
 

 

Discretionary Review 
Abbreviated Analysis 

HEARING DATE: May 27, 2021 

Record No.: 2019-017985DRP-05 
Project Address: 25 Toledo Way  
Permit Applications: 2019.1001.3196 
Zoning:  RH-2 [Residential House-Two Family] 
 40-X Height and Bulk District 
Block/Lot: 0486A / 046 
Project Sponsor:  Jonathan Pearlman 
  Elevation Architects  
  1159 Green Street  
 San Francisco, CA 94109 
Staff Contact: David Winslow – (628) 652-7335 
 david.winslow@sfgov.org 
 

Recommendation: Do Not Take DR and Approve as Modified 

 

Project Description 
The project proposes to construct a ground level rear horizontal and 2-story vertical addition that would add an 
890 square-foot second residential unit, an additional car parking space, and two roof decks to the existing two-
story family house. The existing building is approximately 3,611 square feet in size and with the proposed project 
the building would be approximately a total of 5,549 square feet in size.  

Site Description and Present Use 

The site is approximately 29’-0” wide x 134’ deep key lot containing an existing two-story, single family house. 
The existing building is a Category ‘A’ – Historic resource built in 1936 and a part of the eligible Marina 
Corporation Residential Historic District. 

Surrounding Properties and Neighborhood 
The buildings on this block of Toledo Way are predominantly tall 2- and 3-stories at the street face with an 
adjacent 4-story corner building, and 3- and 4-story buildings fronting on Mallorca. The existing 4 -story corner 
building at 1 Toledo has nearly full lot coverage with a minimal 10’ deep non-complying rear yard and windows 
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on all four sides. The 3-story buildings fronting Mallorca Way are consistently aligned to form 26’ deep rear yards. 
The existing key lot condition restricts access to mid-block open space for 41 Mallorca and to some extent 35 
Mallorca. The rear walls of adjacent properties to the west are also consistently aligned to define and provide 
access to the mid-block open space.  

Building Permit Notification 

Type Required 
Period 

Notification 
Dates 

DR File Date DR Hearing Date Filing to Hearing 
Date 

311 Notice 30 days February 5, 2021 
– March 8, 2021 

March 8, 2021 May 20, 2021 73 days 

Hearing Notification 

Type Required 
Period 

Required Notice 
Date 

Actual Notice Date Actual Period 

Posted Notice 20 days April 30, 2021 April 30, 2021 20 days 

Mailed Notice 20 days April 30, 2021 April 30, 2021 20 days 

Online Notice 20 days April 30, 2021 April 30, 2021 20 days 

Public Comment 

 Support Opposed No Position 

Adjacent neighbor(s) 0 0 0 

Other neighbors on the block or 
directly across the street 

1 22 0 

Neighborhood groups 0 1 0 

Environmental Review  
The Department has determined that the proposed project is exempt/excluded from environmental review, 
pursuant to CEQA Guideline Section 15301 (Class One - Minor Alteration of Existing Facility, (e) Additions to existing 
structures provided that the addition will not result in an increase of more than 10,000 square feet).  

DR Requestors 

DR requestor 1: 
Russell Long of 29 Toledo Way, resident of the adjacent property to the west of the proposed project. 
 

http://www.sf-planning.org/info
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DR requestor 2: 
Charlie and Kathy Harding of 35 Mallorca Way, residents of the adjacent property to the east of the proposed 
project. 
 
DR requestor 3: 
Joe Brand of 37 Mallorca Way, resident of the adjacent property to the east of the proposed project. 
 
DR requestor 4: 
Ben Rubin of 1 Toledo Way, owner of the adjacent property to the east of the proposed project. 
 
DR requestor 5: 
Elizabeth and Mark Hanson of 31-33 Mallorca Way, residents of the property to the east of the proposed project. 
 
 

DR Requestors’ Concerns and Proposed Alternatives 
DR requestor #1 has withdrawn their opposition based on revisions to the project per revised plans dated 5.19.21. 
 
DR requestor #2 is concerned that the proposed project:  

1. Significantly reduces light to home and rear yard; 
2. Blocks access to mid-block open space and; 
3. Is out of scale with the neighborhood. 

 
Proposed alternatives: 

1. Reduce the proposed building height. 

See attached Discretionary Review Applications, dated March 8, 2021. 

 
DR requestor #3 is concerned that the proposed project:  

1. Significantly reduces light to home and rear yard; 
2. Blocks access to mid-block open space and; 
3. Is out of scale with the neighborhood. 

 
Proposed alternatives: 

1. Reduce the proposed building height and provide setbacks. 

 
See attached Discretionary Review Applications, dated March 8, 2021. 

 

DR requestor #4 is concerned that the proposed project:  
1. Creates impacts to light and privacy to apartments;’ west facing windows; 
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Proposed alternatives: 

1. Reduce the height of the proposed building and; 

2. Address privacy issues created by east facing windows and front deck.  

 
See attached Discretionary Review Applications, dated March 8, 2021. 

 

DR requestor #5 is concerned that the proposed project:  
1. is incompatible with the scale of the neighborhood; 
2. creates light and privacy impacts to at least 24neigjhbors at 5 adjacent properties; 
3. Serves one property owner at the expense of numerous adjacent neighbors; 
4. Does not comply with modifications requested by the Planning Department. 

 
Proposed alternatives: 

1. Remove the fourth floor and reduce the size of the addition at the third floor – (See sketch) 

See attached Discretionary Review Applications, dated March 8, 2021. 

 

Project Sponsor’s Response to DR Application 

The proposal has been designed and reviewed by the Planning Department and modified to be Code compliant, 
compatible with the Historical District and to conform to the Residential Design Guidelines with respect to impacts 
to adjacent neighbors. The Planning Department’s staff has concluded the addition appropriately responds to the 
existing historic character. The DR requestors have not demonstrated any exceptional or extraordinary 
circumstances exist.  
 
See attached Response to Discretionary Review, dated April 16, 2021.   

Department Review 

The Planning Department confirms support for this project. The project has been revised since the 311 
notification to reduce the rear wall to be code complying with respect to the required rear yard. It is compatible 
with preservation criteria and it complies with the Residential Design Guidelines related to scale and privacy. The 
existing high mansard roof creates the appearance of a three-story building. This along with the 25’-10” setback 
of the proposed 4th story enables the subject property to retain the historical building and its scale with the 
neighboring buildings by rendering the addition minimally visible from the street.  
Specifically:  
 

1. The proposed project is built over the footprint of the existing building. This key lot condition 
presumably already limits access to mid-block open space from the DR requestors. The DR requestors 
have not demonstrated how the additional massing of proposed project would block access to mid-
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block open space. 

2. The proposed height and massing are compatible with the scale of the surrounding properties. The 4th 
story is articulated by a 4’-3” setback from east property line minimize impacts to light and privacy to 
adjacent yards and homes fronting Mallorca. The addition at the rear is articulated by side and rear 
setbacks from the existing building footprint such that the scale of the addition maintains the scale of 
existing buildings at the rear. 

3. The project sponsor has provided shadow studies that demonstrate minimal additional shadow from 
the proposed additions. According to these it is evident that there are additional shadows cast at certain 
times of the year in the late afternoon, but it is not clear that these are exceptional or extraordinary. 

4. The Department’s preservation staff review of this confirms that the proposed alterations are consistent 
with the Secretary of the Interior Standards in that they will be minimally visible from the public-right-of-
way, will not significantly remove or obscure original historic fabric, or cause the structure to no longer 
convey its significance within the surrounding historic district. Therefore, the project meets the 
Department’s checklist for a categorically exempt project from further CEQA review, and as such; did not 
require a Historic Resource Evaluation (HRE) or Response (HRER). The front of the building is being 
retained. 

5. The front roof deck is set behind the mansard roof at the front and setback 5’-5” from the west property 
line and 4’-3” from the east property line. The project sponsor is proposing a planter on the east side to 
further screen the deck from the windows of 1 Toledo the east to be minimize intrusions to privacy.  

 
 

Recommendation: Do Not Take DR and Approve as Modified 

 

Attachments: 
Block Book Map  
Sanborn Map  
Zoning Map 
Aerial Photographs  
Context Photographs 
Section 311 Notice 
CEQA Determination 
DR Applications 
Response to DR Application, dated April 16, 2021   
311 plans 
Revised plans dated 5.19.21 
 

http://www.sf-planning.org/info
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Parcel Map
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*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.

Sanborn Map*
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Zoning Map
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Aerial Photo
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Site Photo

Discretionary Review Hearing
Case Number 2019-017985DRP-05
25 Toledo Way
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NOTICE OF BUILDING PERMIT APPLICATION  
(SECTION 311) 

On 10/01/2019, Building Permit Application No. 
201910013196  was filed for work at the Project Address 

below. 

       Notice Date:  2/5/21         Expiration Date:  3/8/21 

 
PROJECT INFORMATION APPLICANT INFORMATION 
Project Address: 25 TOLEDO WAY Applicant: Jonathan Pearlman, Elevation Architects  
Cross Streets: Mallorca Way Address: 1159 Green Street, Suite 4 
Block / Lot No.: 0486A / 046 City, State: San Francisco, CA 94109 
Zoning District(s): RH-2 / 40-X Telephone: 415-537-1125  (ext. 101) 
Record No.:  2019-017985PRJ Email: jonathan@elevationarchitects.com 

 
You are receiving this notice as an owner or occupant of property 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 that the Planning Commission review this application at a public hearing for Discretionary 
Review. Requests for a Discretionary Review hearing must be filed during the 30-day review period, prior to the close of business on the 
Expiration Date shown above, 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. 

PROJECT SCOPE PROJECT FEATURES Existing Proposed 

☐  Demolition Building Use: Residential No Change 
☐  Change of Use Front Setback: 6 feet No Change 
☐  Rear Addition Side Setbacks: None No Change  
☐  New Construction Building Depth: 73 feet 85 feet 
☐  Façade Alteration(s) Rear Yard: 60 feet 40 feet 
☐  Side Addition Building Height: 30 feet 40 feet 
☒  Alteration Number of Stories: 2 + Garage 3+ Garage 
☐  Front Addition Number of Dwelling Units 1 2 
☒  Vertical Addition Number of Parking Spaces 1 2 

PROJECT DESCRIPTION 
The project includes a code compliant  vertical and horizontal addition that would add a third story, a second residential unit, an 
additional car parking space, two roof decks, and would lessen the size of the existing curb cut to add a street tree.  

 

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. 

 
To view plans or related documents, visit sfplanning.org/notices and search the Project Address listed above. 

For more information, please contact Planning Department staff: 
Planner: Katherine Wilborn            Telephone: 628-652-7355            Email: Katherine.Wilborn@sfgov.org 

  

https://sfplanning.org/notices


General Information About Procedures During COVID-19 Shelter-In-Place Order 

 
 

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 specific questions about the proposed project, you 
should contact the planner listed on the front of this notice. If 
you have general questions about the Planning Department’s 
review process, contact the Planning counter at the Permit 
Center via email at pic@sfgov.org. 
 
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. Contact the project Applicant to get more information 

and to discuss 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. 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 that 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 (“DR”). If you believe the project warrants 
Discretionary Review by the Planning Commission, you must 
file a DR Application prior to the Expiration Date shown on 
the front of this notice.  
 
To file a DR Application, you must: 
 
1. Create an account or be an existing registered user 

through our Public Portal (https://aca-
ccsf.accela.com/ccsf/Default.aspx).  

2. Complete the Discretionary Review PDF application 
(https://sfplanning.org/resource/drp-application) and 
email the completed PDF application to 

CPC.Intake@sfgov.org. You will receive follow-up 
instructions via email on how to post payment for the DR 
Applciation through our Public Portal. 

 
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. 
The Board of Appeals is accepting appeals via e-mail. For 
further information about appeals to the Board of Appeals, 
including current fees, contact the Board of Appeals at (628) 
652-1150. 
 
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 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 Board of Supervisors at 
bos.legislation@sfgov.org, 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.sf-planning.org/info
mailto:pic@sfgov.org
http://www.communityboards.org/
https://aca-ccsf.accela.com/ccsf/Default.aspx
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CEQA Exemption Determination
PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address

25 TOLEDO WAY

Block/Lot(s)

Project description for Planning Department approval.

