to be built. In many areas the streets are so steeply terraced (with steep slope
between streets) that a vertical addition to a home in the lower street will be well below the line
of sight from windows and yards of uphill homes, and therefore, obstruction of views by such
addition will not be a major concern. In other areas, terracing is more shallow (in the Lower
Elevation Sub-Area of the neighborhood) such that the uphill homes do not presently have
views, so a vertical addition would not deprive the uphill home from a view. However, there are
areas in which the depth of terracing of the streets is intermediate, so the addition of a story on
a downslope home would impact the views from an upslope home.

It is in these moderately terraces areas that the criteria such as those used by the Hiller High-
lands, Tiburon, and Berkeley can be applied. Various solutions to minimize view impact in
these situations may pertain, as shown below.

These principles can be integrated into both new construction and building expansions in Cow
Hollow. For example, as in the following drawing, on a home downslope from another, instead
of a vertical addition (right), a rear addition one story lower than the exisiting structure should
be considered (left), provided that it does not encroach within the required open area, to
minimize interference with the view from the up-slope home.

ED



Cow HoI/ow Neighborhood Design Guidelines

If the severity of the slope and/or the size of the yard precludes the above solution, develop-
ing the lower, unfinished story of the home largely within the existing building envelope
should be considered, as shown below.

~.
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If a down slope home considering a vertical addition is across the street from an up slope
home, a front setback or angle-cut on the planned additional story may preserve view for
the up slope home and its rear yard, as in the following drawing. .
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Emphasize Corner Buildings

Corner buildings playa stronger role in defining the character of the neighborhood than
other buildings along the block face. They can act as informal entryays to the street,
setting the tone for the streetscape which follows.

Design for corner buildings should recognize this by giving the building greater visual em-
phasis. Emphasis may be given by greater height, a more complicated form or projecting
façade elements, or richer stronger decoration.

Corner buildings, which have two street facing facades, create a unique design challenge,
particularly if the internal organization of the building is that of an interior building with two
blind sides. Placed on a corner, one of the sides is now an exposed façade which should be
fenestrated, articulated, ornamented and finished so it is comparable to the front façade.
The following illustration represents a well-designed corner home in Cow Hollow.
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c. Setbacks

Building setbacks are the distance between the structure's edges and the front property
lines. The pattern of setbacks helps establish a rhythm to the block face and provides a
transition between the public sidewalk space and the privacy of the building.

· Is there an existing pattern of building setbacks?
· What effect wil changing this pattern have?
· Do the proposed setbacks create new building corners along the block face?

Respect Setback Patterns

A setback that goes against the established pattern will be disruptive to the neighborhood
character.
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In Cow Hollow, within any particular block face, each building is set back from the property
line to a similar degree (Portions of the facades are recessed even further creating partial
setbacks). The setbacks help to define the transition between the private spaces and public
street areas. Landscaping can help soften this transition. Existing patterns of landscaped
front setbacks should be retained. :
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The front gardens in the setbacks of many homes in Cow Holloware an important asset of the
neighborhood. Elimination of these gardens not only damages neighborhood character but
also depreciates the value of the home. Drought resistant plants and automatic-drip irrigation
systems can facilitate maintenance of front gardens. (See Landscaping.)
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Respond to Building Corners Created by Setbacks

Changes to a uniform setback pattern can create building corners along the block face. These
corners often draw attention to themselves and can take on a special role in the composition of
the streetscape. They should be designed to acknowledge this role.
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Acknowledge Significant Neighboring Buildings

In some cases, a proposed project is adjacent to a historically or architecturally significant
building. These structures are often set back from the street or are on wider lots with gar-
dens in front. For these lots, open space can sometimes be even more important than the
building itself. The setback treatment should be sympathetic to the importance of the build-
ing, its setback and the open space.

Provide a Setback to Accommodate Projections of Architectural or Decorative Features

Except for minor encroachments, architectural or decorative features are not permitted to
overhang the sidewalk for the first 10 feet above the sidewalk, a height intended to provide
the pedestrian adequate headroom. Therefore, in order to allow for appropriate architectural
or decorative features at the base of the building, the building may need to be set back from
the property line.

..:.
.." .:
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D. Rear Yards

Rear yards are the spaces between the back of the building and the rear property line. In
addition to serving the residences to which they are attached, they are in a sense public in
that they contribute to the interior block open space which is shared visually by all residents
of the block.

. Is there a pattern of rear yard depths creating a common open space?

. Wil changing this pattern have a negative effect?

. Are light and air to adjacent properties significantly diminished?
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Respect Rear Yard and Adjacent Buildings

Intrusions into the rear yard, even though permitted by the Planning Code, may not be appro-
priate if they fail to respect the mid-block open space and have adverse impacts on adjacent
buildings.

.., .........

In Cow Hollow, the mid-block open space constituted by the open adjoining rear yards are a
major and defining element of the neighborhood character. Preservation of these the mid-
block open space is an important goal ofthese Neighborhood Design Guidelines. Not only
should rear additions respect the midblock open space, but they should also minimize adverse
impacts on adjacent buildings, such as significant deprivation of light, air and views. Expan-
sions should be designed to avoid overshadowing neighboring gardens, existing sunlit decks,
sunny yard space, or blocing significant views.

Finish the Rear Facade and Visible Sides of the Building

The rear of the building, and the visible sides, while not as public as the front of the building,
stil are in view of the neighboring properties, and often, depending on the topography, of those
far beyond. This facade should also be compatible with the character of its neighborhood.
The exposed siding of a rear extension should be architecturally finished because of its visual
impact on adjacent properties. Exposed plywood, for example, should be considered inap-
propriate in the Cow Hollow neighborhood, where the majority of the building facades are
finished with siding or stucc.

II



Cow Hollow Neighborhood Design Guidelines

E. Side Spacing (Side Yards)

Spacings are the separations, existing or perceived, between buildings. Side or "notch-
backs" between buildings help to underscore the separate nature of each unit and set up a
characteristic rhythm to the street scape composition.

. Is there a pattern of side spacing between the buildings?

. Wil changing this pattern have a negative effect?

. Can a negative impact be minimized by changing the design?

Respect Spacing Pattern

As with front setbacks, a poorly designed side setback between buildings can strongly impact
the neighboring buildings as well as be visually disruptive.
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Proposed projects should respect the existing
pattem of spacings between buildings.
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Incorporate "Good Neighbor" Gestures

Often a small side setback or notch can prevent blockage of a neighbor's window or light well,
or a slight reduction in height can avoid blockage of a view. These kinds of "good neighbor"
gestures should be incorporated into the design. Side setback

¡provides space and
eliminates parapet./..~
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Drawing by Ruth Siegel/Arnold Lerner, AlA

Ways to Adjust Envelope and Add Light/Preserve Neighbor's Views

Lateral Lighting, Air and Views

Where side yards exist, new buildings or expansions should be designed so as to preserve
these side yards in their entirety and thus to protect the privacy of and light to neighboring
buildings. When rear additions impinge on light and air to adjacent homes, setbacks can be
used to preserve the extent of light and air intended in the existing design.

Rear Expansions

In attached homes in Cow Hollow, the lack of side yards limits light reæived by residences and
limits the sight lines (air envelope) around the residenæs. For this reason, attached homes
are particularly vulnerable to deprivation of light and air by a neighboring rear expansion.
Therefore, it is particularly important in attached homes that the rear additions be set back at
their sides as much as necessary to preserve the existing extent of light and air to adjacent
structures, as shown in the following figure.

Consistent side setback
for rear addition
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2. BUILDING ENVELOPE

The building envelope refers to the exterior elements of a structure - the roof, the front, rear
and side facades and other projecting elements such as bays, overhangs and balconies.
The actual envelope of a building, within the maximum envelope established by the Plan-
ning and Building Codes, should be compatible with the envelopes of surrounding buildings.
This section focuses specifically on two aspects of the building envelope which are crucial for
compatible design - the Roofline and the appearance of Volume and Mass.

A. Roofline

The roofline refers to the profile of the building against the sky. In the case of Cow Hollow,
where steep slopes expose the design, and appearance of 

the roof of buildings down hill,

roofline also refers to the perception of roofs as ween from higher elevations.

. Is there an identifiable pattern to the rooflnes of buildings on the blockface?

. What choices are there to respond to this pattern?

. Can the impact of unavoidable disruptions to the pattern be lessened?

Respect Roofline Patterns

The style of roofline varies throughout the Cow Hollow Neighborhood from block to block.

DISRUPTIVEl

Broad patterns may not be apparent unless the entire block face is considered.

................ .._...... -_............. ...--_....p.............. .................................................................................................. . . .
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Many blocks throughout the neighborhood are characterized by distinctive roof 

types, whileothers are less consistent. Those blocks that are more consistent require design that is con-
sistent and complementary to the dominant building style. Blocks that are more varied and
eclectic require special consideration in order to bring greater harmony or visual interest to the
blockface.

In general, a strong repetition of consistent rooflnes calls for similar design for new construc-
tion and alteration.

