
 

 

Executive Summary 
Conditional Use authorization 

HEARING DATE: March 4, 2021 

 

Record No.: 2017-015988CUA 
Project Address:  501 Crescent Avenue 
Zoning:  RH-1 (Residential House, One Family) Zoning District 
  40-X Height and Bulk District 
 Bernal Heights Special Use District 
Block/Lot:  5742/018 
Project Sponsor:  Momchil Kyurkchiev and Savina Kyurkchieva 
  317 Cortland Avenue Suite B 
  San Francisco, CA 94110 
Property Owner:  Same as Project Sponsor 
 
Staff Contact:  Kimberly Durandet – (628) 652-7315 
  Kimberly.Durandet@sfgov.org  
 

Recommendation: Approval with Conditions 

 

Project Description 
The Project is to legalize the unauthorized demolition of a two-story, 2,432 square feet, single-family dwelling 
and to construct a new code-complying, three-story, 2,243 square feet, single-family dwelling. 

Required Commission Action 
In order for the Project to proceed, the Commission must grant a Conditional Use Authorization, pursuant to 
Planning Code Sections 303 and 317, to legalize the demolition of a previously existing structure and new 
construction of a single family dwelling within the RH-1 Zoning District and Bernal Heights Special Use District. 

Issues and Other Considerations 
• Public Comment & Outreach: 
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o Support/Opposition: The Department has received five letters in support and no letters in opposition 
to the Project. 

o Outreach: The Sponsor hosted a project update meeting within the community on December 11, 
2020. 

• Unauthorized Demolition: The project site no longer possesses an existing structure. The property owner 
attempted to repair the previously existing fire damaged structure and under a permit to repair, the contractor 
demolished the structure. 

Environmental Review  
The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical exemption.  

Basis for Recommendation 
The Department finds that the Project is, on balance, consistent with the Objectives and Policies of the General 
Plan. The Department also finds the project to be necessary, desirable, and compatible with the surrounding 
neighborhood, and not to be detrimental to persons or adjacent properties in the vicinity.   

Attachments: 
Draft Motion – Conditional Use Authorization with Conditions of Approval (Exhibit A) 
Exhibit B – Plans and Renderings 
Exhibit C – Maps and Context Photos 
Exhibit D - Project Sponsor Letter and Timeline 
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Planning Commission Draft Motion 
HEARING DATE: MARCH 4, 2021 

 

Record No.: 2017-015988CUA 
Project Address: 501 Crescent Avenue 
Zoning: RH-1 (Residential House, One Family) Zoning District 
 40-X Height and Bulk District 
 Bernal Heights Special Use District  
Block/Lot: 5742/018 
Project Sponsor: Momchil Kyurkchiev and Savina Kyurkchieva 
 317 Cortland Avenue Suite B 
 San Francisco, CA 94110 
Property Owner: Same as Project Sponsor 
Staff Contact: Kimberly Durandet – (628) 652-7315 
 Kimberly.Durandet@sfgov.org  
 
 
ADOPTING FINDINGS RELATED TO A CONDITIONAL USE AUTHORIZATION PURSUANT TO PLANNING CODE 
SECTIONS 303 AND 317, TO LEGALIZE THE UNAUTHORIZED DEMOLITION OF A TWO-STORY, 2,449 SQUARE FOOT 
SINGLE FAMILY RESIDENCE AND CONSTRUCT A NEW 2,240 SQUARE FOOT THREE-STORY, SINGLE-FAMILY 
RESIDENCE LOCATED AT 501 CRESCENT AVENUE, LOT 018 IN ASSESSOR’S BLOCK 5742, WITHIN THE RH-1 
(RESIDENTIAL, HOUSE, SINGLE-FAMILY) ZONING DISTRICT, BERNAL HEIGHTS SPECIAL USE DISTRICT, AND A 40-X 
HEIGHT AND BULK DISTRICT, AND ADOPTING FINDINGS UNDER THE CALIFORNIA ENVIRONMENTAL QUALITY 
ACT. 

PREAMBLE 
On December 14, 2017, Abraham Zavala (hereinafter "Project Sponsor") originally filed Application No. 2017-
015988CUA (hereinafter “Application”) with the Planning Department (hereinafter “Department”) for Conditional 
Use Authorization to legalize the unauthorized demolition of a previously existing two-story, single-family 
residence and new construction of a three-story, single-family residence at 501 Crescent Avenue (hereinafter 
“Project Site”). Subsequently, Momchil Kyurkchiev and Savina Kyurkchieva purchased the Project Site in 
February 2018 and took over the Application and Project on file with the Department. 

 
On February 23, 2021 the Project was determined to be exempt from the California Environmental Quality Act 
(“CEQA”) as a Class 1 Categorical Exemption under CEQA as described in the determination contained in the 
Planning Department files for this Project. 
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On March 4, 2021, the San Francisco Planning Commission (hereinafter “Commission”) conducted a duly noticed 
public hearing at a regularly scheduled meeting on Conditional Use Authorization Application No. 2017-
015988CUA  
 
The Planning Department Commission Secretary is the custodian of records; the File for Record No.2017-
015988CUA is located at 49 South Van Ness Avenue, Suite 1400, San Francisco, California. 
 