Permit No.

Addition/ 

Alteration

Demolition (requires HRE for 

Category B Building)

New 

Construction

Two story vertical addition and renovation of an existing 2-story single family home. Addition of one new dwelling 

unit.

Case No.

2019-017985ENV

0486A046

201910013196

STEP 1: EXEMPTION TYPE

The project has been determined to be exempt under the California Environmental Quality Act (CEQA).

Class 1 - Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft.

Class 3 - New Construction. Up to three new single-family residences or six dwelling units in one 

building; commercial/office structures; utility extensions; change of use under 10,000 sq. ft. if principally 

permitted or with a CU.

Class 32 - In-Fill Development. New Construction of seven or more units or additions greater than 

10,000 sq. ft. and meets the conditions described below:

(a) The project is consistent with the applicable general plan designation and all applicable general plan 

policies as well as with applicable zoning designation and regulations.

(b) The proposed development occurs within city limits on a project site of no more than 5 acres 

substantially surrounded by urban uses.

(c) The project site has no value as habitat for endangered rare or threatened species.

(d) Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or 

water quality.

(e) The site can be adequately served by all required utilities and public services.

FOR ENVIRONMENTAL PLANNING USE ONLY

Other ____

Common Sense Exemption (CEQA Guidelines section 15061(b)(3)). It can be seen with certainty that 

there is no possibility of a significant effect on the environment . FOR ENVIRONMENTAL PLANNING USE ONLY



STEP 2: ENVIRONMENTAL SCREENING ASSESSMENT
TO BE COMPLETED BY PROJECT PLANNER

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. use of diesel construction 

equipment, backup diesel generators, heavy industry, diesel trucks, etc.)? (refer to The Environmental 

Information tab on the San Francisco Property Information Map)

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing 

hazardous materials (based on a previous use such as gas station, auto repair, dry cleaners, or heavy 

manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards or 

more of soil disturbance ‐ or a change of use from industrial to residential? 

Note that a categorical exemption shall not be issued for a project located on the Cortese List

if box is checked, note below whether the applicant has enrolled in or received a waiver from the San 

Francisco Department of Public Health (DPH) Maher program, or if Environmental Planning staff has 

determined that hazardous material effects would be less than significant. (refer to The Environmental 

Information tab on the San Francisco Property Information Map)

Transportation: Does the project involve a child care facility or school with 30 or more students, or a 

location 1,500 sq. ft. or greater? Does the project have the potential to adversely affect transit, pedestrian 

and/or bicycle safety (hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities?

Archeological Resources: Would the project result in soil disturbance/modification greater than two

(2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological sensitive

area? If yes, archeology review is required. 

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 The Environmental Information tab on the San Francisco 

Property Information Map) If box is checked, Environmental Planning must issue the exemption.

Average Slope of Parcel = or > 25%, or site is in Edgehill Slope Protection Area or Northwest Mt. 

Sutro Slope Protection Area: Does the project involve any of the following: (1) New building 

construction, except one-story storage or utility occupancy, (2) horizontal additions, if the footprint area 

increases more than 50%, or (3) horizontal and vertical additions increase more than 500 square feet of 

new projected roof area? (refer to The Environmental Planning tab on the San Francisco Property Information 

Map) If box is checked, a geotechnical report is likely required and Environmental Planning must issue the 

exemption.

Does the project involve any of the following: (1) New building construction, except one-story storage or 

utility occupancy, (2) horizontal additions, if the footprint area increases more than 50%, (3) horizontal and 

vertical additions increase more than 500 square feet of new projected roof area, or (4) grading performed 

at a site in the landslide hazard zone? (refer to The Environmental tab on the San Francisco Property Information 

Map) If box is checked, a geotechnical report is required and Environmental Planning must issue the 

exemption.

Seismic Hazard: Landslide or Liquefaction Hazard Zone:

Comments and Planner Signature (optional): Don Lewis



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

PROPERTY IS ONE OF THE FOLLOWING: (refer to Property Information Map)

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

Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4.

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

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 Replacement Standards. Does not include

storefront window alterations.

4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or

replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

5. Deck, terrace construction, or fences not visible from any immediately adjacent public right-of-way.

6. Mechanical equipment installation that is not visible from any immediately adjacent public 

right-of-way.

7. Dormer installation that meets the requirements for exemption from public notification under Zoning

Administrator Bulletin No. 3: Dormer Windows.

8. Addition(s) that are not visible from any immediately adjacent public right -of-way for 150 feet in each

direction; does not extend vertically beyond the floor level of the top story of the structure or is only a

single story in height; does not have a footprint that is more than 50% larger than that of the original

building; and does not cause the removal of architectural significant roofing features.

Note: Project Planner must check box below before proceeding.

Project is not listed. GO TO STEP 5.

Project does not conform to the scopes of work. GO TO STEP 5.

Project involves four or more work descriptions. GO TO STEP 5.

Project involves less than four work descriptions. GO TO STEP 6.

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

Check all that apply to the project.

1. Reclassification of property status. (Attach HRER Part I)

Reclassify to Category A

a. Per HRER

b. Other (specify):

(No further historic review)

Reclassify to Category C

06/09/2020

Contributor to the Marina Corporation Residential Historic District

2. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and

conforms entirely to proposed work checklist in Step 4.

3. Interior alterations to publicly accessible spaces that do not remove, alter, or obscure character 

defining features.

4. Window replacement of original/historic windows that are not “in-kind” but are consistent with

existing historic character.

5. Façade/storefront alterations that do not remove, alter, or obscure character-defining features.



6. Raising the building in a manner that does not remove, alter, or obscure character -defining

features.

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

photographs, plans, physical evidence, or similar buildings.

8. Work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties  
(Analysis required):

9. Work compatible with a historic district (Analysis required):

10. Work that would not materially impair a historic resource (Attach HRER Part II).

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST sign below.

Project can proceed with exemption review. The project has been reviewed by the

Preservation Planner and can proceed with exemption review. GO TO STEP 6.

Comments (optional):

Preservation Planner Signature: Katherine Wilborn

TO BE COMPLETED BY PROJECT PLANNER

STEP 6: EXEMPTION DETERMINATION

Project Approval Action: Signature:

If Discretionary Review before the Planning Commission is requested,

the Discretionary Review hearing is the Approval Action for the  project.

Once signed or stamped and dated, this document constitutes a n exemption pursuant to CEQA Guidelines and Chapter 31of the 

Administrative Code.

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination to the Board of 

Supervisors can only be filed within 30 days of the project receiving the approval action.

Please note that other approval actions may be required for the project. Please contact the assigned planner for these approvals.

Katherine Wilborn

01/06/2021

No further environmental review is required. The project is exempt under CEQA. There are no 

unusual circumstances that would result in a reasonable possibility of a significant effect.

Building Permit



TO BE COMPLETED BY PROJECT PLANNER

STEP 7: MODIFICATION OF A CEQA EXEMPT PROJECT

In accordance with Chapter 31 of the San Francisco Administrative Code, when a California Environmental

Quality Act (CEQA) exempt project changes after the Approval Action and requires a subsequent approval, the

Environmental Review Officer (or his or her designee) must determine whether the proposed change 

constitutes a substantial modification of that project. This checklist shall be used to determine whether the 

proposed changes to the approved project would constitute a “substantial modification” and, therefore, be 

subject to additional environmental review pursuant to CEQA.

MODIFIED PROJECT DESCRIPTION

Modified Project Description:

DETERMINATION IF PROJECT CONSTITUTES SUBSTANTIAL MODIFICATION

Compared to the approved project, would the modified project:

Result in expansion of the building envelope, as defined in the Planning Code;

Result in the change of use that would require public notice under Planning Code

Sections 311 or 312;

Result in demolition as defined under Planning Code Section 317 or 19005(f)?

Is any information being presented that was not known and could not have been known

at the time of the original determination, that shows the originally approved project may

no longer qualify for the exemption?

If at least one of the above boxes is checked, further environmental review is required.

DETERMINATION OF NO SUBSTANTIAL MODIFICATION

Planner Name:

The proposed modification would not result in any of the above changes.

If this box is checked, the proposed modifications are exempt under CEQA, in accordance with prior project

approval and no additional environmental review is required. This determination shall be posted on the Planning Department 

website and office and mailed to the applicant, City approving entities, and anyone requesting written notice. In accordance 

with Chapter 31, Sec 31.08j of the San Francisco Administrative Code, an appeal of this determination can be filed to the 

Environmental Review Officer within 10 days of posting of this determination.

Date:
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Historic Resource Evaluation Response 
 

Record No.: 2019-017985ENV 

Project Address: 25 TOLEDO WAY 

Zoning: RH-2 RESIDENTIAL- HOUSE, TWO FAMILY Zoning District 

40-X Height and Bulk District 

Block/Lot: 0486A/046 

Staff Contact: Katherine Wilborn - 415-575-9114 

 Katherine.Wilborn@sfgov.org 

 

PART I: HISTORIC RESOURCE EVALUATION 

PROJECT SPONSOR SUBMITTAL: 
To assist in the evaluation of the proposed project, the Project Sponsor has submitted a: 

☒ Supplemental Information for Historic Resource Determination Form (HRD) 

☐ Consultant-prepared Historic Resource Evaluation (HRE)  

Prepared by:             

 

 

BUILDINGS AND PROPERTY DESCRIPTION: 

• Neighborhood:  Marina 

• Date of Construction:  1936 

• Construction Type: Wood-Frame 

• Architect:  N/A 

• Builder:  Remo Sbarboro; Martin P. Jorgensen 

• Stories: 1-over-garage 

• Roof Form: Hip; flat 

• Cladding: Smooth Stucco; Scored Stucco 

• Primary Façade: Toledo Way (North) 

• Visible Facades: North 

 

EXISTING PROPERTY PHOTOS / CURRENT CONDITIONS: 

        
Sources: Google Maps 
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PRE-EXISTING HISTORIC RATING / SURVEY 

☒ Category A – Known Historic Resource, per:   Within the Marina Corporation Residential Historic District  

eligible for listing on the California Register under Criterion 1 (Events) and Criterion 3 (Architecture)    

☐   Category B – Age Eligible/Historic Status Unknown  

☐  Category C – Not Age Eligible / No Historic Resource Present 

 

 
CEQA HISTORICAL RESOURCE(S) EVALUATION: 
Step A: Significance 

Individual Significance  Historic District/Context Significance  

Property is individually eligible for inclusion in 

a California Register under one or more of the 

following Criteria: 

 

Criterion 1 - Event: ☐Yes  ☒No  

Criterion 2 - Persons: ☐Yes  ☒No  

Criterion 3 - Architecture: ☐Yes  ☒No  

Criterion 4 - Info. Potential:          ☐Yes  ☒No 

Period of Significance:                  ☒ N/A    

Property is eligible for inclusion in a California 

Register Historic District/Context under one or 

more of the following Criteria: 

 

Criterion 1 - Event: ☒Yes  ☐No  

Criterion 2 - Persons: ☐Yes  ☐No  

Criterion 3 - Architecture: ☒Yes  ☐No  

Criterion 4 - Info. Potential:          ☐Yes  ☐No 

Period of Significance:                  1922-1939  

☒ Contributor    ☐ Non-Contributor    ☐ N/A     
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Analysis: 

According to the Supplemental Information for Historic Resource Determination and information 

found in the Planning Department files, the subject property contains a one-story-over-garage, wood-

frame, single-family residence constructed in 1936, located within the California Register-eligible 

Marina Corporation Residential Historic District. The eclectic structure contains nods of Italian 

Renaissance Revival, English Tudor, and Mediterranean Revival architectural styling. The subject 

property was constructed as part of a six-parcel tract development, bought and built by Remo Earl 

Sbarboro, with family friend, Martin Jorgensen. The duo appear to be builders or gentlemen-

architects and are credited with “helping to develop a residential community on landfill after the 

Panama Pacific International Exposition.”1 No other documentation has been found of Sbarboro or 

Jorgensen developing in the immediate area, so it is presumed that the residential community consists 

of the six extant properties on the eastern-most end of Toledo Way’s south side. The eclectic collection 

of six single-story-over-garage residences line the concaved street between Mollorca Way and Pierce 

Street, with the subject property located on the eastern-most parcel. The structures vary in eclectic 

detailing, and each contain individualistic features, but all convey a cohesive, Tudor-Mediterranean 

eclectic styling with side entrances, ornate wooden windows, large parapets, and uniform massing in 

height, lightwells, and setbacks that follow the curvilinear nature of the street.  