As important as the pattern of rooflines seen from the street level, is the perception of the roofs
of buildings as seen from higher places. A flat roof, the choice of bright and reflective roof
materials, the random placement of skylights, the construction of elevator and stair pent-
houses, or the design of a bulky roof, can greatly affect the neighborhood character as per-
ceived from higher locations within the neighborhood.

Minimize the Impact of Inconsistent Building Rooflines

The impact of inconsistent building forms should be responded to creatively.

There is likely to be more than one way to address a complex pattern of rooflines. While the
design may respond more specifically to one pattern over another, picking up on several
patterns may help to tie the streetscape composition together.
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When the inconsistency results from the new building being taller than adjacent buildings,
setting the taller element back from the street through a set-back at the prevailing street wall
height would be necessary. Corner buildings require setbacks on both frontages.

_..--...__...."'....'-_...~..
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B. Volume and Mass

Volumes are the three dimensional forms of the building. Mass is created by the combination
of arrangement and surface treatment. Mass and volume together define a building's bulk,
weight and depth. The appearance of volume and mass influences how people perceive a
building as they pass by. San Francisco has a tradition of buildings which exhibit a strong
sense of volume and mass; facades tend to have sculptural, three dimensional qualities and
the buildings themselves seem to be solidly rooted to the ground.

. Have the elements which contribute to the feeling of volume and mass along the

block face been identified?
. Can the appearance of compatible volume and mass be created in the new struc-

ture with the façade articulation and ornamentation?

Compatibilty of Volume and Mass

The volume and mass of a new building or an addition to an existing building must be compat-
ible with that of surrounding buildings. Corner buildings need to show mass and volume more
clearly than mid-block buildings and therefore need special attention.

Identify and Incorporate Elements which Contribute to Volume and Mass

Perhaps the easiest way to understand the forms which influence this design element is to
outline them using photographs of the exterior and interior block face and tracing paper. In the
following example, both protruding forms and the recessed areas which create the sense of
volume and mass have been identified. With this information, the compatibility of the volume
and mass of the proposed project can be judged.
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Take the original photographs...

Outline the basic forms...
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Add shading to identify elements with volume and mass...
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Effect of Light and Shadows/Ornamentation

Protruding façade ornamentation which casts shadows tends to increase the sense of
volume even on a flat façade. The amount and level of detail of the façade ornamentation
(see Texture and Details) influence the sense of volume and mass.

Lack of decrative features or use of fine scale decoration tends to create a façade with
little sense of volume and mass.

If consistent with the surrounding buildings, the treatment of architectural detail can help to
create the appearance of greater volume and mass. .

Effect of Light and Shadows/Openings

Light and shadows cast on a facade help define the sense of volume and mass. Openings in
the facade-windows, peestrian and vehicular entries-play an important role in the creation of
shadows. Simple and large shadows accnting recssed areas can provide a greater sense
of mass, as in the following example.
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3. SCALE

Cow Hollow Neighborhood Design Guidelines

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 alter-
ation should be compatible with that of neighboring buildings. To assess compatibility, the
dimensions and proportions of neighboring buildings should be examined.

A. Dimensions

· Do the building seem under or oversized in reationship to the buildings around it
· Do certin elements of the building seem to be the wrng size in relation to otherpart?
· Can the dimensions be adjuste to relate better to the surrnding buildings?

Respect the Scale of the Neighborhood

If a building is actually larger than its neighbors, it can be made to look smaller by façade
articulations and setbacks. If nothing helps, reduce the actual size of the building.

Buildings may be compatible with their
surroundings in terms of proportions, but
still be out of scale. Building NO.3 is too
high and too wide.

As in the example above, building #3
is bigger than its neighbors but it is
in scale with them because the width
of the facade has been broken up and
the height has been reduæd.

1 2 43

1 2 43
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Height
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 overwelming
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 hil 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 addi-
tions to the rear of the house.

In areas of Cow Hollow that are down-slope from the ridge along Pacific Avenue, availability of
light to homes is often limited because sunlight is blocked by homes on the ridge, in particular
in the winter months. In these areas, vertical expansions that further limit the light are not
appropriate. Alternative designs that involve no impact on light should be sought.

Width
The design of a new building or an addition must be consistent with the existing pattern of
building width that prevails in Cow Hollow. Expansion in the side-to-side dimension is possible
only in detached homes, provided that the building expansion, does not encroach into a re-
quired side yard, or when there is a clear pattern of side yards. Such expansion must minimize
the impact on light and air to adjacent homes and preserve side yards by matching existing
neighborhing side yards.

Depth
The design of a new building or an addition must be consistent with the existing pattern of
building depth that prevails in Cow Hollow. Expansions in depth are generally rear expansions,
which are addressed in the section on "Rear Yard."

Extensive rear additions on down-sloping lots, even if they preserve the amenities of neighbor-
ing homes, can result in in out-of-scale structures that fil up the hilsides and eliminate open
space, making the neighborhood appear over built. The many down-sloping lots in Cow
Hollow provide ample opportunity to expand within the envelope. However, should a rear
extension be desired, to prevent excessive structures on down-sloping lots, it may be neces-
sary to limit the addition so as not to create out-of-scale structures or compromise neighbors'
amenities.
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B. Proportions

Proportions are dimensional relationships among the building elements. These relationships
exist at several levels: the relationship between the dimensions (height, width and depth) of
each element of the bu i1ding, the relationship of the dimensions of the elements to each other
and to the building as a whole, and the dimensional relationship of the building to other build-
ings along a blockface.

. Have the prevailng proportions along the blockface been identified?

. Can the proportional relationship of the proposed project be identified?

Compatibilty of Vertical and Horizontal Proportions

The overall sense of a building working well within a particular context is often the result of
carefully developed dimensional relationships. Poorly proportioned buildings are out of bal-
ance, inconsistent, and lack harmony with their surroundings.

The proportions of the basic shapes of a project must be compatible with those of surrounding
buildings. A basic step in identifying the proportions on a block face is to map (as described
under 'Volume and Mass') the vertical and horizontal elements that define the facades of a
building, such as doorways, windows, cornices and garage doors, and then to analyze their
dimensional relationships.

A simple change in proportion can often have an enormous impact on how a building fis into

its surroundings. A building with strong horizontal elements in an area where vertical elements
predominate can be disruptive. The example below illustrates a change in window propor-
tions. The guideline applies, however, to any element of the facade.

DISRUPTVE
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The change in window proportions help make this building more compatible with its context.
Other design elements would of course have to be addressed before it would meet the mini-
mum standards of these Guidelines.
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4. Texture and Detailing

Texture refers to the visual surface characteristics and appearance of the building façade.
Detailing refers to the manner in which building parts are put together. The texture and detail-
ing of a building's façade often have the strongest impacts on how people perceive a new
structure, and therefore, on their sense of the character of the neighborhood. The use of
materials and the degree of ornamentation give the building its texture. _

A. Exterior Materials

Exterior materials are the architectural finish on the visible, exterior parts of the building.

. Do the building materials complement those used in the surrounding area?

. Is the quality of the materials comparable to that of other nearby buildings?

. Could the materials be finished in a way that would improve their appearance?

Use Compatible Materials

As with other design elements, the surrounding context provides cues for the choice of materi-
als. For example, a metal sided building would not fit in well with a row of painted wood board
homes.
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Appropriateness of the Choice of Materials

Attention must be given to how many different materials will be used on a facade, how the
materials wil be applied and distributed, and what materials are chosen. While in some
projects the use of a variety of materials together-stucco, brick, and wood siding, for example-
can result in a successful design, in others the variety will seem cluttered and distracting. The
key to determining whether choices of material are appropriate is to understand what the
design is trying to achieve.

Is the variety of materials being used to create more visual interest in a blank, flat facade? If
so, the problem should probably be dealt with by using a more interesting architectural form.

Are different materials being used to define different levels of a building, such as the base, the
middle, or the top? The sensitive use of different materials can help express the building's
structure in a highly visible manner. In determining what materials are appropriate for this
purpose, it is helpful to class the materials by their visual qualities. such as sturdy, massive,
heavy, light, delicate, ethereal, etc.

Is the variety of materials responding to a pattern of materials prevalent in the block face? If so,
it is helpful to do a careful analysis of what type of materials are being used. Brick, for ex-
ample, can be clean and smooth, or rustic and knobby, and can change in color and finish.
Choosing among the varieties of a specific material is as important as choosing among the
materials themselves. Materials should appear as integral parts of the structure rather than
'pasted on.'

The designers of Cow Hollow's early homes used many quality materials, including stucco,
tongue-and-groove siding, and brick in front facades, a similar range of materials for other
exterior walls, roofs, and wood-frame windows. When refinishing existing exterior walls or
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finishing the walls of additions or new construction, or finishing exposed side walls,
homeowners should use materials compatible with those in the rest of the block-face. For
example, aluminum or vinyl siding should not be used in block faces on which facades are
primarily stucco.