The Commission has heard and considered the testimony presented to it at the public hearing and has further 
considered written materials and oral testimony presented on behalf of the applicant, Department staff, and other 
interested parties. 
 
MOVED, that the Commission hereby authorizes the Conditional Use Authorization as requested in Application No. 
2017-015988CUA subject to the conditions contained in “EXHIBIT A” of this motion, based on the following 
findings: 

FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and arguments, 
this Commission finds, concludes, and determines as follows: 
 

1. The above recitals are accurate and constitute findings of this Commission. 

2. Project Description. The Project is to legalize the unauthorized demolition of a two-story, 2,432 gross 
square feet, single-family dwelling and to construct a new, code-complying, three-story, 2,243 gross 
square feet (gsf), single-family dwelling with one auto and one bicycle parking space. 

3. Site Description and Present Use. The Project is located on a corner lot (1,750 square feet) at the 
northeast intersection of Crescent Avenue and Moultrie Street with 75 feet of frontage on Moultrie and 
23.333 feet of frontage on Crescent Avenue. The project site is vacant (with some debris from the previous 
structure). Currently, there is no active use of the Project Site. 

4. Surrounding Properties and Neighborhood. The Project Site is located within the RH-1 Zoning District 
in the Bernal Heights neighborhood. The immediate context is primarily residential in character and is 
comprised primarily of single-family structures. The buildings on the same and opposite sides of the 
subject parcel are generally a mix of two to three-story buildings. Other zoning district near the project site 
include the RH-2 Zoning District and the Cortland Avenue NCD (Neighborhood Commercial District). 

5. Public Outreach and Comments. The Department has received correspondence from five people in 
support of the project. The Department has not received any correspondence in opposition to the project. 

6. Planning Code Compliance. The Commission finds that the Project is consistent with the relevant 
provisions of the Planning Code in the following manner: 

A. Use. Residential use is principally permitted in the RH-1 Zoning District. 
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B. Residential Demolition. Pursuant to Planning Code Section 317, Conditional Use Authorization is 
required for applications proposing to remove one or more residential units. 

As the project requires Conditional Use Authorization, the additional criteria specified under Section 
317 for residential demolition have been incorporated as findings a part of this Motion. See Item 8, 
"Additional Findings Pursuant to Planning Code Section 317," below. 
 

C. Bernal Heights Special Use District. Planning Code Section 242 establishes the Bernal Heights Special 
Use District where demolition of residential structures is generally prohibited unless: 
 

i. The Superintendent of the Bureau of Building Inspection or the Chief of the Bureau of Fire 
Prevention and Public Safety determines, after consultation to the extent feasible with the 
Department of Planning, that an imminent safety hazard exists and the Superintendent 
determines that demolition of the structure is the only feasible means to secure the public 
safety; or 

ii. The structure is under an abatement order and the Superintendent of the Bureau of Building 
Inspection determines, after consultation with the Department of Planning and the San 
Francisco Fire Department, that repairs rendering the structure safe and habitable as defined 
in the San Francisco Housing Code would cost 50 percent or more of the cost to replace the 
structure pursuant to the standards published periodically by the Superintendent. An owner's 
deliberate damage, in the opinion of the Superintendent of the Bureau of Building Inspection, 
to the property or failure to maintain it shall not be included in the calculation of replacement 
costs; or 

iii. The Department determines, based on facts presented, that the structure proposed to be 
demolished retains no substantial remaining value or reasonable use. 

 
The project site no longer contains the existing structure. The previous structure collapsed due to 
extensive renovation work and a high wind event. 
 

D. Residential Density. Planning Code Section 209.1 states that states that single-family residence is 
permitted within the RH-1 Zoning District. 

 
The Project will legalize the unauthorized demolition of a previously existing single-family dwelling 
and will construct a single-family residential unit within a new three-story building; therefore, the 
Project complies with this requirement. 

 
E. Rear Yard.  Planning Code Section 242 states properties in the RH-1 Zoning District in the Bernal 

Heights Special Use District with a lot depth greater than 70 feet, can construct buildings that may not 
be deeper than 45.5 feet as measured from the property line. 

 
The Project is constructing a building that is no deeper than 45.5 feet from the property line. Therefore, 
the Project complies with this requirement. 
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F. Open Space.  Planning Code Section 135 states that 300 square feet of usable open space must be 
provided per unit if private or 133 square feet of usable open space must be provided if common 
between multiple units. 

 
The dwelling unit has a rear yard of 688 square feet that meets the requirements for size and 
dimensions of the usable open space. 

 
G. Front Setback Landscaping and Permeability Requirements. Planning Code Section 132 requires that 

the required front setback be at least 20% unpaved and devoted to plant material and at least 50% 
permeable to increase storm water infiltration. 
 
The subject property is required to provide a front setback of 1 foot 3 inches. Landscaping and 
permeability requirements do apply to the Project. The Project complies with these requirements. 
 

H. Dwelling Unit Exposure.  Planning Code Section 140 states that all dwelling units in all districts must 
face onto an open area meeting the requirements of the Section. 

 
The dwelling unit faces onto both Crescent Avenue and Moultrie Street and has a conforming rear yard. 
Therefore, the Project meets dwelling unit exposure requirements of the Planning Code. 