Little information is available about either builder, other than Remo Sbarboro (1887-19762) being the 

youngest son3 of a prominent Italian immigrant, Andrea Sbarboro (1839-1923), who was significant in 

his own right as the Bank-of-Italy founder and the purchaser of the town he would dub Astri, 

California, where he created the Italian-Swiss Agricultural Colony (California Historical Landmark 

#621).4 Andrea Sbarboro has several structures within San Francisco associated with his successes as 

an Italian-American banker and cooperative creator, as well as agricultural tycoon (National Register 

Landmark #78000754, 552 Montgomery Street; San Francisco Landmark #212, 700 Montgomery Street; 

San Francisco Landmark #110, 460 Montgomery Street). Remo Sbarboro grew up at 3401 Washington5 

and resided later at 3837 Jackson street.6 His family invested in many large properties and had several 

San Francisco residences built “in the Italian and Spanish style,” making Sbarboro no stranger to 

highly ornamental and grand residences.7 The family’s property at the Italian-Swiss Agricultural 

Colony was a copy of the Case de Vetti in Pompeii, Italy, and the gardens modelled after the 

Nellbrunn in Salzburg, Germany.8 However, besides Remo’s well-known family, it appears his 

individual contributions to local and state history do not rise to individual significance. It does not 

appear that he constructed other properties in San Francisco.  

After construction, the property remained a single-family residence but changed ownership three 

times until the current owner purchased the property in 2005. The first owner, Joseph Ghiorso, 

opened and operated a saloon at the “New California Hotel” (now the “Remo Hotel” and “Fior 

d’Italia Restaurant”)9 in North Beach after receiving a police permit in April of 1911. The hotel was 

owned and operated by Amadeo Peter Giannini, an Italian banker and business successor of the 

Sbarboros’ Italian-American Bank Company.10 Ghiorso therefore may have been familiar or even 

friendly with the Sbarboro and Giannini families, but regardless, neither he, nor any of the other 

owners or occupants appear to be of significant contribution to history.  

The subject property appears to be highly intact and has undergone very little alteration since its 

construction. Similarly, the other five properties of Sbarboro’s residential tract appear equally intact. 

Known alterations that have taken place include the following: Kitchen and bathroom remodel (1969); 

reroofing (1995); and kitchen and dining room remodel in 2006. No documented or observed 

alterations have taken place to the property’s front façade other than the addition of unpermitted 

security gates at the loggia, at an unknown date.  

No known historic events occurred at the subject property (Criterion 1). None of the owners or 
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occupants have been identified as important to history (Criterion 2). The subject property is an in-tact 

example of an eclectic Mediterranean residence with Italian Renaissance and English Tudor influence, 

but does not rise to the level of significance that would warrant individual listing in the California 

Register for architecture (Criterion 3). Based upon a review of information in the Department's 

records, the subject building is not an example of a rare construction type, and therefore is not 

significant under Criterion 4, since this significance criterion typically applies to rare construction 

types when involving the built environment. Assessment of archeological sensitivity is undertaken 

through the Department's Preliminary Archeological Review process and is outside the scope of this 

review.  

Although the property does not rise to individual eligibility for the California Register, the subject 

property is located within the boundaries of the identified-eligible Marina Corporation Residential 

Historic District, which was identified through Case No. 2016-013786ENV. The district is eligible for 

listing on the California Register under Criterion 1 (Events) for its association with the first wave of 

residential development in the Marina following the Panama-Pacific International Exhibition (PPIE) 

and under Criterion 3 (Architecture) as a cohesive collection of Mediterranean Revival, Spanish 

Eclectic, and other Period Revival Style residential buildings and maintains a period of significance 

that spans from 1922 to 1939.  

The subject property is considered to be a contributor to the Marina Corporation Residential Historic 

District because it was constructed within the period of significance as part of a tract of residences 

following the PPIE (Criterion 1) and exhibits period revival architectural styles that are consistent 

with that found throughout the district (Criterion 3). Additionally, the tract of six Sbarboro-built 

residences represent distinctive characteristics of the Marina District’s style and period and possess 

high artistic value above that which is displayed throughout the District. Therefore, additional 

characteristics are defined for the six properties associated with this tract development (29-25 Toledo 

Way; Lots 041-046, in Block 0486A).  

 

Step B: Integrity 

The subject property has retained or lacks integrity from the period of significance noted in Step A: 

Location: ☒ Retains ☐ Lacks  Setting: ☒ Retains ☐ Lacks 

Association: ☒ Retains ☐ Lacks Feeling: ☒ Retains ☐ Lacks 

Design:  ☒ Retains ☐ Lacks Materials: ☒ Retains ☐ Lacks 

Workmanship: ☒ Retains ☐ Lacks 

Analysis: 

In order to be determined eligible for the CRHR, the subject building must be found to retain sufficient 

integrity to convey its historic significance as a district contributor. Planning staff finds that the 

building retains all seven aspects of integrity. The property’s location, feeling and setting within a 

residential tract on a curvilinear street, remains unchanged. The property has undergone almost no 

visible alteration, other than miscellaneous small changes such as unpermitted security gates. These 

gates slightly alter the subject building’s loggia entrance, but does not disrupt or compromise the 

design in such a way that would diminish the integrity of design, workmanship, or materials. 

Therefore, the subject building retains integrity. 

 



Historic Resource Evaluation Response, Part I Record No. 2019-017985ENV 

 25 TOLEDO WAY 

 5 

 
Step C: Character Defining Features 

The character-defining features of the subject property include the following:  

Marina Corporation District Features: 

• Two- to three-story-over-garage single 

family residences. 

• Larger, multi-family residential buildings 

(mostly located on corner lots).  

• Architectural styles ranging from the 

dominant Spanish Revival, Spanish Eclectic, 

Mediterranean Revival and Marina 

architectural styles to scattered other period 

revival styles.  

• Prominence of smooth and textured stucco 

and red clay the roof materials.  

• Wood-sash multi-lite windows in arched or 

rectangular punched openings.  

• Wrought iron and tile detailing  

• Curvilinear and diagonal layout of streets.  

Additional Sbarboro-Tract Features:  

• Uniform 1-story-over-garage massing. 

• Front setbacks and landscaping. 

• Front-facing bays and balconettes. 

• Asymmetrical architecture, eastern-side loggias, 

and curvilinear entries.  

• Eclectic use of Tudor- and Italian Renaissance 

Revival- details on residential Mediterranean 

forms. 

• Consistent use of the materials: smooth stucco 

and stucco scored to appear as masonry, wood, 

and wrought iron for detailing and 

architectural styling, and ornament detailing 

which often includes ornate cornice lines, 

surrounds, decorative colonnades, arches, and 

quoining.  

 
 
CEQA HISTORIC RESOURCE DETERMINATION:  

☐ Individually-eligible Historical Resource Present  

☒ Contributor to an eligible Historical District / Contextual Resource Present  

☐ Non-contributor to an eligible Historic District / Context / Cultural District 

☐ No Historical Resource Present 

 

NEXT STEPS: 

☒ HRER Part II Review Required 

☒  See Historic Design Review Recommendations before filing for HRER Pt. II Fee 

 

☐ Categorically Exempt, consult: 

☐ Historic Design Review 

☐ Design Advisory Team  

☐ Current Planner 

 

PART I: PRINCIPAL PRESERVATION PLANNER REVIEW 

 

Signature:          Date:  06/09/2020  

 Allison Vanderslice, Principal Preservation Planner 

 CEQA Cultural Resources Team Manager, Environmental Planning Division 

 

 
 

1 The San Francisco Examiner (pg. 25). San Francisco, California, August 1, 1976 (Accessed online, May 20, 

2020).  

https://www.newspapers.com/clip/40191802/obituary-for-remo-e-sbarboro/
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2 https://www.findagrave.com/memorial/106572647/remo-earl-sbarboro 
3 Gregory, Tom (pg. 378) History of Sonoma County, California: With Biographical Sketches of the 

Leading Men and Women of the County, who Have Been Identified with Its Growth and Development 

from the Early Days to the Present Time. United States, Historic record Company, 1911 (Accessed online, 

May, 2020) 
4 https://ohp.parks.ca.gov/ListedResources/Detail/621 
5 O’Brien, Tricia (pg.110) San Francisco’s Pacific Height and Presidio Heights. Arcadia Publishing, 2008 

(Accessed online May, 2020).  
6 Our Society Blue Book (pg.128) Hoag & Irving, California, 1913 (Accessed online May, 2020);  and  

Crocker-Langley San Francisco Director (pg.1668) H.S. Crocker Company, California, 1916 (Accessed 

online May, 2020).  
7 Architect and Engineer (pg. 109) San Francisco, California, January 1926 (Accessed online, May 2020).  
8 https://ohp.parks.ca.gov/ListedResources/Detail/621 
9 https://www.sanremohotel.com/history.html 
10 https://italoamericano.org/story/2014-7-11/Banking-Italian 

https://www.findagrave.com/memorial/106572647/remo-earl-sbarboro
https://books.google.com/books?id=A4FUM7jX_UMC&pg=PA226-IA2&dq=remo+sbarboro&source=gbs_selected_pages&cad=2#v=onepage&q=remo&f=false
https://ohp.parks.ca.gov/ListedResources/Detail/621
https://books.google.com/books?id=J8dEQubtnqYC&vq=remo&dq=remo+sbarboro&source=gbs_navlinks_s
https://books.google.com/books?id=AMwj4IsXgyIC&printsec=frontcover&source=gbs_ge_summary_r&cad=0#v=onepage&q=remo&f=false
https://books.google.com/books?id=j1AzAQAAMAAJ&dq=remo+sbarboro&source=gbs_navlinks_s
https://usmodernist.org/AECA/AECA-1926-01-06.pdf
https://ohp.parks.ca.gov/ListedResources/Detail/621
https://www.sanremohotel.com/history.html
https://italoamericano.org/story/2014-7-11/Banking-Italian


PART II Historic Resource Evaluation Response

Record No.: 2019-017985ENV
Project Address: 25 TOLEDO WAY
Zoning: RH-2 RESIDENTIAL- HOUSE, TWO FAMILY Zoning District

40-X Height and Bulk District
Block/Lot: 0486A/046
Staff Contact: Katherine Wilborn - 628-652-7355

Katherine.Wilborn@sfgov.org

PART I: Historic Resource Summary

The property is a contributor to the existing, California Register-eligible Marina Corporation Residential Historic
District, under Criterion 1 (Events) and Criterion 3 (Architecture) as a cohesive collection of Mediterranean
Revival, Spanish, Eclectic, and other Period Revival Style residential buildings associated with the first wave of
development after the Panama-Pacific International Exhibition(PPIE). Staff identified that an additional historic
district may be present within the vicinity (the subject property and five westerly property; 25-49 Toledo Way),
however evaluation and nomination of a new historic district is beyond the scope of this review.

PART II: Project Determination:

Based on the Historic Resource Evaluation in Part I and the assessment below, the project’s scope of work:

☐ Will cause a significant impact to the individual historic resource as proposed.
☐ Will cause a significant impact to a historic district / context as proposed.

☐ Will not cause a significant impact to the individual historic resource as proposed.
☒ Will not cause a significant impact to a historic district / context as proposed.

PART II: Project Evaluation

Proposed Project: Per Drawings Dated:

☐ Demolition / New Construction ☒ Alteration 08/10/2020
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PROJECT DESCRIPTION

 Renovation and addition (vertical and horizontal) to an existing, two-story-over-garage, single-family 
residence to create a three-story-over-garage, two-family dwelling with a roof deck at the front (North) and 
rear (South). 