In the design of a new building or an addition or renovation, the materials of the existing house
as well as the materials of the surrounding buildings need to be considered. The quality of
materials and installation should be comparable to those used in the original buildings and
appear as an integral part of the structure.

Finish Exposed Side Walls
Exposed sidewalls should be finished with quality materials that are compatible with the front
facade and adjaænt buildings. Unpainted plywood blends poorly with other materials and
should not be used when it is exposed to view.

B. Ornamentation

Ornamentation is the refinement of detail and the application of decorative elements with the
sole purpose of enhancing the building'sappearanæ.

. Does the project stand out as excessively plain or overly decorated?

. Does the ornamentation make sense for the building or is it simply copied from
those su"ounding it?

Respect the Amount and Level of Detail of Surrounding Ornamentation

The richness and level of detail of ornamentation in the surrounding area should be used as a
guide, without exactly mimicking the neighboring facades. For example, a relatively flat façade
with little ornamentation would be inconsistent in an area which has a high degree of façade
ornamentation and vice versa.

In any event, stark, flat facades and large, visible, and undifferentiated side walls should be
avoided by articulating their form and/or through the use of ornamentation. All materials and
colors should be extended along all exposed sides of the building.

Ornamentation should be used with understanding and restraint, with consideration of the
visual character of the neighborhood. The use of decorative brackets, eaves, details, cornices,
columns, and capitals, for example, should come from an awareness of the evolution of such
building elements and of their original, structural function; columns hold up buildings, brackets
support overhangs, etc.
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Ornamentation has also evolved throughout particular periods of architectural style. An analy-
sis ofthe predominant era of architecture represented in the neighborhood adjacent to the
project wil be helpfuL. A project decorated with Victorian ornament in a neighborhood of stucco
buildings typical in the Outer Sunset would seem inappropriate. An understanding of the
differences among such important architecural styles in San Francisco as Italianate, Queen
Ann, Stick, Colonial Revival, Mission Revival, and Craftsman would be a valuable tool for a
designer working in a neighborhood of older, more historic buildings.

Ornament that has been carelessly 'tacked on to' the facade of a building can cause architec-
tural disorder. For example, when the project designer selects window styles and surface
materials without clear rationale the building wil lack architectural unity and integrity.

Cow Hollow homes vary greatly in ornamentation due to the wide range of architectural styles
present in the neighborhood. When building a new structure, if not the omamentation, at least
the effecs of light and shadow pertnent to the style of the subjec block face must be con-
veyed. Ornamentation must be used with restraint and in a manner consistent with that of
surrunding homes;
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5. Openings

Typically, openings in a building-Doorways, Windows and Garage Doors-make up the
largest and most distinctive elements of a building's façade. While these features have been
considered under each of the previous four Design Elements, they are highlighted separately
here for clarity of presentation.

A. Entryways

Entryays refer to the pedestrian, as opposed to vehicular, entries into the building's façade.
They comprise doorways, porches, stairs, and other elements that contribute to the sense of
arrival into the building.

· At th projets dotW,Y compatible in size and details wit those around them?
· Has a poible existng parn of stairways be identied
· Do the projec repond to this pattern ordoes it ignore it
· Are the neighboring doorways plain, ornate, prominent or hidden?

Respect Stairway Pattern: Position level of Entry

Doorways should be designed to be consistent with surrounding entries. In a neighborhood
where the predominant pattern of stairways is located on one side of the building, ignoring this
pattern co~ld be disruptive. Where symmetry or asymmetry has becme and impoant ingredi-
ent of a building group, the goal is to respect it and respond sensitively to it.

Similarly, a ground level entr in a row of structures with raised entries could interrpt an impor-
tant pattern. It is important to resped a pattern of raised, off center entrances, which may add
richness and rhythm to the block face.
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Respect Entryway Patterns

A building with a small entryay can be disruptive to an area with more elaborate entries.ln the

example below the doorway appears undersized and inadequate next to the entries with more
detailed porticos and decorative features.

- B-=--=
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Proposed Enlryay

Expanding the scale of the entry by bold framing can help to bring the building into harmony
with the surrounding entryays. Cow Hollow entryays generally provide a strong transition
from the street to the house and thus exemplify the commitment of the original builders, fol-
lowed by those of the later periods, to provide maximum privacy to residents of individual
houses.

Proposed Er*yway

B. Windows

Windows are the link between the inside, private space and the outside, public space. Win-
dows mark the rhythm along the block face and contribute to the sense of mass of the facades.
They emphasize the proportions of a building, can contribute to its ornamentation, and help
define its texture.
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· Is the choice of windows-their configuration, proporlions, details and material-
appropriate?

Compatibilty of Windows

The proportion, size and detailing of windows must relate to that of existing adjacent buildings.
Most residential buildings have a vertical orientation, while horizontally oriented or even square
window shapes are found in commercial and industrial areas. The proportion of window (void)
to wall (solid) area on a facade varies with building type. New windows should approximate
ratios of neighboring structures while meeting the building's functional needs.

Since windows in most older buildings are framed by a variety of elements such as sash,
stained glass, lintels, sills, shutters, pediments, or heads, new structures should avoid design-
ing windows which are not differentiated from the wall plane. Wood window frames are more
harmonious with surrounding structures than steel or aluminum frames. Generally, older build-
ings have inset windows with a generous reveal. Individual windows should be consistent with
pane divisions on neighboring buildings, which are often double-hung or casement sash.

C. Garage Doors

Garage doors are the auto entry to the building - the doors, their architectural frame, and the
driveway. This element occupies a major portion of the ground floor of a building on the typical
narrow lot and therefore has a major impact on the pedestrian perception ofthe building.

. Does the proposed garage door fit in with the rest of the project?
· Is the scale of the garage door compatible with its adjacent garage doors?
. Can the visual dominance of the door be reduced?

. Can its visual appearance be improved?

Compatibilty of Garage Entry

The design of the garage door should be compatible with the scale of the building and other
surrounding buildings on the block. It should create visual interest and should be solid so the
parked vehicle cannot be viewed from the street.

This garage door presents a dull, blank expanse.
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A recessed or arcaded garage door is less intrusive.
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Garage doors can be embellished to make them more attractive.

Q r. 5

Minimize Negative Impacts of Garage Entries

The garage door is often the largest opening in the front of the building. Care must be taken to
prevent it from becoming the dominant feature. In most of the city's residential neighborhoods,
the width of the garage doors is between 8 and 12 feet. If the garage is made deep enough,
cars can maneuver once inside and the garage door can be reduced and made a less promi-
nent feature of the building façade.

Large lots and multiple lots in a row offer an opportunity to cluster parking areas and minimize
the number of garage entries and loss of curbside parking. Because of the shortage of street
parking in Cow Hollow, garages are strongly encouraged in renovation and required in new
construction. Garages should be incorporated in the main volume of the house and not plaæd
in the front setback area.
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6. Landscaping

Appropriate landscaping can help improve the character of a neighborhood. Front setbacks
provide space for planting shrubs, flowers, and trees.

Even on lots where there is no front setback, opportunities exist for enlivening the facade with
containers for plant materiaL. Notches and projections can be designed to incorporate planter
boxes on the ground leveL. At the upper levels, planting areas and planter boxes can be con-
structed into the railings of decks or balconies.

Sec. 143 of the Planning Code requires planting a minimum of one tree of 15-gallon size for
each 20 feet of frontage property along each street and alley. Utilities should be located so
that there is adequate room for planting the required street tree. Advance planning for utility
hookups should take place to ensure that there is no conflict between the location of the tree
well and where the utilities enter the site. The particular tree species and locations are subject
to approval by the Department of Public Works Bureau of Streets Use and Mapping. They
may be contacted (875 Stevenson Street, Room 460, Phone (415) 554-6700) for a street tree
application and pertinent information. Just as the building should be compatible with its neigh-
bors, the landscape materials used should be compatible with the landscape materials used in
the surrounding area. If there is a dominant tree species used on the block, usually that spe-
cies should be the one selected.

Potential impacts to views and sunlight must also be considered when trees and other land-
scape screening materials, such as tall dense shrubs, are planted in the front and rear set-
backs. New planting plans should be reviewed carefully to ensure that neighboring views and
sunlight will not be significantly diminished when the landscape elements reach maturity.
Existing vegetation should be effectively pruned to open new views or restore old views newly
obscured by growing vegetation.

A. Tree Pruning for the Retention of Mid-Block Open Space

Tree pruning strategies including thinning, skirting up, and crown reduction, can retain access
of sunlight and can preserve or restore views. These pruning strategies are graphically de-
picted in the Appendix.