   
I. Bicycle Parking.  Planning Code Section 155.1 requires one Class One bicycle parking space per 

dwelling unit. 
 

The Project provides one Class One bicycle parking space. Thus, the project complies with this 
requirement. 
 

J. Height. Planning Code Section 242, 260 and 261 requires that all structures be no taller than the height 
prescribed in the subject height and bulk district with additional restrictions in certain residential 
districts. The Project is in a 40-X Height and Bulk District and the Bernal Heights Special Use District, 
which limits heights to 30-ft. 
 
The Project measures 30 feet from the curb level to the top of the roof and therefore complies with this 
requirement. 

 
7. Conditional Use Findings. Planning Code Section 303 establishes criteria for the Planning Commission 

to consider when reviewing applications for Conditional Use authorization. On balance, the project 
complies with said criteria in that: 

A. The proposed new uses and building, at the size and intensity contemplated and at the proposed 
location, will provide a development that is necessary or desirable, and compatible with, the 
neighborhood or the community. 
 
The use and size of the Project is compatible with the immediate neighborhood, which has single-
family residential buildings of two to three stories in height. The proposal would legalize the 
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demolition of a previously existing single-family dwelling of approximately 2,449 gsf.  The new building 
will be approximately 2,240 gsf. It is necessary and desirable to allow new construction on the lot 
where a residential building collapsed and has become a blight for the neighbors. 

B. The proposed project will not be detrimental to the health, safety, convenience or general welfare of 
persons residing or working in the vicinity. There are no features of the project that could be 
detrimental to the health, safety or convenience of those residing or working the area, in that:  

(1) Nature of proposed site, including its size and shape, and the proposed size, shape and 
arrangement of structures; 

The proposed massing is appropriate given the context of the immediate neighborhood and 
block face. The new construction is within the buildable area and provides a Code-complying 
The new building is slightly smaller in size than the former building and more appropriately 
located by moving the mass of the building to front on Crescent Avenue.  

(2) The accessibility and traffic patterns for persons and vehicles, the type and volume of such 
traffic, and the adequacy of proposed off-street parking and loading; 

The Planning Code does not require vehicle parking spaces; however, one parking space is 
proposed. The required Class 1 bicycle parking space is also provided. The Project would not 
interfere or unduly burden traffic patterns within the surrounding neighborhood. 

(3) The safeguards afforded to prevent noxious or offensive emissions such as noise, glare, dust 
and odor; 

The Project is residential in nature, unlike commercial or industrial uses, the proposed 
residential use is not expected to produce noxious or offensive emissions. 

(4) Treatment given, as appropriate, to such aspects as landscaping, screening, open spaces, 
parking and loading areas, service areas, lighting and signs; 

The Project provides façade treatment and materials that have been appropriately selected to 
be compatible with the surrounding neighborhood. The Project will maintain a Code-complying 
required rear yard and will also provide the appropriate landscaping for a single-family 
residence. 

C. That the use as proposed will comply with the applicable provisions of the Planning Code and 
will not adversely affect the General Plan. 

The Project complies with all relevant requirements and standards of the Planning Code and is 
consistent with objectives and policies of the General Plan as detailed below. 

D. That the use as proposed would provide development that is in conformity with the purpose of 
the applicable Zoning District. 
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The Project is located in a Residential, House-One Family Zoning District and will be developed to 
have a single-family dwelling; thus, the Project is consistent with the RH-1 Zoning District and its 
intent.  

8. Additional Findings pursuant Planning Code Section 317 establishes additional criteria for the Planning 
Commission when reviewing applications for the Loss of Residential and Unauthorized Units, Through 
Demolition, Merger and Conversion. On balance, the Project complies with said Residential Demolition 
criteria in that: 

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

A review of the Department of Building Inspection and the Planning Department databases 
showed enforcement cases or notices of violation for the subject property related to work beyond 
the scope of permits and subsequent conditions at the site after the building collapsed. This 
Project has been filed to rectify these past enforcement cases. 

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

 
The existing structure has collapsed due to extensive renovation and a wind event. The structure 
was not in decent, safe and sanitary condition at the time of the demolition due to exceeding the 
scope of previously obtained permit. 

 
iii. Whether the property is an “historic resource” under CEQA;  

 
Due to illegal demolition, the existing structure has been demolished. No building is present on 
Project Site. 
 

iv. Whether the removal of the resource will have a substantial adverse impact under CEQA;  
 

The Project qualifies for a categorical exemption and would not result in a substantial adverse 
impact under CEQA. 

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

 
The previously existing structure was a single-family residence that collapsed and had been 
vacant. The new building will consist of a single-family residence. As such, the Project does entail 
conversion of rental housing to other forms of tenure or occupancy. The Project Sponsors intend to 
live in the new residence. 

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

Ordinance;  
 

The Project Site contained and will replace one dwelling unit. Although a single dwelling unit is 
technically subject to the Rent Stabilization and Arbitration Ordinance because it is a residential 
building constructed before 1979, the Planning Department cannot definitively determine which 
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aspects of the Ordinance are applicable. The Rent Stabilization and Arbitration Ordinance includes 
provisions for eviction controls, price controls, and other controls, and it is the purview of the Rent 
Board to determine which specific controls apply to a building or property. 