DISTRICT COMPATIBILTY AND IMPACTS ANALYSIS

Staff finds that the design of the proposed alterations to the building at 25 Toledo Way is compatible with the 
Historic District and would not result in an impact to the collective historic resources. In making this determination, 
staff notes that at three stories (over garage), the proposed addition will result in a building that is taller than the 
adjacent historic resources to the west, which are two story-over-garage in height. However, collectively, the 
Marina Corporation Residential Historic District is composed of predominantly two- to three-stories-over-garage 
structures, with the occasional five-story structure located on corner lots. Therefore, the vertical massing is in 
keeping with the overall scale and massing of the district and this additional height is diminished in apparent size 
by the 25’-0” setback. The project retains the existing residential use and minimally modifies the massing and 
exterior appearance, as seen from the public right of way. Although an additional story is being added, the massing 
is set back behind the existing hipped roof form and will not significantly alter the feeling, spatial relationships, or 
distinctive features of the Marina Corporation Residential Historic District. The proposal does not remove any 
character-defining features and the addition will be stylistically compatible, yet differentiated from the subject 
property’s historic features, so as not to pose a false sense of historicism. The proposed fenestration and railing on 
the primary façade’s vertical addition will be minimally visible and, when seen, will clearly read as an addition 
subordinate in massing, detail, and design to the original structure. The new addition will alter the proportions 
and scale of the subject building and is not considered easily reversible; however, in the unlikely event that the 
additions were later removed, the historically flat roof at the rear and the general massing could be reverted back 
to its previous character. Archeological review is outside this scope of work. The building’s addition will be clad in 
a combination of materials that are appropriate to the Historic District, including smooth finish stucco and painted 
wood cornice in a simple profile. Staff finds that the proposed alteration is compatible with the character-defining 
of the Historic District as described above, and will not pose a significant impact to the subject property if an 
additional Historic District is later found.

PART II: Approval

Signature: Date: 11/24/2020

Allison Vanderslice, Principal Preservation Planner
CEQA Cultural Resources Team Manager, Environmental Planning Division
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May 19, 2021 

President Joel Koppel 

San Francisco Planning Commission 

49 South Van Ness Avenue, Suite 1400 

San Francisco, CA  94103 

 

Via Email 

Dear President Koppel, 

I am writing to ask that (1) this hearing be continued and (2) that if it is not continued that you 

take Discretionary Review and require modifications to the project to reduce the impacts on the 

many neighbors adjacent to the site who would be adversely affected. 

Why the hearing should be continued:  The hearing should be continued because the hearing 

notice shown on the next page that was posted on the building states that “The request is for a 

Discretionary review of Building Permit Application no. 2019.1001.3196 to construct a code-

compliant vertical and horizontal addition that would add a third story, a second residential unit, 

an additional car parking space, two roof decks, and would lessen the size of the existing curb 

cut to add a street tree.” 

The Planning Department has very specific requirements for such notifications including 

visibility from the street, the number of feet the notice should be posted from the ground, etc.  

Such a notice must also be factually correct, and this notice is not:  it states that the project would 

add a third story, when in fact, it involves a third- and fourth-story vertical addition. For this 

reason, the hearing should be re-noticed and continued.  A neighbor outside of the Notification 

Radius who would not have received the notification in the mail with plans showing the four-

story project would assume from the posted notice that this was a proposed project consistent 

with the predominant two-and three-story buildings on the street and would not have the benefit 

of being able to object to a four-story structure. 

We understand that the Zoning Administrator said that this is a “borderline case” in terms of 

whether the hearing should be re-noticed but that we would need to make the case at the hearing 

to ask for continuance.  Please continue this hearing after it has been properly noticed. 
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If the hearing is not continued, we request that the Commission take Discretionary Review 

and require the project sponsors to modify the project. 

Five neighbors who more than three dozen neighbors who are opposed to the major expansion of 

a home located at 25 Toledo Way. (See attached opposition letters and signatures.) 

 

The aerial photograph below shows the location of the project site and the immediately adjacent 

neighbors who will be adversely impacted by the project. 

 

 

Aerial Photograph showing that the proposed project has direct impacts on at least six 

adjacent properties   

 

This large home at 25 Toledo Way currently contains 3,611 square feet with three bedrooms and 

two bathrooms. According to the proposed plans, the project would add two stories, a small 

second unit, and an additional parking space to 25 Toledo Way. The new building would include 

a total of 5,745 square feet and it appears that it would be much larger than any home in our 

immediate neighborhood.   
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Despite five separate requests for Discretionary Review from adjacent neighbors, letters of 

opposition for additional neighbors, 36 neighbors on record as opposing the project (see 

opposition map below); two mediation sessions between the DR requestors and the project 

sponsors hosted by the Planning Department, the only change that the owners have been willing 

to make to date is to add a planter to one of their proposed roof decks and add windows to the 

blank 40-foot eastern elevation.  They have been unwilling to make any changes whatsoever to 

the height or massing of the project. 

The project would serve one property owner’s desires at the expense of numerous 

neighbors.  We understand that the owners have a right to improve their property. However, such 

expansion should be carried out in a manner that acknowledges the context of a project site – its 

adjacent neighbors and surrounding neighborhood. 

Unfortunately, in this case, the property owner’s expansion is being made at the expense of at 

least 24 immediately adjacent neighbors. There are 24 immediately adjacent neighbors on six 

properties (see map below) opposed and there are 12 other neighbors on the block are on record 

as opposing to the project. 

The five DRs establish why the project does not comply with the Residential Design Guidelines 

and why this project presents exceptional and extraordinary circumstances. 

Among the primary concerns that the neighbors have are the shadow impacts of the two-story 

addition.  As shown on the following pages, the project would significantly impact natural light 

to the yards and windows of the adjacent neighbors. 
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Parcels with Neighbors opposed to the 25 Toledo Way project 
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1. Remove or substantially reduce the 4th story.  While the neighbors want to see the 

entire 4th floor eliminated, we understand that this is not acceptable to the Cestars, and therefore, 

we would be willing to accept a meaningful reduction in the massing of the 4th story instead.  

We request that the rear wall of the 4th story be moved 14’ forward.  Given the generous project 

square footage, there are a number of different options available for reallocating the proposed 4th 

floor square footage.  In addition, they could move the office to a stand-alone 100-square-foot 

structure at the rear of the lot. We would like to see a study of the shadow impacts of reducing 

and shifting the 4th-story massing to best reduce impacts on the neighbors to the east and west. 

2. Reduce 3rd floor massing.  There are various options available to achieve this, including 

reconfiguring the large stair and landing areas, reduce bedroom sizes, and moving the laundry to 

the second floor or garage by eliminating the proposed second parking space. 

3. Reduce the floor to ceiling heights to 8’, ideally on all floors, and at a minimum on the 

3rd and 4th floors. 

Again, we ask to (1) have the hearing properly noticed and continued and (2) to the ask the 

project sponsor to make meaningful modifications to reduce the impacts of the project on the 

neighbors. 

Respectfully, 

Deborah Holley 

Cc:  Jonas Ionin, David Winslow 

We ask that the Planning Commission require the project sponsor to make the following 
changes  to the proposed design:



LIST OF NEIGHBORS AND COMMUNITY ORGANIZATIONS OPPOSED TO 25 TOLEDO 

WAY PROJECT 

Neighbors who Filed Discretionary Review Requests 

1. Ben Rubin, Representing the 1 Toledo Way apartment building ownership

2. Russell Long, 29 Toledo Way

3. Charlie and Kathy Harding, 35 Mallorca Way

4. Joe Brand, 37 Mallorca Way

5. Elizabeth and Mark Hanson, 31-33 Mallorca Way

Letters of Opposition to Proposed 25 Toledo Way Project to Date 

1. San Francisco Land Use Coalition

2. Virginia and Ted Plant – 19 Mallorca Way

3. Edmund and Bobby Remedios – 33 Toledo Way

4. William Gabriel – 41-43 Toledo Way

List of Additional Neighbors on Record as Opposing Project to Date 

1. Peter Brydan – 41 Mallorca Way Tenant

2. Kaden Wootan – 41 Mallorca Way Tenant

3. William Dana – 41 Mallorca Way Tenant

4. Carly Baggett – 31 Mallorca Way

5. Shelby Greely – 31 Mallorca Way

6. Maurice Franco – Mallorca Way

7. Melissa Faye Holiday -- 1 Toledo Way Tenant

8. Gabriela Theodora – 1 Toledo Way #10 Tenant

9. Lisa Putnam – 1 Toledo Way Tenant #1

10. Tiffany Lentz – 22 Toledo Way

11. Kelsey Cullen – 27 Mallorca Way

12. Steph Posen – 25 Mallorca Way

13. Grace Paik – 17 Mallorca Way

14. Seun Paik – 17 Mallorca Way

15. Deborah McAdam – 23 Mallorca Way

16. James Citron – 33 Mallorca Way

17. Samantha Citron – 33 Mallorca Way







From: Edward C. Remedios
To: david.winslow@sfgov.org
Cc: Catherine Stefani; Samuel Bennett
Subject: Discretionary Review of Building Permit Application No. 2019.1001.3196 for 25 Toledo Way
Date: Thursday, May 13, 2021 2:05:08 PM

Dear Mr. Winslow,
 
My wife, Bobbie, and I are the owners of 33 Toledo Way, where we’ve lived for over 40
years.  We are writing to you because we are opposed to the major expansion proposed for 25
Toledo Way, just two doors away.  The addition of two stories up to the maximum 40 ft.
height limit and the addition of over 2,000 square feet is out of scale with the block and
adversely impacts the neighbors on the five adjacent lots.  Typically, a project would just
impact two adjacent neighbors on either side, but due to the unusual lot configuration, many
more neighbors are impacted by this one project.
 
We support the request for Discretionary Review, submitted by our neighbor, Russell Long. 
The project has direct impacts on his home at 29 Toledo Way, specifically on his light, air,
privacy, and solar panels. 
 
We understand that the project would also significantly impact two dozen neighbors living
adjacent to the project at 1 Toledo Way and along the west side of Mallorca Way.  We are also
concerned that the project could set a precedent for a four-story, mid-block building and that it
will contribute to the Marina district becoming even less affordable than it is now.
 
We hope you will encourage the project sponsors to modify their project and support changes
to reduce the impacts on the neighbors.
 
Respectfully,
Edward Remedios

mailto:ecremedios@gmail.com
mailto:david.winslow@sfgov.org
mailto:Catherine.Stefani@sfgov.org
mailto:Samuel.Bennett@sfgov.org
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May 15, 2021 

Honorable Supervisor Catherine Stefani 
City Hall 
1 Dr. Carlton B. Goodlett Place, Room 244 
San Francisco, Ca. 94102-4689 
 
 

Dear Supervisor Stefani, 

I am writing to you because I am concerned about and opposed to a major expansion of 

a home located adjacent to my family’s property at 41-43 Mallorca Way.  As shown in 

the aerial photograph below, we are adjacent and to the east of the proposed project at 

25 Toledo Way.  

 

 

Aerial Photograph showing that the proposed project has direct impacts on at 

least six adjacent properties   

 

 

 



2 
 

 

 

This large home at 25 Toledo Way currently contains 3,611 square feet with three 

bedrooms and two bathrooms. According to the proposed plans, the project would add 

two stories, a small second unit, and an additional parking space to 25 Toledo Way. The 

new building would include a total of 5,745 square feet and it appears that it would be 

much larger than any home in our immediate neighborhood. 

 

For comparison, our modest building has one 1,400 square-foot two-bedroom unit (41 

Mallorca) and on 1,450 square-foot three-bedroom unit.   The other two-flat buildings on 

our block of Mallorca contain similarly sized units. 

 

Unfortunately, I was not able to file for Discretionary Review because I was completely 

occupied with a serious family health issue when the filing was due.  Luckily, my 

neighbors did file DRs so the Planning Commission will be hearing this project. 

 

Our two primary concerns about the proposed project are (1) the impacts of having a 

40’ wall boxing in our yard and (2) the shadow impacts on our rear yard and windows. 

 

As you can see by comparing the two images below, the project will add two stories 

right up to the 40’ height limit which will box us in and turn our yard into a dark canyon 

with no views of open sky. 