B. Tree Selection and Placement for Views

Residents should consult with a registered landscape architect or contractor when designing a
new planting plan in order to select and appropriately place vegetation that will accomplish the
design goals.
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SECTION 4

NOTIFICATION, STORY POLES, THE COW HOLLOW ASSOCIATION,
AND NEIGHBORHOOD INVOLVEMENT

NOTIFICATION AND STORY POLES

Notification to neighbors of an application for residential remodeling or new construction shall
be according to the requirements of Section 311 of the Planning Code. Where proposed
horizontal or vertical additions to homes will increase the existing envelope of a residence, or
when the proposal is a new building, it is recommended that sponsors erect story poles. These
story poles shall be installed to indicate the outermost envelope of the building. Poles shall be
placed to mark the perimeter corners of the proposed addition or new building, at a height that
designates the proposed project's roof. Additional center poles shall be installed to indicate
roof peaks, if any. The tops of the story poles can be connected with colored tape or rope in a
manner that clearly denotes the envelope and massing of the proposed building. This ap-
proach will provide a method for residents who may not be able to interpret design drawings to
ascertain the ultimate height and bulk of a building, its potential impact on views, and to make
informed decisions regarding a proposed project.

COW HOLLOW ASSOCIATION (CHA)

The CHA was originally incorporated through the filing ofthe Club's Articles of incorporation in
April 1979. These articles established the CHA as a 501 (c)(3) nonprofit corporation. The
bylaws define the purpose of the Association as "educational and charitable." (Bylaws of the
Cow Hollow Association, August 25, 1978).

NEIGHBORHOOD INVOLVEMENT

The process for review of home renovations and new construction subject to the Cow Hollow
Neighborhood Design Guidelines should include the following steps.

The sponsor must first review the Cow Hollow Neighborhood Design Guidelines. Before
undertaking substantial renovation outside the existing building envelope, or beginning new
construction, it is incumbent on the project sponsor to consult the guidelines.

When a preliminary design has been prepared by the project architect or contractor, and there
are deviations from the Cow Hollow neighborhood character as defined herein, the project
sponsor is encouraged to review the project with the Cow Hollow Association.

In all cases, the project sponsor is encouraged to discuss and review the proposed project
with all affected neighbors.
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The Association can be reached at: cowhollowassociation@yahoo.comand the San Fran-
cisco Department of City Planning can be reached at 415.558.6377

These steps must be followed:

1) Consult affected neighbors as required by the Planning Department (150 foot notice
guidelines)

2) Contact the Cow Hollow Association President for the date and time of the next meeting
of the Association in order to schedule a presentation

3) Make a presentation to the Cow Hollow Association Board at the regular meeting

4) Make necessary adjustments to the design during the conceptual design phase, before
working out specific design details, in order to avoid duplication of work and difficulty
making adjustments.

The Cow Hollow Board of Directors serves to uphold and enforce the Cow Hollow Design
Guidelines as stated and wil do its best to provide guidance and suggestions for all inter
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A. Zoning Districts of Cow Hollow Neighborhoods
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B. Analysis of Rear Yard Coverage and Importance to Neigbhorhood Character

Although Cow Hollow is visually eclectic from the block face perspective, the majority of lots
share lot and building dimensions that are important to neighborhood character. Analysis of
key lot and building dimensions by the Cow Hollow Association, demonstrates that these
dimensional characteristics are central to preserving neighborhood character.

The Cow Hollow Association analyzed building height and lot coverage statistics compiled
from the Sanborn insurance maps for each of the 1 ,100 neighborhood lots.

Cow Hollow is an urban neighborhood that is predominately built out, with open space con-
fined to the rear yards and block interiors. Yet, as discussed in this document, existing zoning
allows for expansion of existing buildings into the rear yard. The principle threat to rear yard
open space is the 75 percent lot coverage allowed under the RH-1 zoning district, leaving only
25 percent rear yard open space. The RH-2 zoning district sets a limit of 55 percent lot cover-
age, preserving 45 percent of the lot as rear yard open space - a standard that better protects
the rear yard amenities valued by residents of the Cow Hollow Neighborhood.

As shown by the table on the adjacent page, 83 percent of the RH-1 and RH-1 (D) lots could
expand into the rear yard space under the existing Planning Code 25 percent rear yard re-
quirement. This is 43 percent ofthe 1100 lots in the neighborhood, as shown in the table. Full
buildout of these lots would severely diminish the valuable rear yard open space and access to
light, air and views for many neighbors. A large percentage of the rear yard open space that is
currently shared by residents throughout the Cow Hollow Neighborhood would dissapear in
this scenario. Under a 45 percent rear open space requirement, 46 percent of the RH-1 and
RH-1 (D) units could stil expand, while preserving valuable shared neighborhood assets.

Under the existing 45 percent rear yard open space requirement for RH-2 lots, 30 percent of
the RH-2 properties in the neighborhood can expand furter into the rear yard. As a compari-
son, this is fewer allowable expansions than would be allowed for RH-1 lot owners under a
neighborhood-wide 45 percent rear yard open space requirement.

The chart on the following page illustrates the distribution of RH-1, RH-1 (D) and RH-210ts
according to the percentage of rear open space. The chart shows the number of lots for each
5 percent block of rear yard open space, ranging from 0 to 5 percent rear open space (95 to
100 percent buildout) to 95 to 100 open space (partially built or vacant lots).
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Roughly one third of the blocks (10 blocks) in the Cow Hollow Neighborhood have a mix of RH-
1 and RH-2 zoning (shown in Cow Hollow Zoning Map in Section 1 of this document). This mix
of zoning has the potential to generate conflict as neighbors seek to maximize different prop-
erty values on adjacent RH-1 and RH-210ts, such as increasing the building envelope versus
preserving access to rear yard open space. Because the rear yard open space is a value
shared by all lots on a given block, it is important to protect this important aspect of neighbor-
hood character.

The Cow Hollow Neighborhood Design Guidelines do not address rear yard coverage for
the other zoning districts in the Cow Hollow Neighborhood, including: RH-1 (D), RM-1, RM-2
and RM-3.

RH.1 Rear Yard Expansion: Effect on Neighborhood Character

How Many RH.1 & RH.1(D) Lots Can Expand Under Different Lot Coverage Policies?

" of %dTdaNm TotalRH1 Nehb
25% Rear Yard Open Space requirement? 482 83.4 43%

45% RearYard Open Space requirement? 268 46% 24%

How Many RH.2 Lots Can Expand Under Existing Polley?
" of %dTdaNm TotaRH-2 Nehb

45% Rear Yard Open Space requirement? 119 30% 10%

C. Analysis of Building Height and Importance to Neighborhood Character

Building height, including front and rear façade heights, is another key element of Cow
Hollow neighborhood character. The neighborhood is dominated by three story structures,
providing a uniform sense of scale along the majority of block faces and preserving a sense
of open space in the majority of rear yards. Existing zoning, however, has not preserved
these valued characteristics in all situations. The San Francisco Planning Code does not
address complex situations such steeply sloping lots in a manner that consistently pre-
serves access to light, air and views for neighbors of properties expanded to the maximum
allowable building envelope.
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Analysis of Cow Hollow building heights reveals that 98 percent of the structures are from two
stories to three and one half stories. 56 percent of the homes are three stories. The few taller
structures, 4 stories and taller, are confined to less than two percent of the total number of
neighborhood buildings. Among the 4 story structures, roughly one third occur in the RM multi-
family zoning districts located primarily at the northern edge of the Cow Hollow Neighborhood.
The other taller structures, 5 and 7 stories, are anomalies in the neighborhood, such as the few
larger apartment buildings and foreign government consulates.

The chart below illustrates the distribution of neighborhood building among the various
height categories, clearly showing the concentration of three-story structures.

These neighborhood design guidelines, in response to the analysis presented in this sec-
tion, focus not only on the visual elements of design but establish specific guideline policies
addressing the dimensions for new construction and renovation, including: building height,
rear yard setback, lot coverage, and side yard dimensions. These individual topics are
discussed in more detail in Section 3.

Cow Hollow Building Heights
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D. COW Hollow Association Policies

D.1 Rear Yard Setbacks and Open Space

As described above in the section Cow Hollow Neighborhood Character, the Cow Hollow
Neighborhood is zoned predominately RH-1 and RH-2. The San Francisco Planning Code
establishes a 25 percent rear yard open space requirement for the RH-1 zone, meaning the
building may cover 75 percent of the lot. The Planning Code requirement for the RH-2 zone is
a 45 percent open space requirement, or, the building may cover 55 percent of the lot. Be-
cause the RH-1 and RH-2 zones are intermingled, as shown in zoning diagram figure in Sec-
tion 1, the Cow Hollow Neighborhood would benefit from a consistent rear yard open space
requirement.

Cow Hollow Neighborhood Policy:
New construction and additions outside of the existing building envelope in
both RH-1 and RH-2 zones must follow an overriding 45 percent rear yard open
space policy. (See Next Page for Diagram)

This policy will primarily limit expansions of existing homes within the RH-1 zone. According to
analysis performed by the Cow Hollow Association, presented in greater detail in the Cow
Hollow Neighborhood Character section of this document, 34 percent of the RH-1 lots can
expand under this policy (169 lots). The remainder of the lots (328 lots) are built out, with 55%
or greater lot coverage. This rear yard policy, however, must be considered along with the rear
yard equalization policy, described immediately below.