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

diversity;  
 

The Project does not conserve existing housing as the structure collapsed. 
 

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

 
The replacement building complements the neighborhood character with appropriate mass, 
scale, design, and materials.  
 

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

The Project does not conserve existing housing as the structure has collapsed. 
 

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

 
The Project is not subject to the provisions of Planning Code Section 415, as the Project proposes 
less than ten units. 

 
xi. Whether the Project locates in-fill housing on appropriate sites in established neighborhoods;  

 
The Project has been designed to be a modern interpretation that is in keeping with the scale and 
development pattern of the neighborhood character.  

 
xii. Whether the project increases the number of family-sized units on-site; 

 
The Project proposes a replacement for the unauthorized demolition of a single-family structure. 

 
xiii. Whether the Project creates new supportive housing;  

 
The Project will not create new supportive housing. 

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

guidelines, to enhance existing neighborhood character;  
 

The overall scale, design, and materials of the proposed building complement the neighborhood 
character. 

 
xv. Whether the Project increases the number of on-site dwelling units;  
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The Project will not increase the number of units on-site.  

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

 
The Project will not increase the number of bedrooms on-site. The previous structure appears to 
have seven bedrooms (although it is not clear that all bedrooms would meet requirements under 
the Building Code). The proposed project has four bedrooms. 
 

xvii. Whether or not the replacement project would maximize density on the subject lot; and,  
 

The Project is to legalize the unauthorized demolition of a previously existing single-family 
structure and to allow the property owner to construct a replacement structure. 

 
xviii. If replacing a building not subject to the Residential Rent Stabilization and Arbitration Ordinance, 

whether the new project replaces all the existing units with new Dwelling Units of a similar size 
and with the same number of bedrooms.  
 
The Planning Department cannot definitively determine whether the single-family home is subject 
to the Rent Stabilization and Arbitration Ordinance.  The replacement structure is of a similar size 
and has four bedrooms. 

 
9. General Plan Compliance. The Project is, on balance, consistent with the following Objectives and 

Policies of the General Plan: 

HOUSING ELEMENT 

Objectives and Policies 
 
OBJECTIVE 1 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE CITY’S HOUSING 
NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING. 

Policy 1.1 
Plan for the full range of housing needs in the City and County of San Francisco, especially affordable 
housing. 

OBJECTIVE 4 
FOSTER A HOUSING STOCK THAT MEETS THE NEEDS OF ALL RESIDENTS ACROSS LIFECYCLES. 

Policy 4.1 
Develop new housing, and encourage the remodeling of existing housing, for families with children. 

OBJECTIVE 11 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN FRANCISCO’S 
NEIGHBORHOODS. 

Policy 11.1 
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Promote the construction and rehabilitation of well-designed housing that emphasizes beauty, 
flexibility, and innovative design, and respects existing neighborhood character. 

URBAN DESIGN ELEMENT 

Objectives and Policies 

OBJECTIVE 1 
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS NEIGHBORHOODS AN 
IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION. 

Policy 1.3 
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its 
districts. 

The Project will replace a single-family home that has collapsed and was subsequently demolished 
without benefit of a building permit. The proposed replacement building reflects the existing architectural 
character and development pattern of the neighborhood. The overall scale, design, and materials of the 
proposed building are consistent with the block face and complement the neighborhood character. 
Overall, the Project Sponsors are bringing the Project into conformance with the Planning Code and are 
obtaining the necessary approvals. The Commission supports the replacement of a new housing unit on 
the Project Site.  

10. Planning Code Section 101.1(b) establishes eight priority-planning policies and requires review of permits 
for consistency with said policies.  On balance, the project complies with said policies in that:  

 
A. That existing neighborhood-serving retail uses be preserved and enhanced and future opportunities 

for resident employment in and ownership of such businesses be enhanced.  
 

The Project Site does not contain any neighborhood-serving retail uses. The Project provides one new 
dwelling unit, which will enhance the nearby retail uses by providing new residents, who may patron 
and/or own these businesses. 

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

the cultural and economic diversity of our neighborhoods. 
 

The replacement building will conserve neighborhood character and improve cultural and economic 
diversity by providing a new project with an appropriate scale, design, and materials for the 
surrounding neighborhood.  

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

 
The Project does not currently contain any existing affordable housing.  

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

parking.  
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The Project is a single-family residence and would not have a significant adverse effect on automobile 
traffic congestion or create parking problems in the neighborhood.  

 
E. That a diverse economic base be maintained by protecting our industrial and service sectors from 

displacement due to commercial office development, and that future opportunities for resident 
employment and ownership in these sectors be enhanced. 

 
The Project is a residential project in an RH-1 Zoning District; therefore, the Project would not affect 
industrial or service sector uses or related employment opportunities. Ownership of industrial or 
service sector businesses would not be affected by the Project. The Project does not include 
commercial office development. 
 

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

 
The Project will be designed and will be constructed to conform to the structural and seismic safety 
requirements of the Building Code.  This proposal will not impact the property’s ability to withstand an 
earthquake. 