 

The project will significantly reduce sunlight to the rear yard and windows at the rear of 

our building due to the two-story vertical addition.  Not only are these rear west-facing 

windows the only source of sunlight for the bedrooms at the rear of our building, but 

they are also the major light source to much of the flats.  
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Existing Photo from Rear Yard of 41-43 Mallorca Way with Existing 25 Toledo Way 

20’ Wall 

 

East Elevation of 25 Toledo Way Existing 20’ Wall and Proposed 40’ Wall 
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Despite five separate requests for Discretionary Review from adjacent neighbors, letters 

of opposition for additional neighbors, and a total of 25 neighbors on record as opposing 

the project (see opposition map below); two mediation sessions between the DR 

requestors and the project sponsors hosted by the Planning Department, the only 

change that the owners have been willing to make to date is to add a planter to 

one of their proposed roof decks.  They have been unwilling to make any changes 

whatsoever to the height or massing of the project. 

The project would serve one property owner’s desires at the expense of at least 24 

adjacent neighbors.  Neighbors have a right to improve their properties to add square 

footage and increase the value of their property. However, such expansion should be 

carried out in a manner that acknowledges the context of a project site – its adjacent 

neighbors and surrounding neighborhood. 

Unfortunately, in this case, the property owner’s expansion is being made at the 

expense of at least 24 immediately adjacent neighbors. And, as shown below, 24 

immediately adjacent neighbors on six properties and 12 other neighbors on the block 

are on record as opposing to the project. 
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Parcels with Neighbors opposed to the 25 Toledo Way project 

 

The Planning Commission hearing is scheduled for May 27, 2021.  However, we are 

hoping that this hearing can be continued to provide more time for the project sponsors 

to prepare a design that recues impacts on the neighbors.  In addition, the Noticing for 

the Planning Commission hearing is not accurate – it states that the project is just 

adding a third story, when it actually includes a two-story vertical addition to an existing 

two-story building.  Therefore, the hearing should be re-noticed and rescheduled (See 

copy of notice below). 
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The project sponsor has not been willing to make any changes to the project beyond 

adding a planter, I would be grateful for any assistance you could provide in persuading 

the project sponsors to make meaningful modifications to the project, including reducing 

the massing and removing or substantially reducing the size of the fourth story.  Due to 

the size of the project and the lot, there are many options available for the architect to 

explore.   
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For your convenience, I am attaching a copy of the plans, the DRs filed by my 

neighbors, letters of opposition from additional neighbors, and a letter of opposition from 

the Coalition for San Francisco Neighborhoods. 

Respectfully, 

 

William Gabriel 

41-43 Mallorca Avenue 
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DISCRETIONARY REVIEW PUBLIC (DRP) 
APPLICATION PACKET

Pursuant to Planning Code Section 311, the Planning Commission may exercise its power of Discretionary 
Review over a building permit application. 

For questions, you can call the Planning counter at 628.652.7300 or email pic@sfgov.org where planners are 
able to assist you.

Please read the Discretionary Review Informational Packet carefully before the application form is completed.

WHAT TO SUBMIT: 
☐ Two (2) complete applications signed.

☐ A Letter of Authorization from the DR requestor
giving you permission to communicate with
the Planning Department on their behalf, if
applicable.

☐ Photographs or plans that illustrate your
concerns.

☐ Related covenants or deed restrictions (if any).

☐ A digital copy (CD or USB drive) of the above
materials (optional).

☐ Payment via check, money order or debit/credit
for the total fee amount for this application. (See
Fee Schedule).

HOW TO SUBMIT: 
To file your Discretionary Review Public application, 
please email the completed application to  
cpc.intake@sfgov.org.

Español: Si desea ayuda sobre cómo llenar esta solicitud 
en español, por favor llame al 628.652.7550. Tenga en 
cuenta que el Departamento de Planificación requerirá 
al menos un día hábil para responder.

中文: 如果您希望獲得使用中文填寫這份申請表的幫
助，請致電628.652.7550。請注意，規劃部門需要至少
一個工作日來回應。

Filipino: Kung gusto mo ng tulong sa pagkumpleto 
ng application na ito sa Filipino, paki tawagan ang 
628.652.7550. Paki tandaan na mangangailangan ang 
Planning Department ng hindi kukulangin sa isang araw 
na pantrabaho para makasagot. 

4 9 S o ut h Va n Nes s Av enu e, S u ite 14 0 0
Sa n F r a n c i s co, C A   941 03
www.sfplan n i ng.org

mailto:pic%40sfgov.org?subject=
https://sfplanning.org/resource/drp-application
https://sfplanning.org/resource/fee-schedule-applications
https://sfplanning.org/resource/fee-schedule-applications
mailto:cpc.intake%40sfgov.org?subject=
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DISCRETIONARY REVIEW PUBLIC (DRP) 

PROJECT APPLICATION RECORD NUMBER (PRJ)

Discretionary Review Requestor’s Information

Name: 

Address: 

Email Address: 

Telephone: 

Information on the Owner of the Property Being Developed

Name:   

Company/Organization: 

Address: 

Email Address: 

Telephone: 

Property Information and Related Applications
Project Address: 

Block/Lot(s): 

Building Permit Application No(s): 

ACTIONS PRIOR TO A DISCRETIONARY REVIEW REQUEST
PRIOR ACTION YES NO

Have you discussed this project with the permit applicant?

Did you discuss the project with the Planning Department permit review planner?

Did you participate in outside mediation on this case? (including Community Boards)

Changes Made to the Project as a Result of Mediation.
If you have discussed the project with the applicant, planning staff or gone through mediation, please summarize 
the result, including any changes that were made to the proposed project.

APPLICATION

Charlie and Kathy Harding

35 MallorcaWay charliebharding54@gmail.com

John and Kerry Cestar

25 Toledo Way

25 Toledo Way

0486A046

201910013196

x

x

x

Although we live adjacent to  the project site, we were never notified about the Pre-Application meeting or 
any other meetings and have never been contacted by the owners.
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DISCRETIONARY REVIEW REQUEST
In the space below and on seperate paper, if necessary, please present facts sufficient to answer each question.

1. What are the reasons for requesting Discretionary Review?  The project meets the standards of the Planning 
Code and the Residential Design Guidelines.  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 site specific 
sections of the Residential Design Guidelines.

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

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 1.

construction.  Please explain how this project would cause unreasonable impacts.  If you believe your 
property, the property of others or the neighborhood would be unreasonably affected, please state who would 
be affected, and how.

Please see Attachment 1.

Please see Attachment 1.
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DISCRETIONARY REVIEW REQUESTOR’S AFFIDAVIT
Under penalty of perjury the following declarations are made:

a) The undersigned is the DR requestor or their authorized representation.

_______________________________________________________ 
 Charlie Harding______________________________

Signature Name (Printed)

___________________________  ___________________
Relationship to Requestor Phone

 ___ 
<charliebharding54@gmail.com>____________
_________________________
Email

(i.e. Attorney, Architect, etc.)

For Department Use Only

Application received by Planning Department:

By:  Date:  
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25 TOLEDO WAY DR APPLICATION ATTACHMENT 1 

I. INTRODUCTION

I am Charlie Harding.  My wife Kathy and I own and live at 35 Mallorca Way, one of two flats 

in the 35-37 Mallorca Way building.  We have lived there since 2014.   

As shown in Figure 1 below, we are adjacent and to the east of the proposed project at 25 

Toledo Way.  This large home currently contains 3,611 square feet with three bedrooms and 

two bathrooms.  According to the proposed plans, the project would add two stories, an 

Accessory Dwelling Unit (ADU), and an additional parking space to 25 Toledo Way.  The new 

building would include a total of 5,745 square feet and it appears that it would be much larger 

than any home in our immediate neighborhood.   

For comparison, our two-bedroom unit (See floor plan in Figure 2.) contains 1,321 square feet 

and our downstairs neighbor at 37 Mallorca has a 1,207-square-foot unit.  The other two-flat 

buildings on Mallorca shown in Figure 1 contain similarly sized units. 

Figure 1.  Harding flat at 35 Mallorca Way adjacent and east of 25 Toledo 
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Figure 2.  25 Mallorca Way floor plan 

II. ANSWERS TO DR APPLICATION QUESTIONS

Question 1. What are the reasons for requesting Discretionary Review? The project meets the 

minimum standards of the Planning Code and the Residential Design Guidelines. 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. 

We are requesting Discretionary Review due to the exceptional increase in building height and 

massing proposed by our neighbor that would result in the impacts outlined below. 

Reason 1:  Significant reduction in light to our home and rear yard  

Kathy’s and my primary concern regarding the project impacts on our home is the reduced light 

to our bedrooms, hallway, and our backyard from the two-story increase in height.  
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As shown in the photographs below, and the floor plan above, the windows in both bedrooms 

face west.  We currently receive so much afternoon light and warmth from those windows that it 

illuminates our hallway all the way to the entry stairs – see photo of hallway. These photos were 

taken at 6:00 PM and there is still substantial natural light. 

The views show the sun setting right behind where the proposed addition would be added. And 

in later parts of the year as the sunset tracks farther north, it would be affected because it would 

be blocked by the proposed two-story addition. 

Photos of west-facing bedroom windows at rear of our home 

3/1/21 6 PM 
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Hallway with rear west-facing window in bedroom at rear of our home 

3/1/21 6 PM 

Our backyard space would be dramatically affected without afternoon sun and that, combined 

with being boxed in by a 40-foot wall, would make us feel like we are in a canyon. Figures 3 

and 4 illustrate how the space would change if the project were built as proposed.   

The historic home at 25 Toledo Way was constructed in a way that allowed light into our 

backyard space and rear windows and the many other adjacent neighbors. The proposed four-

story building has not been designed with any consideration of the neighbors.  This major 

vertical and rear expansion would result in a substantial increase in shadow compared to existing 

conditions.   
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Figure 3.  Drawing showing the portion of the existing 20’ building and 

proposed 40’ building adjacent to the rear of our home at 35-37 Mallorca 
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Figure 4.  View of our rear yard and the existing building with the 

approximate height of the two-story addition 

As shown in Figure 5, even at 5:00 PM, under existing conditions, we currently have full 

sunlight coming through our west-facing bedroom windows in June (we are the top unit). 

Figure 6 shows, that with the project, these same windows, which provide important light and 

warmth to our home will no longer receive that light and warmth because of the two-story 

addition.   

Both of our bedrooms and the hallway to the entry stairs receive natural light only from the 

west facing windows that would be impacted. Thus, this affects the light for a third of the 

square footage of our home.  
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Figure 5.  Existing Summer Shadow at 5 PM 

Figure 6.  Proposed Summer Shadow at 5 PM 

If the project is built as proposed, our backyard will be in shadow for the entire afternoon.  As 

shown in Figures 7 and 8, this change is particularly evident in the fall and spring.  
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Figure 7.  Existing Spring and Fall Shadow at 2 PM 

Figure 8.  Proposed Spring and Fall Shadow at 2 PM 
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Reason 2:  Blocked access to the mid-block open space 

The project would block visual access to the mid-block open space.   Mid-block 

open space is important for visual relief and is an important resource in our dense 

city.  As shown in Figures 3 and 9 indicate, the view of the mid-block open space 

from our home would be blocked by two-story vertical addition and the 12-foot 

rear extension. 

Reason 3:  The project is out of scale with the neighborhood 

The proposed structure does not conform with the historic Marina plan for taller 

buildings to be only located on the corners.   

Question 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 project would not be consistent with the following three design principles 

stated on page 5 of the Residential Design Guidelines:  

• “Ensure that the building’s scale is compatible with

surrounding buildings.

• Ensure that the building respects the mid-block open space.

• Maintain light to adjacent properties by providing

adequate setbacks.”

Because the project was designed without consideration of these design principles or the 

neighbors, the project would cause unreasonable impacts and all of the numerous adjacent 

neighbors (See Figure 1) will be adversely impacted due to a loss of light, air, privacy, and 

access to the midblock open space. 
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Figure 9.  Existing view of midblock open space and 

Question 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? 