II

Cow Hollow Neighborhood Policy: The only time an extension into the 45
percent rear yard open space requirement is allowed is when both adjacent
neighbors intrude into that space. The extension must be measured by "equal-
ization" to the more complying of the two adjacent properties.
(See Next Page for Diagram)
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Cow Hollow Neighborhood Policy
RH.1 and RH.2 Rear Yard Setback

Front Lot Line
Side Lot Line

¡

Basic rear yard policy
is 45% of total depth of lot

.--
l "' -"'---_.--

Total Lot Depth

Cow Hollow Neighborhood Setback Policy compared to Planning Code:

RH-1: Reduction in building footprint from 75 percent
lot coverage to 55 percent lot coverage.

RH-2: No reduction in building footprint.

Cow Hollow Neighborhood Policy
Rear Yard Equalization for RH.1 and RH.2

1 Front Lot line: O'

45 % Rear Yard Setback line: 55'

25 % Rear Yard Setback line: 75'

i

J Rear Lot line: 100'

Equalization Technique: Intrusion into the 45
percent rear yard space should be allowed only

when both neighbors are within the 45 percent
area. In this case, the subject propert may expand
to the more complying of the two adjacent properties.
Equalization is distinct from "averaging,. as depicted.
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Equalization should be based on legally installed and permitted extensions. If a neighbor has
an ilegally constructed rear yard extension, equalization based on measurement of the illegal
structure should not be..llowed. Equalization is distinct from averaging, which allows for
creeping into the rear yard space indefinitely.

D.2 RearYard Extensions

Rear yard extensions allowed by the Planning Code often have overwhelming impacts on rear
yards. The 12 foot extension allowed by the code is prohibited in the Cow Hollow neighbor-
hood, in order to preserve the limited rear yard open space in the neighborhood. Generally,
these extensions diminish midblock open space by breaking the continuity of views and green
space shared by neighboring rear yards.

Cow Hollow Neighborhood Policy: No 12-foot rear yard extension. The 12-
foot extensions allowed by the Planning Code is prohibited in the Cow
Hollow Neighborhood in order to preserve valuable midblock open space.

Finish of the Rear Façade and Visible Sides of the Building

The rear of the building, and the visible sides, while not as public as the front of the building,
stil are in view of neighboring properties and often, depending on topography, of those far
beyond. This façade should also be compatible with the character of its neighborhood. The
exposed siding of a rear extension should be architecturally finished because of its visual
impact on adjacent properties.

Exposed plywood, for example, is prohibited in the Cow Hollow Neighborhood where the
majority of building facades are finished with shingle, brick, siding or stucco.
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D.3 Height

These Neighborhood Design Guidelines generally include lower building heights as compared
with what is permitted under existing zoning requirements.

Cow Hollow Neighborhood Policy: The overriding policy established in
these Cow Hollow Neighborhood Design Guidelines is a 35 foot height for
RH-1(D), RH-1 and RH.2.

Height policies include lower heights for some lot configurations, where appropriate to help
preserve neighborhood views, and acæss to light and air. Diagrams are included for clarifica-
tion of the neighborhood height policy for level lots, steep up-sloping lots, and steep down-
sloping lots in RH-1(D), RH-1 and RH-2 zoning districts.

The figures included in the following pages diagram level, steep down-sloping, and steep up-
sloping height requirements for RH-1 (D), RH-1 and RH-2 zoning districts.

Height policies stated in the Cow Hollow Neighborhood Design Guidelines are intended to be
absolute, meaning that no roof appurtenances such as parapets, elevator and stairway pent-
houses are permitted.

Neighborhood Height Policy Table

Distrct Slope/Elevation Difference Height Policies

Front Height Rear Height 

Level Lots: gently up-sloping & down-
35ft. 35ft.sloping: less than 10' elevation difference

Steep Down-Sloping Lots: average ground
RH-1(D), RH-1, and RH-2 elevation at rear yard setback line is lower 30ft. 30ft.
districts with a mapped by 10 ft. or more than elevation at front lot
height of 40 feet or less line

Steep Up-Sloping Lots: average ground
elevation at rear yard setback line is higher

30ft. 25ft.by 10ft. or more than elevation at front lot
line

Note: See diagrams for complete neighborhoo height policies for level, up-sloping and down-sloping lots.
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Level Lots: less than 10 feet change in elevation
from front lot line (or front setback) to rear yard setback line

Overriding 35 ft. Maximum Height for level lots
RH-1 (0), RH-1 and RH-2 districts

Front lot Line

or Setback
I

55 % Lot Coverage Line

Permitt
Front 35' 30'

Height

RH-1, RH-1(D) & RH-2
Maximum
Permitted
Building
Envelope

Steep Down-Sloping Lots
10 foot or greater drop in elevation from
front lot line (or front setback) to rear yard setback line

Overriding 30 ft. Maximum Height
30 ft. Maximum in RH-1(D) and RH.1 districts
30 ft. Maximum height in RH.2 districts

40 feet from frnt propert

line or front setback line

l RH.1, RH.1(D) & RH.2
Maximum Permitt
Building Envelpe

Penitte
Fro 30'

Height

Permitted
30' Rear

Height

STREET

l
10 foot drop in elaton from

front prope line 0( frot setbck
to rear yard setb lin

.1.._
l

Mesure frm grade
at basic rear yard Hne
(55 % lot Coverage)

In addition, the permitted front height for RH-1 is reduced to 25 feet,
by the Planning Code, where the average ground elevation at the rear
lot line is lower by 20 feet or more than at the front line thereof.
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Steep Up-Sloping Lots
10 foot or greater gain in elevation from
front lot line (or front setback) to rear yard setback line

Overriding 30 ft. Maximum Height
30 ft. Maximum in RH.1 (0) and RH.1 districts
25ft. Maximum height in RH.2 districts

40 feet from front propert
line or frnt setback line RH.1, RH.1(D) & RH.2

I Maximum Permited
" Building Envelope

.-11111 Porn_
......,.,., ................,..... ,.,.,.,.,.,.,.,., .......,.,",' """':""",,' """:':'",::':.:,:., 25' Rear

= 3o.llJlilll_l'-~:Æ"~
;;tt:: . is 10 fet or more_._--

STREET f

Measured fro grad
at Ir se or cu
elevatio at frt prop
lin, whic apie
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D.4 Tree pruning techniques for View Preservation

Topping-reducing the height of a mature tree by sawing back its top limbs-is not a solution.
This pruning technique produces weak secondary growth which often increases the height of
the tree while diminishing its health and appearance. A professional arborist should be con-
sulted in large scale pruning projects.

The illustration on the following page depicts appropriate pruning techniques that can enhance
and preserve neighborhood views.

Dense mature trees can block views from multiple elevations.
Consult with a professional arborist regarding the pruning
techniques illustrated below to restore obscured views.

Thinning:
Removing some of the lower limbs can reveal
a view without ruining the lines of the tree.

Skirtng Up:

Removing some of the lower limbs can reveal
a view without ruining the lines of the tree.

.
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Windowing:
By selectively removing lateral branches,
the tree is opened, creating a framed view
or views of whatever lies beyond.

Crown Reduction:
To lower the tree's canopy, use the technique
called crown reduction, which reduces the size
of the tree while retaining natural growth lines
(IMPORTANT: DO NOT TOP-- SEE TEXT)
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E. Shadow Study
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F. Height Ordinances

Hiler Highlands View Protection

In writing Design Guidelines for the rebuilding of the Hiller Highlands homes in the Oakland
Hills after they were destroyed by fire, architects pointed out that lithe most remarkable feature
of the hiller Highlands site is the view", and thatthe views 'should be preserved". (Elbasani
and Logan, 1992, p.4). The architects determined that plans for the original homes had been
designed to preserve "unobstructed views above a +4 degree angle of declination. On houses
or garages where the ridge line would have projected above the 4 degree view line of its uphill
neighbor, a flat roof was substituted for the typical 4/12 pitch gable roof. In the rebuilding of
the Hiller Highland Homes, the Design Guidelines include similar restrictions, except when
uphi II neighbors agree to allow some view obstruction for the sake of the more picturesque
gable roof.

Town of Tiburon View Protection

One goal of the Town of Tiburon Design Guidelines for Hilside Dwellings (Synopsis) 91981,
James S. Malott, for the Tiburon Planning Department) is "to preserve existing views as much
as possible and allow new dwellings access to views similar to those enjoyed from existing
dwellings" (G3 p.1). Principles ofthe Guidelines intended to help preserve views include:

"Locate all new dwellngs so they interfere minimally with views of adjaænt dwellings.

· Certain parts ofthe view, important features, the horizon line, center of view, slot views,
are more important than other areas of views. Avoid blocking these sensitive areas.

· Measuring a view for blockage, be sure to present the entire view from view stop on left
to view stop on right, in order to present the problem completely.