 
G. That landmarks and historic buildings be preserved.  

 
Currently, the Project Site does not contain any City Landmarks or historic buildings. 

 
H. That our parks and open space and their access to sunlight and vistas be protected from 

development.  
 

The Project will have no negative impact on existing parks and open spaces. The Project does not 
exceed the 40-foot height limit and is thus not subject to the requirements of Planning Code Section 
295 – Height Restrictions on Structures Shadowing Property Under the Jurisdiction of the Recreation 
and Park Commission.  
 

11. The Project is consistent with and would promote the general and specific purposes of the Code provided 
under Section 101.1(b) in that, as designed, the Project would contribute to the character and stability of 
the neighborhood and would constitute a beneficial development.  

12. The Commission hereby finds that approval of the Conditional Use Authorization would promote the 
health, safety and welfare of the City. 
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DECISION 
That based upon the Record, the submissions by the Applicant, the staff of the Department and other interested 
parties, the oral testimony presented to this Commission at the public hearings, and all other written materials 
submitted by all parties, the Commission hereby APPROVES Conditional Use Authorization Application No. 
2017-015988CUA subject to the following conditions attached hereto as “EXHIBIT A” in general conformance with 
plans on file, dated February 8, 2021, and stamped “EXHIBIT B”, which is incorporated herein by reference as 
though fully set forth. 
 
APPEAL AND EFFECTIVE DATE OF MOTION: Any aggrieved person may appeal this Conditional Use Authorization 
to the Board of Supervisors within thirty (30) days after the date of this Motion. The effective date of this Motion 
shall be the date of this Motion if not appealed (after the 30-day period has expired) OR the date of the decision of 
the Board of Supervisors if appealed to the Board of Supervisors. For further information, please contact the Board 
of Supervisors at (415) 554-5184, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San Francisco, CA 94102. 
 
Protest of Fee or Exaction: You may protest any fee or exaction subject to Government Code Section 66000 that is 
imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. The 
protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 days of 
the date of the first approval or conditional approval of the development referencing the challenged fee or 
exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date of 
the earliest discretionary approval by the City of the subject development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning 
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning Administrator’s 
Variance Decision Letter constitutes the approval or conditional approval of the development and the City hereby 
gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City has 
already given Notice that the 90-day approval period has begun for the subject development, then this document 
does not re-commence the 90-day approval period. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Motion on March 4, 2021. 
 
 
 
Jonas P. Ionin 
Commission Secretary 
 
AYES:   

NAYS:   

ABSENT:   

RECUSE:  

ADOPTED: March 4, 2021 
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EXHIBIT A 
Authorization 

This authorization is for a conditional use to legalize an unauthorized demolition of a two-story, 2,432 square feet, 
single-family dwelling and to construct a new code-complying, three-story, 2,243 square feet, single-family 
dwelling located at 501 Crescent Avenue, Block 5742, and Lot 018 pursuant to Planning Code Sections 303 and 
317, within the RH-1 Zoning District, Bernal Heights Special Use District and a 40-X Height and Bulk District; in 
general conformance with plans, dated February 8, 2021, and stamped “EXHIBIT B” included in the docket for 
Record No. 2017-015988CUA, and subject to conditions of approval reviewed and approved by the Commission 
on March 4, 2021 under Motion No. XXXXXX. This authorization and the conditions contained herein run with the 
property and not with a particular Project Sponsor, business, or operator. 
 

Recordation of Conditions of Approval 

Prior to the issuance of the building permit or commencement of use for the Project the Zoning Administrator 
shall approve and order the recordation of a Notice in the Official Records of the Recorder of the City and County 
of San Francisco for the subject property. This Notice shall state that the project is subject to the conditions of 
approval contained herein and reviewed and approved by the Planning Commission on March 4, 2021 under 
Motion No. XXXXXX. 
 

Printing of Conditions of Approval on Plans 

The conditions of approval under the 'Exhibit A' of this Planning Commission Motion No. XXXXXX shall be 
reproduced on the Index Sheet of construction plans submitted with the site or building permit application for the 
Project. The Index Sheet of the construction plans shall reference to the Conditional Use authorization and any 
subsequent amendments or modifications.  
 

Severability 

The Project shall comply with all applicable City codes and requirements. If any clause, sentence, section or any 
part of these conditions of approval is for any reason held to be invalid, such invalidity shall not affect or impair 
other remaining clauses, sentences, or sections of these conditions. This decision conveys no right to construct, 
or to receive a building permit. “Project Sponsor” shall include any subsequent responsible party. 
 