The project sponsors should redesign the project to maintain the light to our 

home and access to the mid-block open space by reducing the proposed 

building height.    
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DISCRETIONARY REVIEW PUBLIC (DRP) 

PROJECT APPLICATION RECORD NUMBER (PRJ)

Discretionary Review Requestor’s Information

Name: 

Address: 

Email Address: 

Telephone: 

Information on the Owner of the Property Being Developed

Name:   

Company/Organization: 

Address: 

Email Address: 

Telephone: 

Property Information and Related Applications
Project Address: 

Block/Lot(s): 

Building Permit Application No(s): 

ACTIONS PRIOR TO A DISCRETIONARY REVIEW REQUEST
PRIOR ACTION YES NO

Have you discussed this project with the permit applicant?

Did you discuss the project with the Planning Department permit review planner?

Did you participate in outside mediation on this case? (including Community Boards)

Changes Made to the Project as a Result of Mediation.
If you have discussed the project with the applicant, planning staff or gone through mediation, please summarize 
the result, including any changes that were made to the proposed project.

APPLICATION

Ben Rubin

1 ToledoWay brubin@romel.biz

John and Kerry Cestar

25 Toledo Way

25 Toledo Way

0486A046

201910013196

x

x

x

The building owner representative attended the Pre-Application meeting held in June of 2019 but have 
never been contacted by the project sponsors.

No changes were made to the project design and massing despite the many concerns expressed by the 
neighbors who attended the Pre-Application Meeting.
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DISCRETIONARY REVIEW REQUEST
In the space below and on seperate paper, if necessary, please present facts sufficient to answer each question.

1. What are the reasons for requesting Discretionary Review?  The project meets the standards of the Planning 
Code and the Residential Design Guidelines.  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 site specific 
sections of the Residential Design Guidelines.

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

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 A.

construction.  Please explain how this project would cause unreasonable impacts.  If you believe your 
property, the property of others or the neighborhood would be unreasonably affected, please state who would 
be affected, and how.

Please see Attachment A.

Please see Attachment A.
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DISCRETIONARY REVIEW REQUESTOR’S AFFIDAVIT
Under penalty of perjury the following declarations are made:

a) The undersigned is the DR requestor or their authorized representation.

_______________________________________________________ 
 Ben Rubin_____________________________

Signature Name (Printed)

___________________________  ___________________
Relationship to Requestor Phone

 ___ 
brubin@romel.biz____________ 
_________________________
Email

(i.e. Attorney, Architect, etc.)

For Department Use Only

Application received by Planning Department:

By:  Date:  
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25 TOLEDO WAY DR APPLICATION ATTACHMENT A 

 

 

I. INTRODUCTION 

 

 

I represent the owner of the 16-unit apartment building at 1 Toledo Way.  
This corner building contains 12 standard apartment units and four 
Accessory Dwelling Units (ADUs).  As shown in Figure 1, the apartment 
building is located at the southwest corner of Toledo Way and Mallorca 
Way.   

 

The proposed project at 25 Toledo Way is located adjacent to the one-story 
garage for the apartment building and approximately nine feet east of the 
west-facing windows of the building. 

 

This large home currently contains 3,611 square feet with three bedrooms 
and two bathrooms.  According to the proposed plans, the project would 
add two stories, an ADU, and an additional parking space to 25 Toledo 
Way.  The new building would include a total of 5,745 square feet and it 
appears that it would be much larger than any home in our immediate 
neighborhood.   

 
We are requesting Discretionary Review due to the exceptional increase in 
building height and massing proposed by the owners of 25 Toledo Way that 
would reduce the livability of the units at 1 Toledo Way due to the 
significant light, air, and privacy impacts on these west-facing residents.   
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Figure 1.  25 Toledo is adjacent to and east of the 1 

Toledo Apartment Building  

 

 

II. ANSWERS TO DR APPLICATION QUESTIONS 

Question 1. What are the reasons for requesting Discretionary Review? 

The project meets the minimum standards of the Planning Code and the 

Residential Design Guidelines. 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 project does not meet some of the important Residential Design 
Guidelines.  For example, page 16 of the RDGs says to "Articulate the 
building to minimize impacts on light and privacy to adjacent properties."   
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Privacy Impacts. As show in Figures 2 and 3, the project has not been 
designed to follow this Guideline and will create privacy and light issues, 
particularly for the four 1 Toledo Way apartments (units 7, 8, 11, and 12) 
with eight west-facing windows.  
 
Figure 4 is a close-up of the windows that would be adversely impacted by 
the project’s proposed east-facing windows and deck.  Figure 5 is a 
photograph from one the west-facing windows in the apartment building 
that would be impacted by the project. 

 
Figure 2.  Existing and Proposed West Elevations -- Project results in 
light and privacy issues for 1 Toledo Apartments 
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Figure 3. Existing and Proposed Front Elevation – Proposed Project 
reaches close to top of 1 Toledo Way’s Top Windows 
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Figure 4.  West-Facing 1 Toledo Way Windows 
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Figure 5.  Photo from west-facing bedroom windows of 

Unit #11  

 

Shadow Impacts.  As illustrated in Figures 6 through 8, 25 Toledo Way 
was originally constructed to allow natural light to flow into the windows of 
our building, as well as to the other adjacent neighbors on Mallorca Way. 
The proposed four-story building has been designed without consideration 
of its context.  This major vertical and rear expansion would result in a 
substantial increase in shadow compared to existing conditions.   
 
The shadow studies in the figures below demonstrate that the project would 
result in a significant increase in afternoon and early evening shadow cast 
by 25 Toledo onto our west-facing windows, particularly in the winter, 
spring, and fall.  The residents of at least four apartments will no longer 
receive that light and warmth due to the new shadow cast by the oversized 
two-story addition.  Figure 9 shows that in addition to the west-facing 
windows, new shadow would also be cast on the three south-facing 
windows and lightwell windows in the winter. 
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Figure 6.  Existing Shadow Spring and Fall 5 PM 

 

Figure 7.  Proposed Shadow Spring and Fall 5 PM 
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Figure 8. Existing Shadow Winter 2 and 5 PM 
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Figure 9. Proposed Shadow Winter 2 and 5 PM 
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Question 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.   

 
 
Because the project was designed without consideration of these design 
principles or the neighbors, the project would cause unreasonable impacts 
and all of the numerous adjacent neighbors.  The five residents in four units 
in our building, and the residents of 29 Toledo, 41-43 Mallorca, 35-37 
Mallorca, 31-33 Mallorca, 27 Mallorca, and 29 Mallorca will be adversely 
impacted due to a loss of light, air, privacy, if the project is built as 
proposed. 
 
 

 

Question 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? 
 

The project sponsors should redesign the project to maintain privacy and 

sunlight light to our residents reducing the proposed building height and by 

making modifications to address the privacy issues created by the east-

facing windows and the front deck.    
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DISCRETIONARY REVIEW PUBLIC (DRP) 

PROJECT APPLICATION RECORD NUMBER (PRJ)

Discretionary Review Requestor’s Information

Name: 

Address: 

Email Address: 

Telephone: 

Information on the Owner of the Property Being Developed

Name:   

Company/Organization: 

Address: 

Email Address: 

Telephone: 

Property Information and Related Applications
Project Address: 

Block/Lot(s): 

Building Permit Application No(s): 

ACTIONS PRIOR TO A DISCRETIONARY REVIEW REQUEST
PRIOR ACTION YES NO

Have you discussed this project with the permit applicant?

Did you discuss the project with the Planning Department permit review planner?

Did you participate in outside mediation on this case? (including Community Boards)

Changes Made to the Project as a Result of Mediation.
If you have discussed the project with the applicant, planning staff or gone through mediation, please summarize 
the result, including any changes that were made to the proposed project.

APPLICATION

Elizabeth and Mark Hanson

31-33 Mallorca Way elizabethwhanson@gmail.com

(650) 201-4295

John Cestar

25 Toledo Way

25 Toledo Way

0486A046

201910013196

x

x

x

No changes were made.
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DISCRETIONARY REVIEW REQUEST
In the space below and on seperate paper, if necessary, please present facts sufficient to answer each question.

1. What are the reasons for requesting Discretionary Review?  The project meets the standards of the Planning 
Code and the Residential Design Guidelines.  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 site specific 
sections of the Residential Design Guidelines.

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 unreasonably affected, please state who would 
be affected, and how.

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 A.

Please see Attachment A.

Please see Attachment A.
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DISCRETIONARY REVIEW REQUESTOR’S AFFIDAVIT
Under penalty of perjury the following declarations are made:

a) The undersigned is the DR requestor or their authorized representation.

_______________________________________________________  ________________________________________
Signature Name (Printed)

___________________________  ___________________  ________________________________________
Relationship to Requestor Phone Email
(i.e. Attorney, Architect, etc.)

For Department Use Only

Application received by Planning Department:

By:  Date:  
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25 TOLEDO WAY DR APPLICATION ATTACHMENT A 

 

Background and Proposed Project 

 
The subject property, an existing single-family home at 25 Toledo Way, currently contains 

3,611 square feet and three bedrooms and two bathrooms.  According to the proposed plans, the 

project would add two stories, an Accessory Dwelling Unit (ADU), and an additional parking 

space to 25 Toledo Way.  The project would add 2,134 square feet of space for a total of 5,745 

square feet.   

 

Unfortunately, this project has been designed without consideration for the character of the 

neighborhood or the impact it would have on its neighbors, including the DR requestors, 

Elizabeth and Mark Hanson, who live adjacent to and east of the project at 31-33 Mallorca Way 

with their daughter and her family.  Please see Figure 1 below. 

 

Figure 1.  Location of DR requestors and the 5 other adjacent properties  
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Question 1 

What are the reasons for requesting Discretionary Review? The project 

meets the minimum standards of the Planning Code and the Residential 

Design Guidelines. 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. 

There are four primary reasons why the Planning Commission should take 

Discretionary Review of this project. These factors establish that there are 

extraordinary circumstances that require such review.  

A. The scale of the proposed project is not compatible with the surrounding 

buildings and represents a significant departure from the established 

pattern of building height on the block, which is characteristic of the 

urban form in the Marina neighborhood.  

B. The project would result in significant light and privacy impacts on at 

least 24 neighbors at the five adjacent properties. 

C. The project would serve one property owner’s desires at the expense of 

numerous adjacent neighbors. 

D. The project design does not comply with the modifications requested by 

the Planning Department. 

These key reasons DR should be taken are discussed in more detail below. 

 

A. The scale of the proposed project is not compatible with the 

surrounding buildings and represents a significant departure from the 

general pattern of building height and massing on the block, which is 

characteristic of the urban form in the Marina neighborhood. 

As stated in the Planning Department’s Plan Check Letter for the project (See 

Exhibit 1.) “The project proposes a two-story vertical addition atop the 

existing two-story structure. The general massing and scale of buildings in this 

neighborhood are two-story-over-garage (three stories); with larger, apartment 

structures placed on corner lots. However, the immediate Sbarboro-Jorgensen 

track is consistently composed of one-story-over-basement (two-story) 

massing.” 
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As stated in the Residential Design Guidelines, “A single building out of 

context with its surroundings can be disruptive to the neighborhood character 

and, if repeated often enough, to the image of the City as a whole.” (RDGs 

page 3) 

The Hansons are concerned about the impacts of the project on the adjacent 

neighbors as well as the precedence that the project would set for departing 

from the consistent massing and scale on Toledo Way.  As shown in Figures 2 

and 3, the predominate urban form on this block of Toledo Way is defined by 

two to three-story buildings mid-block (with small pent rooms on 3 buildings) 

and taller buildings at the corners. 

A departure from this scale not only impacts the character of a neighborhood, 

as detailed below in section B, the out-of-scale height and bulk negatively 

impacts adjacent neighbors.   

 

 

 

Figure 2. South block face of Toledo Way showing mid-block buildings 

are 2-3 stories with one pent room on one building 
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Figure 3.  North block face of Toledo Way showing mid-block buildings 

are 3 stories (with two containing small pent rooms) with taller buildings 

on corners 

 

B. The project would result in significant adverse light and privacy 

impacts on at least 24 neighbors at five adjacent properties. 