· Other important presentation techniques include story poles with ridge strings, photos
including story poles, photos from neighboring vantage points, models, perspectives,
surveys, landscaping plans, plans/sections and elevations."

While Hiller Highlands and Tiburon Hillside Design Guidelines provisions apply to lots larger
than those in Miraloma Park, and therefore offer some options for the placement of structures
that may not be available to Miraloma Park homeowners, many ofthe guidelines and tech-
niques presented in these documents can be helpful to designers of projects in Miraloma Park .
in preserving the views that the original developers of the neighborhood planned for its homes.

Other principles in the Tiburon Residential Design Guidelines relate primarily to reducing the
bulk of a structure; however, these principles may pertain to reducing impact on views in some
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circumstances, and include:

· "Cut building into hillside, terrace the building up the hill, use underground spaces for
functions to reduce visual bulk.

Break up mass of structure into individual elements, use small scale forms, varying
materials and features to break up large scale masses.

· Make building from follow hillside slope and contours so building will flow with
landscape."

City of Berkeley View Protection

The City of Berkeley's Zoning Ordinance establishes a separate designation for hillside areas
("H District") in order to protect the neighborhood character and views in areas similar to
Miraloma Park.

The purposes of the H. District shall be to protect the character of Berkeley's hil dis-
tricts and their environs; to give reasonable protection to views yet allow appropriate
development of all propert; and to allow modifications in standard yard and height
requirements when justified because of steep topography, irregular lot pattern, unusual
street conditions, or other special aspects of hillside areas (Berkeley Zoning Ordi-
nance, Section 14.01 - Regulations for H Districts, Purposes).

Although to some extent the assessment of the impact of an addition to an existing structure on
views from surrounding homes is subjective, the above Bay Area residential design guidelines
and zoning ordinances show that ti si possible to apply guidelines that help to make these
subjective assessments fair to both holders of existing views and those wishing to build. It is
also possible to formulate some objective criteria to minimize the obstruction of existing views.
These communities endorse a combination of such objective measures and professional
judgements by planning staff in evaluating the effects of vertical additions on views.

References

1. Hiler highlands title page and page 4
2. liburon Guidelines: additional information

Note: Text of references available from Miraloma Park Improvement Club.
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WESTWOOD PARK ASSOCIATION

Adopted by theCity Planning Commission through Motion No. 13992 as

Specific Area Residential Design Guidelines

January 1992

Westwood Park Association
P. O. Box 27901 - No. 770
San Francisco, CA 92127





NOTE: In 1962, the Westwood Park Association developed the original
Residential Design Guidelines from which the design guidelines in this
publication were derived. In Motion Number 13992, the City Planning
Commission adopted Section III and Appendix B of the original
guidelines as specific area design guidelinés. These guidelines amend
the city-wide November 1989 San Francisco Department of City
Planning's "Residential Design Guidelines" for purposes of reviewing
building permit applications for the Westwood Park Neighborhood
Character District which consists of the portion of the area in the map
below zoned RH-1 (D).





Westwood Park Association
Design Guidelines

SECTON II. DESIGN GUIDELIl'~S

SITE

ïñe topogrphy and loction of the project lot and the position of the buDding on
that site guide the most basic decisions about design. The Lotion, Front
Setbacks, Rear Yars and Side Spacinis will be partcularly Importt to the

adjacent neighbors and for maintainini or creting ilythm aloni the block-face,

and maintaining a sense of common open space In the Interior of the block." (16)
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Design Guidelines

The siting of the homes in Westwood Park is one of the most important factors that has
defined the neighborhood character. Westwoo Park is zoned RH.1(D) by the City
Planning Code. Buildings are limited to a single unit per lot and are to be detached from
adjacent structures \\;th setbacks on all sides. It is the detached requirement that has
resulted in the open, light feeling that we have in the neighborhood.

Location

In the evaluation of the "Loation" of a building, the building will be reviewed for its
harmonious integration into both the overall topography of the site as well as its
relationship to the adjacent built environment of surrounding structures. In order for a
building to fully integrate into the neighborhood, the building should not "...disregard or
signifcantly alter the existing topogrphy or a site. The context should guide the manner
in which new structures nt into the streetscpe, particularly along slopes and on hils."(17) .
Because Westwoo Park was developed on Mount Davidson, there is continuous slope
throughout the neighborhood. This slope has been utild in the layout of the lots to
provide for a terraced rhythm of development. For houses on slopes, the terracing allows
each successive residence to gain light, air, private and shared open space, and, in many
cases, full or partial views. The advantages of uniform terracing will be substantially
negated for numerous adjacent lots if the neighborig building's height and scale are not
respected. The surrounding neighborhood's light and air amenities should not be sacrificed
due to one propert's increase in mass.

Front Setback

The "Front Setback" for a partcular lot is the distance between the front propert line at
the sidewalk to the front building lie. In. Westwoo Park, the front setback lie was
defied in Aricle VII(a) of the C.C.& R.s. -No dwelling house or other stcture shall

be constncte nerer to the front stret than the line shown on said map marked

'Building Une.'" (18) Ths docment, was developed to provide for front yards and a
transition space for gaing access to the residences. Because of the unifomiity of setbacks

in Westwoo Park, a front setback that doe Dot conform with the overall pattern of
development Wi be seriously disruptive to neighborhood charactr. Th parameter is

applicable to all levels of the strctre.
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Rear Yards

The space betv'een the rear property line and the rear of the residence is defined as the
"Rear Yard" of the lot. Not only do rear yards provide private open space for the specüic
residence but also, in tandem with the other rear yards in the block, provide a public,
viually open, shared space.

The Planning Departent guidelines state: "lntnsions into the rear yard, even though
permitted by the Planning Code, may not be appropriate if they fail to respect the mid.
block open space and reduce adverse impacts on adjacent buildings." (19) In Westwood
Park. the rear yards of many Jots are minimal at best. Because of the priority placed on
the front setback, the rear yard is, in many cases, already Jess than that required by the San
Franciso Pltlnning Code. In cases where a detached garage already exits in the rear yard
of a lot as a legal nonconforming structure as defined by the City Planning Code, the

remaining minimal rear yard will not provide suffcient space to utilize for additional
building area. In these caes, encroachment into this area would be detriental because
of the decrease in open rear yard area for the residence as well as for the block.

Side Yards

Westwood Park is privieged to have side yards where windows can be placed for light and
air. This element of the design is a major factor in the quality of the residences of the
neighborhood. These side yards are a requiremen,t of the Planning Code, but the Code
does not address loction of windows and the pattern of spacing on a block. In the

development of a design, attention should be paid, not only to the pattern of spacing in the
area, but also to the location of windows on the side. Although side yards provide the
opport nity to provide windows for light and air, the loction of these widows should be
such that privacy of neighborig residences is addressd.

The Planning Departent Design Guidelines state:

.Orten a small set back or notch can prevent blockage of a neIghbor's window or
light well, or a slight reuction in height can avoid blockae of a view. These kids
or 'goo neIghbor' pstres should be incorprated into the design." (20)
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BUILDLVG ENVLOPE

"The building envelope refers to the exterior elements of a stcture . the ror, the

front, rear and side racades, and other projecting elements such as bays, overhangs
and balconies. The actual envelope of a building, within the maxJmum envelope
established by the Planning and Building Codes, should be compatible with the

envelopes of surrunding buildings." (21)

In the alteration of an exiting building, the building envelope that is allowable by code is

not the only factor in determining the compatibility of a design. The way the building
envelope relates to the surrounding buildings is the factor that should be addressed durig
any preliinary conceptual design. Westwood Park was developed originally as a tract of
predominantly uniform buildings in regard to building envelope and, therefore, major
deviation from the prevalent envelope is highly disruptive.

As the buildings in Westwood Park terrace down the slope of the hil, a clear pattern of
stepped do\\'O roof lines ocur. A building that attempts to break this pattern would be
considered disruptive to the overall pattern of development. In some cases where the
pattern may not be as obvious as others, or where there is a mixed pattern of building
heights. setting a taller building back from the front of the lot may mitigate some of the
disruption created, but in an area of detached houses where upper levels can be seen from
the street and surrounding buildings. upper level setbacks may not provide a solution to the
break v.;th the pattern.

Roofline

Westwoo Park has predominate rooflne forms. The majority of roofs consist of flat or
slightly sloping roofs for the side and rear of the building and small decrative sloped roofs
on the street facades. The other predominate roof form is the steeply sloping roof.

"In general, a stng repetition of consistnt ronlnes cals for similar design for
new construction." (22)

In evaluatig the roof form of an alteration or addition, attention must be paid not only

to the adjacent strctres, but also to the overall forms of the surrounding block on both

sides of the street.
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Westwood Park Association
Design Guidelines

Volume and Mass

The volume of a building relates to the overall size of the perieter footprint and the
height of the building. The massing of a building also relates to the articulation of the
facades and the materials used that can emphasize or decrease the perceivable size of the
building.