Changes and Modifications  

Changes to the approved plans may be approved administratively by the Zoning Administrator. Significant 
changes and modifications of conditions shall require Planning Commission approval of a new Conditional Use 
authorization.  
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Conditions of Approval, Compliance,  
Monitoring, and Reporting 

 

Performance 
1. Validity. The authorization and right vested by virtue of this action is valid for three (3) years from the effective 

date of the Motion. The Department of Building Inspection shall have issued a Building Permit or Site Permit 
to construct the project and/or commence the approved use within this three-year period. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

2. Expiration and Renewal. Should a Building or Site Permit be sought after the three (3) year period has lapsed, 
the project sponsor must seek a renewal of this Authorization by filing an application for an amendment to 
the original Authorization or a new application for Authorization. Should the project sponsor decline to so file, 
and decline to withdraw the permit application, the Commission shall conduct a public hearing in order to 
consider the revocation of the Authorization. Should the Commission not revoke the Authorization following 
the closure of the public hearing, the Commission shall determine the extension of time for the continued 
validity of the Authorization. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463,  
www.sfplanning.org 

3. Diligent Pursuit. Once a site or Building Permit has been issued, construction must commence within the 
timeframe required by the Department of Building Inspection and be continued diligently to completion. 
Failure to do so shall be grounds for the Commission to consider revoking the approval if more than three (3) 
years have passed since this Authorization was approved. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

4. Extension. All time limits in the preceding three paragraphs may be extended at the discretion of the Zoning 
Administrator where implementation of the project is delayed by a public agency, an appeal or a legal 
challenge and only by the length of time for which such public agency, appeal or challenge has caused delay. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

5. Conformity with Current Law. No application for Building Permit, Site Permit, or other entitlement shall be 
approved unless it complies with all applicable provisions of City Codes in effect at the time of such approval. 
 
For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 

http://www.sf-planning.org/info
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
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www.sfplanning.org 

Design – Compliance at Plan Stage 
6. Final Materials. The Project Sponsor shall continue to work with Planning Department on the building design. 

Final materials, glazing, color, texture, landscaping, and detailing shall be subject to Department staff review 
and approval. The architectural addenda shall be reviewed and approved by the Planning Department prior 
to issuance.  

For information about compliance, contact the Case Planner, Planning Department at 628.652.7315 
www.sfplanning.org 

7. Garbage, Composting and Recycling Storage. Space for the collection and storage of garbage, composting, 
and recycling shall be provided within enclosed areas on the property and clearly labeled and illustrated on 
the building permit plans. Space for the collection and storage of recyclable and compostable materials that 
meets the size, location, accessibility and other standards specified by the San Francisco Recycling Program 
shall be provided at the ground level of the buildings.  

For information about compliance, contact the Case Planner, Planning Department at 628.652.7315, 
www.sfplanning.org 

8. Bicycle Parking. The Project shall provide no fewer than one Class 1 bicycle parking spaces as required by 
Planning Code Sections 155.1 and 155.2. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

9. Managing Traffic During Construction. The Project Sponsor and construction contractor(s) shall coordinate 
with the Traffic Engineering and Transit Divisions of the San Francisco Municipal Transportation Agency 
(SFMTA), the Police Department, the Fire Department, the Planning Department, and other construction 
contractor(s) for any concurrent nearby Projects to manage traffic congestion and pedestrian circulation 
effects during construction of the Project. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

Monitoring - After Entitlement 
10. Enforcement. Violation of any of the Planning Department conditions of approval contained in this Motion or 

of any other provisions of Planning Code applicable to this Project shall be subject to the enforcement 
procedures and administrative penalties set forth under Planning Code Section 176 or Section 176.1. The 
Planning Department may also refer the violation complaints to other city departments and agencies for 
appropriate enforcement action under their jurisdiction. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

http://www.sf-planning.org/info
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
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11. Sidewalk Maintenance. The Project Sponsor shall maintain the main entrance to the building and all 
sidewalks abutting the subject property in a clean and sanitary condition in compliance with the Department 
of Public Works Streets and Sidewalk Maintenance Standards. 

For information about compliance, contact Bureau of Street Use and Mapping, Department of Public Works, 
628.271.2000, www.sfpublicworks.org 

12. Community Liaison. Prior to issuance of a building permit to construct the project and implement the 
approved use, the Project Sponsor shall appoint a community liaison officer to deal with the issues of concern 
to owners and occupants of nearby properties. The Project Sponsor shall provide the Zoning Administrator 
and all registered neighborhood groups for the area with written notice of the name, business address, and 
telephone number of the community liaison. Should the contact information change, the Zoning 
Administrator and registered neighborhood groups shall be made aware of such change. The community 
liaison shall report to the Zoning Administrator what issues, if any, are of concern to the community and what 
issues have not been resolved by the Project Sponsor. 

For information about compliance, contact Code Enforcement, Planning Department at 628.652.7463, 
www.sfplanning.org 

http://www.sf-planning.org/info
https://sfpublicworks.org/
http://www.sfplanning.org/
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*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.
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2Savina Kyurkchieva & Momchil Kyurkchiev 
317 Cortland Avenue, Unit B  
San Francisco, CA 94110  
savina@citydotstudio.com​ / 415-689-4686 
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LETTER BY THE OWNERS  
 
 
 
 

February 23, 2021 
San Francisco Planning 
49 South Van Ness Avenue, Suite 1400, San Francisco, CA 94103 

    
Project Address: 501 Crescent Avenue 
Assessor’s Block/Lot: 5742/018 
Planning Record Number: 2017-015988PRJ/CUA 
Project Manager: Kimberly Durandet, Senior Planner, Kimberly.durandet@sfgov.org 

 
 

 
Dear Planning Commission, 
 
We would like to introduce ourselves and the project.​ We are a 4-person Bulgarian family living in San Francisco: 
mom Savina, dad Momchil, older son Damien (6), and younger son Evan (4). ​Momchil is an entrepreneur and Savina 
is an architectural designer. We have been renting in the same neighborhood of Bernal Heights for almost 6 years 
now. Being internationals rooted in San Francisco, we love this vibrant neighborhood with its diverse and friendly 
community, which is why we’d like to build our family home here. 
 