As shown in Figure 4 below, the proposed project would add two stories to 

the existing structure as well as a horizontal expansion.  The 311 Notice 

inaccurately states that the existing building is three stories high.  (Even the 

project sponsor’s own survey states that it is a two-story building.)  That 

misleading characterization is based on including a decorative parapet that 

gives the illusion of a third story.  In fact, the existing structure has only two 

habitable stories.   
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Figure 4. Proposed vertical and horizontal expansion – eastern facade 

As shown in Figures 1 and 5, the eastern edge of the project is adjacent to 

the Hanson’s property at 31 Mallorca and five other properties, all of which 

would be adversely impacted by the proposed two story and horizontal 

addition. 

 

Figure 5.  View 1 -- Adjacent properties impacted by the project 

highlighted in green  
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The Hansons are particularly concerned about the reduction of light they receive through their 

rear, west-facing windows.  The only sources of natural light to their building are from the front 

and rear, with the exception of a small lightwell on the south that does not provide much natural 

light.  The front, east-facing windows provide minimal light in the early morning hours.   

 

The photograph below shows the light coming in through their master bedroom window which 

faces west.  The proposed project would reduce the amount of light to their bedroom and the 

remainder of their home. 

 

The project will cast additional shadow and the added two stories will tower over the Hanson’s 

home and rear yard and those of their neighbors living adjacent to the project.  This will 

significantly reduce the quality of the mid-block open space. 

 

The project architect who presented the plans at the June 2019 Pre-Application Meeting had a 

shadow study prepared for the project claims that the project would not cast additional shadow 

on the Mallorca neighbors (See Exhibit 2, Pre-Application Meeting Summary).  The Pre-

Application Meeting notes claim that shadow is cast by the trees but if the shadow study 

included the shading from trees and other vegetation, these studies will need to revised, as it is 

standard technical practice for shadow studies to omit vegetation.  We request that these shadow 

studies be revised.    

 

 
Looking west from rear window in 2nd floor master bedroom – current  

rear of 25 Toledo shown to the right of the deck 
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The photograph below shows the light coming into the Hanson’s first floor family room and 

small rear yard, which would be substantially reduced if the project is built as proposed. 

 

 
Looking west from 1st floor family room adjacent to rear yard 

 

C. The project would serve one property owner’s desires at the expense of 

at least 24 adjacent neighbors. 

Property owners have a right to improve their properties to add square 

footage and increase the value of their property.  However, such expansion 

should be carried out in a manner that acknowledges the context of a project 

site – its adjacent neighbors and surrounding neighborhood.   

Unfortunately, in this case, the property owner’s expansion is being made at 

the expense of at least 24 immediately adjacent neighbors.  And, as shown 

in Figure 6, to date, 24 immediately adjacent and 12 other neighbors on 

the block are on record as opposing to the project.   
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Figure 6.  Parcels with Neighbors opposed to the 25 Toledo Way project 

 

This substantial increase in massing unfairly and substantially impacts all of the adjacent 

residential neighbors.  (Please note that parcel 11, south of the project site is a commercial 

property on Chestnut Street). 

 

We request that the project sponsor team reexamine the proposed remodel in the context of 

the neighborhood in order to create a design that respects the light, air and privacy of the 

neighbors.  Certainly, there are options that achieve the owner’s goals without asking the 

neighbors to substantially sacrifice light, air, and privacy. 
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D. The project design does not comply with the modifications requested 

by the Planning Department. 

Although the project may meet the minimum standards of the Planning 

Code, the design is not responsive to modifications identified by the 

Planning Department regarding building height.  (See Exhibit 1, Plan 

Check Letter dated 5/15/2020.)   

The Plan Check Letter states that “The project proposes a two-story 

vertical addition atop the existing two-story structure. The general massing 

and scale of buildings in this neighborhood are two-story-over-garage 

(three stories); with larger, apartment structures placed on corner lots. 

However, the immediate Sbarboro-Jorgensen track is consistently 

composed of one-story-over-basement (two-story) massing. The 

Preservation Team reviewed the proposal and suggested:  

• The vertical additions – which would result in a four-story structure 

with tiered roof deck(s) – should be of minimal vertical volume / 

head height: 

o The second story should be reduced in head height to no-

greater-than 9-feet and the third and fourth stories should be 

reduced to no-greater-than 8-feet in head height.” 

As shown in Figure 2 below, the project includes third and fourth stories that 

are higher than specified in the plan check letter:  the floor to ceiling heights are 

8’-9” for the third floor and 8’-11” for the fourth floor. 

 

Question 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. 

 

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 first four guiding Design Principles used to 

determine whether a project is consistent with the RDGs: 



25 Toledo Way Discretionary Review Attachment A 
 

10  

 

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. 

 

The project conflicts with four guiding Design Principals as well as the following specific 

Guideline: 

 

“Building Scale at the Mid-Block Open Space  

 

GUIDELINE: Design the height and depth of the building to be compatible with the existing building 

scale at the mid-block open space. Rear yards provide open space for the residences to which they are 

attached, and they collectively contribute to the mid-block open space that is visible to most residents of 

the block. This visual open space can be a significant community amenity.”  (RDGs page 25) 

 

The proposed expansion includes both the addition of two stories as well as a 

horizontal expansion.  For the reasons described above in the answer to question 

1, the scale of the proposed project is not compatible with the surrounding 

buildings and would cause adverse impacts on at least five adjacent properties and 

24 adjacent residents.   

 

 

Question 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? 

 

A Pre-Application Meeting was held close to two years ago at the Planning Department on 

June 5, 2019.  Neighbors expressed their concerns about the project impacts including the 

impacts of the project on the adjacent neighbors and the precedence that the project would set 

for departing from the established pattern of development on this and many other blocks in the 

Marina.  
 

The project needs to be revised to reduce the significant impacts on the neighbors and larger 

neighborhood and meet the standards outlined in the Residential Design Guidelines.  No 

changes were made to the project in response to the neighbors’ concerns stated at the Pre-

Application Meeting.  
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We’ve prepared a sketch of an alternative design that would reallocate space, while still 

providing an ADU and the same number of bedrooms and other rooms as proposed under the 

project.  This design does not include the additional parking space that was proposed but does 

maintain the one existing parking space.  It also provides for two decks in addition to the 

generous rear yard and a new Master bedroom and bath on the third floor in and adjacent to the 

existing mansard roof. 

 

These sketches are provided below.   
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EXHIBIT 1  

PLAN CHECK LETTER 

 



PLAN CHECK LETTER
5/15/2020

Diane Martin
BDE Architecture
934 Howard Street
San Francisco, CA

Project Address: 25 TOLEDO WAY
Assessor’s Block/Lot: 0486/046
Zoning District: RH-2 / 40-X

Building Permit Number: 201910013196
Planning Record Number: 2019-017985PRJ

Project Manager Katherine Wilborn, Planner | Preservation, Katherine.Wilborn@sfgov.org

The Project Application for the above address has been reviewed by the Planning Department. This Plan
Check Letter indicates (1) any information required to proceed with environmental analysis, (2) any missing
information or modifications that must be provided to demonstrate compliance with the Planning Code and
proceed with environmental analysis, and (3) any other modifications the Department is seeking in order to
support the project. Please review this Plan Check Letter carefully, and follow the instructions
provided in order to advance the review process.

PROJECT REVIEW HISTORY
On 03/20/2019, a Project Review Meeting was conducted to the Planning Department.
On 07/02/2019, the Planning Department facilitated in a Pre-Application Meeting.
On 10/09/2019, the Planning Department deemed the Project Application accepted, and Environmental and
Current Planners were assigned.
On 03/20/2020, the CEQA Cultural Resources Manager and Preservation Team reviewed the project.
On 05/15/2020, the Draft HRER Pt.1 was sent to the CEQA Cultural Resources Manager.
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PROJECT REVIEW COMMENTS

1. The Planning Code Review (Appendix A) identifies modifications that are necessary for the design 
to achieve conformity to the Planning Code.

2. The Historic Design Review Recommendations letter (Appendix B) identifies additional 
recommended modifications to project design to achieve conformity with all applicable 
design guidelines and the character-defining features of the Marina Corporation Residential 
Historic District.

3. Additionally, the following information needs to be clearly presented / added to the Site Plan Set 
in order to meet the Department’s Plan Submittal Guidelines:

A. Dimensions need to be provided for all setbacks, lightwells, and yards (noted in plan and 
section, to ensure a Rear Yard Variance is / is not necessary and all Planning Code 
Requirements are met.)

B. Please place the existing and proposed views on the same sheet for comparison.
C. Please submit the plans as Revisions through the Department of Building Inspection’s 

Online Plan Check Portal. All future review sand approvals will be conducted 
digitally. For additionally information, please see the “Review and Submittal” section, 
below.

D. Please update your demolition calculations to include surface area removal, per Planning 
Code Section 1005(9)(f), subsections (1) through (4), to demonstrate that the Project does 
not exceed the demolition thresholds for historic resources. If the demolition thresholds  of 
1005 are exceeded, additional Environmental Review may be required. Please update your 
Demolition Sheet to reflect these additional Demolition Thresholds. 

TARGET REVIEW TIMEFRAME
Once the Department has received a complete response to the items described in the Environmental Analysis 
section above, the Department will provide a target timeframe to approve or disapprove this Project.

REQUIRED ACTION
1. Please include a written response to this letter that discusses how you have addressed the items

outlined above and in each of the attachments. Please note that the Department may request further
revisions to the project as part of the environmental review process (e.g., to avoid a significant
impact), or to ensure conformity with the Planning Code, design guidelines and other local
ordinances and policies.

2. Within ninety (90) days from the date of this letter, please submit the requested information, or
contact the project manager listed above if more time is needed to prepare the requested
information. If the Department has not received the requested information or a request for additional
time within 90 days, the application will be cancelled.
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All revisions to Planning Department entitlement cases (e.g., CUA) must be submitted to the Planning
Department via email to your assigned Planner’s attention. This is a separate submittal from any building
plan revisions submitted to DBI through the online portal.

Please do not come to the Planning Department to discuss this letter. Our offices are closed during the
coronavirus outbreak but our staff are working remotely. Please direct all general questions or meeting
requests to the project manager listed above. For questions related specifically to environmental review,
please contact the environmental planner listed above.

Thank you,

Katherine Wilborn, Current Planner, Preservation Technical Specialty
Northwest Team, Current Planning Division

REVIEW AND SUBMITTAL
The Permit Center at 1660 Mission is closed during the coronavirus outbreak. We are working remotely to 
continue reviewing previously submitted and new high priority permits. Please submit revisions to 
previously submitted permits electronically here: https://sf.gov/submit-building-permit-requests. Please 
note that plans may need to be reformatted to meet the new electronic plan review requirements. 
Information about electronic plan review formatting can be found here: https://sf.gov/information/how-
create-pdfs-your-plans-or-addenda.  To officially submit a change to the building permit plans, do not submit 
building permit plans directly to the Planning Department. Plan revisions will not be accepted by mail or 
messenger. All plans must be submitted electronically. If you are not familiar with these format requirements, 
please email the Permit Center team at permitcenter@sfgov.org. They will help you get your documents 
ready for submission.
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PLAN SUBMITTAL GUIDELINES:
Provided Not

Provided
Not

Required Description & Comment
☒ ☐ ☐ General Information
☒ ☐ ☐ Title Sheet & Details
☒ ☐ ☐ Site Survey
☒ ☐ ☐ Site Plan
☒ ☐ ☐ Floor & Roof Plans Please provide more detailed dimensions of the existing

and proposed massing’s setback, lightwells, and yards.
☒ ☐ ☐ Elevations
☒ ☐ ☐ Sections See above comment, re: dimensions.
☐ ☒ ☐ Landscaping Plan Please provide a landscaping plan for the front setback to

comply with the permeability requirements set forth in
Planning Code Sections 132.

☐ ☐ ☒ Streetscape Plan
☐ ☒ ☐ Material Specifications Please provide material specification sheets with details

(i,e. if stucco is to be scored or smooth, make/model of
window manufacturer, detail section of proposed cornice
(see Appendix B – Historic Design Review
Recommendation), etc.)

☒ ☐ ☐ Photographs
☐ ☒ ☒ Renderings For the Department to better understand the potential

impact of the vertical addition, it is recommended that
sightline studies and renderings be provided.