"Te volume and mass or a new building or an addition to an existing one should
be compatible with that or surrounding bulJdings." (23)

The evaluation of mass can be difficult to articulate in one dimensional dra\\ings. Shadows
and lie weight on dra\\ings can be helpful in evaluatig the compatibilty of the proposed

project to the surrounding area. Massing models of the proposed and adjacent structures

may also be helpful in evaluating the proposed massing of a project and its relationship to
the massing of adjacent structures. The design of the articulation of windows, porches, and
doors that are not consistent with neighboring buildings can increase the viual massing of
a building. See Appendix B for information on the heights of buildings in Westwood Park.
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Design Guidelines

SCALE

"The scle of a building is its perceived size relative to the size of its elements and
to the size of elements in neighboring buildings. The scle of any new building or
building alteration should be compatible with that of neighboring buildings. To
assess compatibilt)., the dimensions and proportions of neighboring building
should be examined." (24)

The scle of a building is based on its dimensions in plan and elevation as well as its
proportions of design elements. Two buildings of the same dimensions can be very
different if differently proportioned. The original Westwoo Park designers used the
articulation of the facade's proportions to give a sense of grandness in scale to small sized
bungalows. ,A feeling of a solid connection with the ground is made because of the de-
emphasis of the height of the buildings. The vertcal proportons are minimized and the
horiontal proportions are emphasized.

Dimensions

The actual dimensions of a building are the length, width and height of the strcture.
Westwood Park residences vary little in the overall dimensions of the buildings. This
uniformity of the existing fabric of design creates a condition which dictates that a larger
structure than the existing buildings in an area will be incompatible with the neighborhood.
The viual impact from an increase in height ca be counteracted in some cas by
incorporating front setbacks as well as side and/or rear setbacks on upper levels. All of the
original buildings that were designed with upper levels for the original development of
Westwood Park utilize major setbacks from all sides and most of these buildings utile the
sloping roof form to minimize the perceived overall height of the building as well as
minimiz the perceived massing of the small upper leveL.

Buildings that "decorate" facades with appropriate artculation and detailg can sti be

grossly out of character with the surrounding area due to incompatible scale. Large, well
proportoned buildings can still be incompatible if the scle of the surrounding buildings
is small. Both the dimension sce and the proportons of a project Deed to be addressed

durig design and review.
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Design Guidelines

Proportions

The proportions of a building are the relationships between the dimensions of height.

width, and depth of the elements of design as well as the relationship of the building to
other surrounding structures. Westwoo Park consists predominantly of buildings v.;th
horiontal proportions of trim, bay windows, bands of roofing, and artculation of porches

and facades.

"Poorly proportioned buildings may seem out of balance, inconsistent or un.
harmonious with their surroundings.

The proportions of the basic shapes or a project should be compatible with those
or surrounding buildings." (25)

Even small changes to the proportions of such elements of a facade design as the window
shape or trim location can have a major effect on the compatibility of the design within the
context of the surrounding buildings.
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Design Guidelines

TEXURE AND DETAILING

"Texture refers to the visual surface characteristics and apperance of the building
facade. Detailng refers to the manner In which building parts are put together.
The texture and detailng or a building's facade often have the stongest impacts
on how peple perceive a new structure and, therefore, on their sense of the
character of the neighborhood. The use of Materials and the degre of
Ornamentation give the building Its texture." (26)

Exterior Materials

The designers of Westwood Park's homes utilizd many materials in the design of the
development but the predominant material is cement plaster (stucco) for walls, spanish style
clay tile for decorative roofing, and wood for windows. Unpainted and painted brick is
used for the entry porches and steps in many caes. There are also examples of shingle
style bungalows and some woo sided buildings as well as flat, parapeted built-up roofs and
composition shingled, peaked roofs.

In the design of an addition or renovation, the materials of the exiting house as well as the
materials of the surrounding buildings need to be addressed. The quality of materials and
installation should be comparable to those used in the original buildings.

Ornamentation

Ornamentation is the decorative detailng of a building. Westwoo Park homes are not
heaviy ornamented like those found in the victorian style of design. The concept of simple,
well crafted, elegant detailing was an importt concept in the bungalow style. Therefore,
detailing of the exterior of buildings wi be evaluated on simple ornamentation. Examples
of ornamentation in Westwoo Park are the trell porches, the raisd stucc decoratie

frezes, the cuived lies of porch wall, and the decrative mullon design in many of the
windows. If used with restrait, the ornamentation ca be an effective method of

mitigatig other inconsistencies in design. If used without consideration for the

surrounding neighborhood, ornamentation ca becme tacky and obtrsive.
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pesign Guidelines

OPE~rLVGS

"Typically, openings in a building. Doorways, ~'indows and Garage Doors. make
up the largest and most distinctive elements of buildings' facades." (27)

Entryways

The entrance to the house is considered the entryay. Westwoo Park homes utilize
several methods to articulate entryays. Most houses have decorative doors, often with

curved tops. Ariculation of the surrounding "portico" is often created with raised. stucco
"rustication", decorative detailing, or pediment elements of roof forms. Most of the homes
also emphasize the entryay with a grand, often curvg, stair and entry porch. Doors are
oriented directly toward the street.

"Doorways should be designed to be consistent with the surrounding entries. In a

neighborhood where the preominant pattern is of stairways located on one side of
the building, ignoring this pattern could be disruptive. ~'here symmetI'' or
asymetry has beome an importnt ingredient of a building group, the goal is to
respect it and respond sensitively to it." (28)

Entryways that are to be altered should respect the level of articulation of the exiting entry
as well as the predominant level of articulation and design in surrounding buildings.

Windows

In Westwoo Park. becuse of the emphasis on simplicity of design in the bungalows,
widows play an importnt role in the design and proportons of the buildings and are
often the major ornamentation element of the facade.

"Te proportion, size and detailng of windows should relate to tht of existng
adjacent buildings... The proportion of window (void) to wall (solid) are on a
facade varies with buUding ty. New windows should approximate rations of

neighboring structures while meeting the building's functional nees." (29)
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The quality of wood 'Windows and/or wood trim should be utilizd in facades for conformity

with the quality of the original development. Decorative mullon and muntin design should
be utilized when applicable and detailing of trim and reveals should be coordinated for
compatibility 'With the surrounding area as well as the subject building.

Garae Doors

Garage doors are often the most prominent element of the main level of the front facade
of a building that incorporates the parking of cars on the ground leveL. Care must be taken
to de-emphasize the garage door in the design. Man)' homes have the garage setback in

plan well away from the street and front facade of the house. Those that do not, :recess
the door back in order to reduce the visual impact of the door.
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Design Guidelines

L4TDSCAPIÀTG

"Appropriate landscping can help improve the character or a neighborhood. Front
setbacks pro\ide space ror the planting or shnibs, nowers and tres." (30)

Areas in front setbacks for landscping were tbe major focs of tbe Westwood Park
developers in the creation of a garden atmospbere for the area. Every effon sbould be
made to minimize pavement for driveways and walkways so that the maxum area in tbe
front of tbe residence can be used for planting. Large areas of pavement in tbe front of
buildings is unacceptable.
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APPE~i)IX B . GE~r:RA INFOR1\1TION

EXSTING BUILDING HEIGHT STUDY SUMMAY

The followig summary outlines a prepared study of building heights in Westwood Park.
Information for the study has been gathered from several sources in an effort to collect
data that accurately reflects current conditions. The study's major element is a map of
Westv..ood Park with building heights of each home designated. On the map, building
heights in stories are numerically sho\\'D and shading is used to denote taller buildings.

"Sanborn" maps of San Franciso have been used for the initial basis of the study. These
maps are available in the Asessor's offce located in City Hall. Because Westwoo Park
is a unifonI planned community and because the neighborhood was largely constructed
prior to 1940, the "Sanborn" maps give relatively accurate 'information on the original
buildings in the neighborhood. For purposes of clarity and coordination, descriptions of
building types from the "Sanborn" maps have been used in the preparation of the study.
A viual survey of the neighborhood was subsequently undertaken in an effort to verify the
information obtained from the "Sanborn" maps as well as to gather preliinary information

on vertical additions not reflected in the maps.

Once the viual survey was completed, San Franciso Building Departent records were
reviewed to gather information on all buildings of two stories or more as well as to
investigate information of vertcal additions that have been added to original buildings
subsequent to the preparation of the "Sanborn" maps. The information from the records
has been incorporated into the study.

The building height tyes, a description of each building tye, and each building tye's
percentage of tota buildings in Westwoo Park has been included in this summary.
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BUILDIl'G HEIGHT DESCRIPTIONS

1 "0 l'E LEVEL" (13.7% of total residences)
One story main "livig" level on grade with no "basement." Usually with an
on-grade detached garage.

IB "ONE LEVL OVER BASEMENT' (77.3% of total reidences)
One story main "livig" level over a "basement." The majority of the lots
slope with the basement built into the slope of the lot with retag wall.