We purchased the property in February 2018 after the residential demolition had occurred with the hope to rectify the 
violation and bring the site into compliance through building a house for us. 
 
Based on our research, the existing house at 501 Crescent Ave was vacant since 2014. A few owners were changed 
with each owner starting and abandoning renovation work. During one of these renovations the house collapsed in 
2016. In 2017 the previous owner submitted a Conditional Use Application to legalize the demolition, which we are 
continuing now. 
 
Since purchasing the property 3 years ago, we have been working closely with two senior planners - first with 
Esmeralda Jardines and then with Kimberly Durandet. Under their guidance, we thoroughly completed a number of 
required steps and we responded and secured all required documents in a timely manner.  
 
We also had two pre-application meetings with the neighbors. After the 1st meeting, we decided to change the initial 
proposal significantly to minimize the effect of our house on the solar panels of our adjacent neighbor on Crescent 
Ave. As a result we reconfigured the roof to add a slope facing the adjacent house, thus removing the roof deck and 
some habitable space on the 3rd floor. Despite significantly minimizing the potential impact to his solar panels, this 
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neighbor is still concerned about any residual impact. At this point, we feel that we’ve done more than a good faith 
effort to address his concerns.  
 
We also had 3 rounds of plan reviews and design comments by RDAT Architect and SF Planning. We modified the 
proposed design thoughtfully to address every Planning comment. The previously collapsed house was covering 
almost the whole lot without respecting the zoning requirement such as required rear setback. Our current proposal 
complies with the Planning code, the mass reduction requirements for Bernal Heights and the SF Residential Design 
Guidelines. Below are a few notes on the proposed plans design and how it complies with the Residential Design 
Guidelines, specifically addressing proportions, corner buildings, building entrances, and garages: 
 
 

● Both street facades are designed to be fenestrated, articulated and finished as “front” facades. 
● The proposed fenestration follows the proportions of the fenestrations on the surrounding houses. 
● Emphasis is added with more architectural detailing than found on other buildings on the block face. 
● Greater building height is used to add emphasis as appropriate at the corner. 
● A more complex building form is designed with projecting facade elements and special building features​ ​such 

as bay windows, balconies, and wood slat accents. 
● The upper stories of the rear facade are visible from the street and are also finished with appropriate building 

materials, and have more visual interest than normally seen on a rear facade. 
● A prominent building entrance is created by pushing in the walls at the entry, creating a recessed entryway 

area, adding planters, stairs, and wood slat detailing. 
● The proposed building entrance enhances the connection between the public realm of the street and sidewalk 

and the private realm of the building. 
● The building entrance appears welcoming and inviting to the pedestrian.  
● The entry way consists of stairways, landings, doors, planters, and wood slat accent walls. 
● The exterior entry stairs leading to the open porch contribute to the visual richness of the streetscape on 

Moultrie St. Front porches are also found on other houses in the surrounding neighborhood on Moultrie St. 
● The garage door is compatible with the building and the surrounding area. 
● The garage door is located under a bay window and is visually recessed. 

 
We’ve received overwhelming support from our neighbors regarding the project and the design. They can’t wait to 
replace the boarded-up site with a nice house that improves the appeal of the neighborhood. They even called it a 
“Modern Victorian”, which is a nice compliment for our efforts to respect the surrounding neighborhood, yet design a 
21st century house. We are looking forward to the hearing so we can bring the site to compliance, legalize the 
demolition, obtain permits for new house construction, and build our future home. 
 
 
 
  
Sincerely,  

Savina Kyurkchieva               Momchil Kyurkchiev 
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SUMMARY 
 
This timeline describes the recent history concerning the property located at 501 Crescent Ave. 
Based on our research, the existing house at 501 Crescent Ave was vacant beginning at the 
latest in early 2014, when the house was sold to “Owner 1”. Owner 1 started a renovation with 
permits. At the end of 2015, he abandoned the work and sold the house to “Owner 2”. In 2016, 
Owner 2 continued the remodel with revisions to permit applications, including Building PA 
#201507101232, which described the work in part as “install (N) roof framing (trusses), revise 
foundation...”. On 11/28/2016, an inspector visited the site to respond to a complaint.  The 
inspector determined that the work was being done in accordance with issued permits, and 
closed the complaint.  About a week later, the house collapsed. Owner 2 and the neighbors 
claimed the collapse was caused by a storm.  The project was inactive for approximately one 
year.  In late 2017, Owner 2 submitted a Conditional Use Application to legalize the dwelling unit 
demolition and construct a new home.  The current owners purchased the property on 
2/28/2018 and now seek to process the conditional use application.  
 