The basement usually is used for parking and utility with Jess than the
required ceiling height for utiliztion as livng space. Many homes have
utilized this "basement" area for Jivng space with excavation to gain ceiling

. height.

1.5 "ONE LEVEL WITH ATIIC" (0.6% of total ltsidences)
One story main "livig" level with partal upper "livig "level and no
"basement." Upper level is fully within lower level roof form and visual
impact is of a one story structure with steeply sloping roof and attic.

2 "T\\'O LEVEL" (4.5% of total residences)
One story main "livig" level with partal upper "livig" level and no
"basement." Usually with an on-grade detached garage.

2B "T\'O LEVEL OVER BASEMENT' (3.8% or total residences)
One story main "livig" level with partal upper "lig" level over "basement."

Upper level usually has been added to an exiting one story over basment.

A Denotes buiJdings where upper levels have been added to original buildings through
the constniction or a vertcal addition.
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SU~1l\1AY OF STUDY

1. 9L.69C (613 total) of the 669 residences in Westwood Park are "one leveL"

"one level over a basement." or "one level with an attic" tye buildings.

2. Only 8.4% (56 total) of the 669 residences are "two levels" or "two levels over
a basement" tye buildings. This percentage breaks down as follows:

a. 4.1 % (27 total) of the 669 homes are "two level" or "two level over

basement" type buildings from the original development. The upper
levels usually consist of a liited square footage single room.

b. 4.3% (29 total) of the 669 homes are buildings that are "two level" or
"two level over basement" tye buildings due to vertcal additions.

c. The "two level over a basement" tyè buildings. the tallest tye
structure in Westwoo Park, make up only 3.8% (26 total) of the 669
homes.
i. Only 6 of these 26 homes of this tye are from the original

development. These homes are buildings with small, well
integrated upper levels with setbacks from all sides of the lower
leveL.

11. 20 of the 26 homes of this building tye are due to vertcal

additions to an exiting one level over basement structure.

CONCLUSIONS

The conclusions that ca be drawn from the stdy show that the exiting fabric of
Westwoo Park is predominantly of "one level" and "one level over a basment" tye
buildings.

The great majority of larger size buildings are present becuse of vertca additions over an
exiting "one level" or over a "one level with basment" ty strctre.

Without exception. the buildings that have extemely large upper levels are buildings that
have had vertcal additions and are not buildings that were originally designed in this
manner.
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Moscone
Emblidge
&Otis LLP

220 Montgomery St September 25, 2018 Scott Emblidge
Suite 2100 embIidge@mosconelaw.com

San Francisco
California 94104 Via Email and U.S. Mail

Ph: (415) 362-3599
Fax: (415) 362-2006 President Rich Hulls

San Francisco Planning Commission
www.mosconelaw.com

1650 Mission Street, #400
San Francisco, CA 94103

Re: 2417 Green Street Discretionary Review — October 4, 2018 Hearing

Dear President Hillis and Commissioners:

Our firm represents Susan Byrd and Mark Lampert who have lived at
2415 Green Street for over 20 years. They live immediately adjacent and
to the east of 2417 Green Street, which was purchased by a developer,
Christopher Durkin, approximately two years ago and is held by the
2417 Green Street LLC. We object to this project based on the oversize,
insensitive design that significantly impacts my clients and other
neighbors as well as the illegal and unauthorized activities the
developer has engaged in over the past year.

The developer applied for planning and building permits for a large-
scale alteration to try to maximize the value of the property. The
developer met with the neighbors who requested that he revise the
design to mitigate the impacts on neighbors and comply with the Cow
Hollow Neighborhood Design Guidelines, as most if not all of the other
neighbors on the street have done when remodeling their homes. The
developer did not agree to make changes in response to neighbor
concerns or to comply with the neighborhood guidelines.

Since originally applying for permits, instead of going through the
prescribed permit process, the developer has demolished portions of the
building without permits, created large openings in the roof and left
windows open throughout the 2017-18 rainy season leaving the house to
deteriorate. He has ignored enforcement actions by DBI and has
continued to engage in work without permits as recently as September
20, 2018.



President Hillis
September 25, 2018
Page 2

Numerous NOVs from DBI, and a NOC from the Planning Department, Orders
of Abatement, and liens recorded on the property have been ineffective in doing
anything to prevent the destruction and deterioration of this property. We are
grateful that neighbors have observed and reported illegal activity, and that DBI
and Planning have fried to do what they can to make sure the entire house was
not demolished. Unfortunately, this hasn’t prevented the continuation of the
developer’s circumvention of the process and dishonest behavior. Attachment I
includes documentation of the NOVs, NOC, and liens. The Commission should
be aware that this developer apparently has engaged in a similar scheme —

engaging in work exceeding permits for at least one other property in the City
(See Attachment 2 — 1055 Ashbury). Given these circumstances, we request that
this hearing be continued until the developer satisfactorily addresses the many
violations and orders of abatement.

Discretionary Review by the Planning Commission is warranted when there are
exceptional and extraordinary circumstances. As detailed in our application for
DR and documented in this letter, the insensitive project design that significantly
impacts the neighbors and actions of the developer justify Discretionary Review
of the project.

While the developer has made some minor changes to the original project design
by slightly altering the façade design and inserting a 1,023 square-foot ADU on
the ground level in the rear of the property, the 7,467 square-foot project remains
inconsistent with the San Francisco Residential Design Guidelines and the Cow
Hollow Neighborhood Design Guidelines for the reasons detailed in our DR
Application.

Again, we request first, that this item be continued until the developer remedies
the many violations and addresses the orders of abatement, but if the
Commission does not agree that this is the best course of action, we request that
you take DR and deny the project or modify the design as we request in our DR
Application. Tithe developer were to remodel the home within the existing
footprint as shown in the drawings of the alternative project attached to the DR
Application, he would have a six-bedroom, 5,279-square-foot home with a two
car garage that could accommodate a large family without significantly
impacting the immediate neighbors and larger neighborhood. This alternative
design could also be modified to accommodate an ADU.

Such an alternative would still allow the developer to make a reasonable profit
by developing a large house while also protecting (a) the neighbors by



President Hillis
September 25, 2018
Page 3

preserving some of their access to light and air and privacy, and (b) the
neighborhood by maintaining the mid-block open space. And, unlike the
proposed project, this alternative would comply with the RDGs and CHNDGs.

cc: Members of the Planning Commission
Hon. Catherine Stephani
Elizabeth Gordon-Johnckheer
Chris May

Enclosures
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ATTACHMENT 1 
2417 Green Street Violations, Complaints, and Records 

of Liens, and Associated Email Records 
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Although an NOV was issued by DBI on 1/8/18, holes in the roof created by 
the illegal removal of chimneys and windows left open to the elements was not 
acted upon until May of 2018, well after the rainy season, purposely creating a 
state of disrepair and deterioration. 
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First Illegal Chimney Removal – Complaint Filed December 11, 2017 
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Second Illegal Chimney Removal – roof left unrepaired and open to the  
elements until May 2018 
 
 

 
 



7 
 

Windows continually left open to the elements also during 2017-18 rainy season 
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From: McHugh, Kevin (DBI) [mailto:kevin.mchugh@sfgov.org]  
Sent: Friday, January 19, 2018 8:40 AM 
To: Deborah Holley <deborah@holleyconsulting.com> 
Cc: May, Christopher (CPC) <christopher.may@sfgov.org>; Scott Emblidge 
<emblidge@mosconelaw.com>; Power, Robert (DBI) <robert.power@sfgov.org>; O'Riordan, 
Patrick (DBI) <patrick.oriordan@sfgov.org> 
Subject: RE: 2417 Green Street 
 
Hi Deborah, 
 
At a site visit on 12/27 conducted with Chu Liu a DBI engineer to address the details for the 
shoring repair we observed holes in the roof created by the chimney demolition. We advised the 
owner/developer (Chris) to seal these holes immediately as rain was in the forecast. 
Chu Liu's field report from the same date and which is attached confirms this. 
Chris was fully aware of what was required and copied me an email  saying he would start the 
work on December 28th. 
I was off work for a week and when I returned Chief O Riordan inquired about the progress at 
the property. Inspector Power confirmed that no work had taken place so I Sent Chris an email 
1/5 authorizing him to proceed. 
On 1/8 Inspector Power issued a violation concerning the roof penetrations with the corrective 
actions being to waterproof within 24 hrs. The corrective action on the NOV did not require a 
permit.  No permit was or is required for what was being asked and as of this time nothing has 
been done. 
My email to Chris on 1/5 is also attached which should answer any questions you have 
concerning the chimney/facade shoring. 
 
Regards 
 
Kevin Mc Hugh 
Senior Building Inspector. 
 
 

 

mailto:kevin.mchugh@sfgov.org
mailto:deborah@holleyconsulting.com
mailto:christopher.may@sfgov.org
mailto:emblidge@mosconelaw.com
mailto:robert.power@sfgov.org
mailto:patrick.oriordan@sfgov.org
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NOV Issued for another Durkin project – 1055 Ashbury 
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