 
TIMELINE  
 

 
 
DETAILS 
 
2/28/2014 ­ The house is sold to “Owner 1”. 
Based on: Redfin 
 
6/2/2014 ­ Building  PA# 201404163428  is issued. 
Alterations Without Plans. 
Filed:  4/16/2014.  
Status : Issued. 
Description:  1st floor: total remodel, add 2 baths, 1 bedrooms,1 media room, den, office and one 
media room. 2nd floor: remodel kitchen and 1.5 baths. Resheetrock entire dwelling, voluntary 
seismic whole dwelling CEQA. 
Planning Department Signature:  Yes, Approved by Planning 4/17/2014 
Based on:  SF Property Information Map / Building Permits 
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9/30/2014 ­ Building   PA# 201409307662 is filed. 
Alterations Without Plans  
Status:  Triage 
Description:  Revision to PA# 201404163428. Revise existing footings. New footings concrete & 
forms.  
Planning Department Signature:  Not known for PA# 201409307662. But it is a revision to to PA# 
201404163428, approved by Planning ­ see above. 
Based on:  SF Property Information Map / Building Permits 
 
7/10/2015 ­ Building PA#  201507101232  is issued. 
Alterations Without Plans  
Status:  Issued. 
Description : Revision to PA#  201404163428 , install (N) roof framing (trusses), revise foundation, 
shearwalls & details.  
Planning Department Signature:  See “Planning Appl #2016­008232PRL” below. 
Based on: SF Property Information Map / Building Permits 
 
12/31/2015 ­ The house is sold to “Owner 2”. 
Sold to husband and wife Stephen Homs and Rebecca Chang Homs 
 
6/23/2016 ­ Planning Appl #2016­008232PRL is opened 
Planner : Chris Townes 
Description : OTC approval for revision to permit #: 2015.0710.1232 for interior remodel and 
landing to existing SFR. 
Status:  Closed 6/23/2016 
Related to:  Building PA#  201606210509 
Based on : SF Property Information Map / Planning Applications 
 
6/29/2016 ­ Planning Appl #2016­008542PRL is opened 
Planner:  Heidi Kline 
Description:  Revision to permit plans to replace the upper floor windows with wood frame (side ­ 
arch transom over 2 casements and front windows rectangular transoms over casements) lower 
level windows with aluminum­clad wood sliders. 
Status:  Closed 6/29/2016 
Related to:  Building PA#  201606210509 
Based on:  SF Property Information Map / Planning Applications 
 
11/14/2016 ­ Building PA#  201606210509  is issued. 
Alterations With Plans. 
Filed:  6/21/2016 
Description:  Revision to PA#  201507101232.  Revised floor layout. No change to height, mass or 
elevations. New flr plans each floor reorganizing rooms, no change of use. CEQA.  
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Planning Department Signature:  Yes. Approved by Heidi Kline / Planning Dept / 06.29.2016 
(See Planning Appl #2016­008232PRL & #2016­008542PRL above) 
Based on:  SF Property Information Map / Building Permits 
 
11/23/2016 ­ Complaint # 201648216 is issued. 
Division:  BID 
Description:  Date last observed: 11­19­2016. Time last observed: 11:00am. Identity of person 
performing the work: Unknown. Exact location: Main Bldg. Building type: Residence/Dwelling. 
Abandoned/derelict structure; damaged walls; structural problems; other building. Additional 
information: Building is literally falling down; debris left for months and no work is being done. A 
dangerous condition and blight on the neighborhood. The property has been in a state of partial 
construction for literally years and is further from completion than it was 8 months ago.; 
Case opened : 11/23/2016 / Division: BID / Inspector: Simas / Status: Case received. 
Based on:  SF Property Information Map / Complaints /  Link 
 
11/28/2016 ­ Complaint # 201648216 is closed. 
Division:  BID  
Inspector:  Simas  
Status : Case closed. 
Comment:   Site inspection revealed work being done with permits m705767,  20160621(0509) , 
201507101232 . Advised new contractor to maintain jobsite. District inspector will inspect site 
through all phases of job. Ok to close.cww 
Based on:  SF Property Information Map / Complaints /  Link 
 
12/06/2016 ­ Building collapses after a storm. 
Owner’s agent email:  “Seller told me tonight that they didn’t tear down the house. The front wall 
collapse after a storm and she thought that everybody knows about it. The city got there right 
after the wall collapse, it’s not like sellers trying to cover it up with the city. The construction 
eventually caused them a divorce… They believed that if there wasn’t a storm, the wall would 
not have fell. They believe it was caused by the storms.” 
Based on:  see attached email from “Owner 2” ’ agent. 
 
12/14/2017 Conditional Use Authorization (CUA) 2017­015988CUA is submitted 
Planner : Esmeralda Jardines 
Description:  Conditional Use Authorization to permit the legalization of a demolished unit and 
construction of a new single family home. 
Status : On hold 2/27/2018 
Related Records:  2017­015988PRJ / 2017­015988CUA / 2017­004021ENF 
Based on:  SF Property Information Map / Planning Applications 
 
2/28/2018 The property is sold to us. 
Sold to Savina Kyurkchieva and Momchil Kyurkchiev 
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http://dbiweb.sfgov.org/dbipts/default.aspx?page=AddressComplaint&ComplaintNo=201648216&Stepin=1
http://dbiweb.sfgov.org/dbipts/default.aspx?page=AddressComplaint&ComplaintNo=201648216&Stepin=1
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