LAND USE:
Permitted

Use
Condition

al Use Planning Code Section & Comment
☒ ☐ 209.1 RH-2

Comments:
Two units permitted as-of- right in RH-2 Zoning Districts.

OTHER REQUIRED APPROVALS:

Required Planning Code Section
☒ 305 Variance
☒ 311 Neighborhood Notification

Comments:
Based on the information provided in the Site Plan, it appears the proposed project is within the Required Rear Yard; as
such, the project – as proposed – requires a Rear Yard Variance.

ADDITIONAL PLANNING CODE REQUIREMENTS:

Complies

Does
Not

Comply
Needs
Info Planning Code Section Comments

☒ ☐ ☐ 132 Front Setback No change to the exiting front setback.
☐ ☐ ☒ 132(g) Green Landscaping Please provide information on the site plan or in a

landscaping plan which shows compliance with the
required landscaping and permeability of the front
setback and driveway.

☐ ☐ ☒ 132(h) Permeability Please see above comment, re: setback
☐ ☒ ☐ 134 Rear Yard Please show
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Complies

Does
Not

Comply
Needs
Info Planning Code Section Comments

☒ ☐ ☐ 135 Open Space
☐ ☐ ☒ 136 Permitted Obstructions If the project seeks a permitted obstruction via

Planning Code Section 136 for a code-compliant rear
yard, then the upper stories need to be modified to
comply and the areas of the rear building wall which
are utilizing the permitted obstructions need to be
clearly illustrated in Site Plan, Floor Plan, Elevation,
and/or Section view.

☐ ☒ ☒ 260 Height and Bulk The proposed roof deck appears above the height 
limit for this Zoning District. Please remove or 
reconfigure the roof deck to be code compliant or to 
meet one of the Exemptions set forth in planning 
Code Section 260(b). 

DEVELOPMENT IMPACT FEES:

Required Planning Code Section
☒ 414A Child-Care for Residential Projects

OTHER REQUIREMENTS:

Provided N/A
Needs
Info Description Comments

☒ ☐ ☐ Pre-Application Meeting
☒ ☒ ☐ Project Review Meeting
☐ ☒ ☐ Inclusionary Housing Affidavit
☐ ☒ ☐ First Source Hiring Affidavit
☐ ☒ ☐ Anti-Discriminatory Housing Affidavit
☐ ☒ ☐ Block Book Notification
☐ ☒ ☐ Active Enforcement

☐
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Historic Design Review Recommendations
Date of Review: May 14, 2020
Plans Dated: September 18, 2019

Record No.: 2019-017985ENV/PRJ
Project Address: 25 TOLEDO WAY
Zoning: RH-2 RESIDENTIAL- HOUSE, TWO FAMILY Zoning District

40-X Height and Bulk District
Block/Lot: 0486A/046
Staff Contact: Katherine Wilborn - 415-575-9114

Katherine.Wilborn@sfgov.org

DESIGN COMMENTS
The subject property is a contributor within the California Register-eligible Marina Corporation
Residential Historic District. The subject property is also part of a tract development of six properties (the
subject property and the five sites to the west) by builders Sbarboro and Jorgensen. Although these
contractors/builders do not appear noteworthy enough to rise to individual significance, the row of
properties share similar massing, eclectic Tudor- and Mission-revival detailing, and read as a highly
intact, unified grouping of residences from the public-right-of-way. These six properties have been
identified as having high architectural style and are considered Contributors to the existing historic
district. Please reference the Historic Resource Evaluation Response (HRER Pt.1) for more information
pertaining to the property’s significance and the Character-Defining Features.

Planning and Preservation Staff have reviewed the plans dated September 18, 2019 and determined the
proposed project requires the following design modifications to be considered:

1. General massing and scale –
The project proposes a two-story vertical addition atop the existing two-story structure. The general
massing and scale of buildings in this neighborhood are two-story-over-garage (three stories); with
larger, apartment structures placed on corner lots. However, the immediate Sbarboro-Jorgensen track is
consistently composed of one-story-over-basement (two-story) massing. The Preservation Team reviewed
the proposal and suggests:

· The vertical additions – which would result in a four-story structure with tiered roof deck(s) –
should be of minimal vertical volume / head height:

o The second story should be reduced in head height to no-greater-than 9-feet and the
third and fourth stories should be reduced to no-greater-than 8-feet in head height.

· The volume should be pushed back to the rear of the structure to allow the front of the structure
to read as it currently is.

o Staff recommends the vertical addition be setback to Datum “D” in Sheet A3.20.
o All vertical additions should match / mirror the adjacent properties’ lightwells.
o Staff requires dimensions be listed on the longitudinal section which meets the Plan

Submittal Guidelines (see the Plan Check Letter for more information).
o The vertical mass should not intersect and/or rise out of the existing hipped roof form.
o Staff is not supportive of a roof deck located within the front 25-feet of the structure.
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o Staff recommends that sightline studies and/or renders be provided to justify the vertical
massing and proximity to the front building wall, and to demonstrate that the vertical
additions will be minimally visible. (This is not a requirement but may help staff assess the
potential impacts of the project).

2. Building proportions and materials –
· The proposed project must note the materials proposed for the vertical addition, including

windows, garage door, exterior cladding, railing, and roofing.
· The vertical additions should be materially differentiated but compatible with the property’s

existing materials. Since the existing structure has scored concrete to resemble masonry, the
Department recommends smooth, unscored stucco or a texturized stucco.

· Materials of the proposed project area should consider the character of the neighborhood, which
features a high concentration of stucco and clay tile, with some ornamental wrought iron,
concrete, and wood. Windows should be of wood construction and railing should be a simple
wrought iron design.

· The project proposes to cap the new flat roof in a stucco cornice, mimicking that of the existing
roofline’s, historic. Instead, Preservation staff recommends a differentiated cornice; a simplified
version, that will reference the building’s original detailing without being a strict copy and
without creating a false sense of historicism.

3. Windows –
The proposed windows feature large sashes many divided lites. In addition to the previously requested
window materials, the Department recommends the following:

· Please provide the manufacturer’s make/model for the proposed windows. Staff requires that
windows’ information be noted in a Windows Specifications sheet.

· Preservation staff recommends windows that have at least a 4” reveal and simple surrounds.
· The proposed windows have too many divided lites, which currently reads as mimicking the

historic window configuration at the second story. Per the Secretary of the Interior Standards,
new construction to historic resources should be compatible but differentiated. Please keep
this in mind when selecting and/or justifying your window proposals.

4. Entry –
The wide off-center arched entry with a prominent deep recess is nearly identical to the immediate
structures and is a consistent architectural feature throughout the Marina Corporation Historic District.

· The Department is not supportive of closing the entrance and changing the neighborhood entry
pattern. The subject property has already altered its front entry (which appears to have been
done without permit) by adding a security gate. The Department does not support moving the
“Unit 2” entry to the base of the stair, nor does the department support reconfiguring the entry
hall or adding an additional door on at the arch loggia entrance. Planning staff has identified that
the existing entry can remain while still accommodating an elevator and second entry.
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EXHIBIT 2 

PRE-APPLICATION MEETING SUMMARY 

 

 

 



V. 01.01.2019  SAN FRANCISCO PLANNING DEPARTMENTPAGE 8  |  PLANNING APPLICATION - PRE-APPLICATION MEETING PACKET

PRE-APPLICATION MEETING

SUMMARY OF DISCUSSION FROM THE 
PRE-APPLICATION MEETING

Meeting Date: 
Meeting Time: 
Meeting Address: 
Project Address: 
Property Owner Name: 
Project Sponsor/Representative: 

Please summarize the questions/comments and your response from the Pre-Application meeting in the space below.  Please state if/
how the project has been modified in response to any concerns.

Question/Concern #1 by (name of concerned neighbor/neighborhood group): 

Project Sponsor Response: 

Question/Concern #2: 

Project Sponsor Response: 

Question/Concern #3: 

Project Sponsor Response: 

Question/Concern #4: 

Project Sponsor Response: 

dmartin
Text Box
Russel Long (29 Toledo) - How is the 2-stories going to be compressed into 12 feet vertical addition? 2 stories on top of 2 (E) stories?

dmartin
Text Box
BDE RESPONSE: Refer to Sheet A3.21 Section Diagram-Sitelines and Sheet A3.20 Sections - The third story will be built within the height of the existing mansard roof. The fourth story will be set back approximately 20'-6" from the facade of the existing building. When completed, the vertical addition to current two-story building with a high mansard roof will visually appear the same from the sidewalk. The upper half of the fourth floor will be visible from across the street if one looks up. When walking towards Mallorca Way, the fourth floor will be against the taller four story apartment building at the corner of Toledo Way and Mallorca Way, and will serve as a transition to the two story buildings to the east. The buildings at the rear of this block of Toledo Way on Mallorca Way are four story. See block face photographs on Sheet A0.30 and site Plan on Sheet A1.00. Therefore, the proposed fourth floor is designed to be contextually appropriate with the surrounding urban setting.

dmartin
Text Box
Rajat Randeevr (Architect) - Same lightwells on the residence down the block: Are there permits for the (E) work" Does not maintain lightwell pattern and does not show (E) lightwells. Site survey need to be provided.

dmartin
Text Box
Planner (Katie): Pattern of lightwells will be assessed by RDAT.

dmartin
Text Box
Existing open air lightwells will be maintained.

dmartin
Text Box
Shadows on Mallorca Street? Going to impact adjacent properties access to sunlight. Sun study needs to be re-examined. Doesn't appear accurate.

dmartin
Text Box
BDE RESPONSE: The shadow studies were created by our consultant Robert Frank They were developed by placing the 3-D model of the building into Google Maps to accurately determine true North. The sun angles were generated from the model in Sketchup, entering the location and time (GMT-Greenwich Mean Time) adjusting for Daylight Savings Time. Minus 7 hours for March, June and September. Minus 8 hours for December.The front face of the existing building faces North. As can be seen in the aerial photographs showing sun locations on March/September 21, June 21, and December 21, the buildings on Toledo Way cast shadows on the street and the roofs of the adjacent buildings. By noon, the shadow on the street increases from September to December and decreases from December to June 21, which is the longest day in the year. The aerial photograph shows that in summer the project would shadow the roof parapet or the roof of the adjacent building to the west. The rear yard of the corner apartment building at Toledo and Mallorca casts a shadow on its own backyard. In the winter, the buildings on the south side of Toledo Way cast a shadow on both Toledo and Mallorca Way. The shadow studies also show that all shadows on the existing interior rear yard open space are from the trees in the rear yard or the adjacent buildings on Mallorca Way. The proposed project will not cast any new shadow on the rear yards of any of the adjacent buildings.

dmartin
Text Box
No notice received by mail. 

dmartin
Text Box
BDE RESPONSE: Radius Services was hired to gather addresses for all adjacent neighbors and neighborhood associations and to mail the Notice of Pre-Application Meeting to each. See attached lists provided by Radius Services. Radius Services is listed in the SF Planning Pre-Application Meeting Packet, and provides this service successfully on regular basis for projects being submitted to SF Planning. See attached notification letters returned to sender as proof that mailings were sent out with appropriate notice time. 
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PRE-APPLICATION MEETING

SUMMARY OF DISCUSSION FROM THE 
PRE-APPLICATION MEETING

Meeting Date: 
Meeting Time: 
Meeting Address: 
Project Address: 
Property Owner Name: 
Project Sponsor/Representative: 

Please summarize the questions/comments and your response from the Pre-Application meeting in the space below.  Please state if/
how the project has been modified in response to any concerns.

Question/Concern #1 by (name of concerned neighbor/neighborhood group): 

Project Sponsor Response: 

Question/Concern #2: 

Project Sponsor Response: 

Question/Concern #3: 

Project Sponsor Response: 

Question/Concern #4: 

Project Sponsor Response: 

dmartin
Text Box
Ozzie Rohm, Nick Palter, Diane Wall: Concern, does not relate to historic district. Design is excessive: Adding too much square footage to a single-family home does not match mass and scale of Marina District: 2-3 stories for homes 4-5 stories for corner apartment buildings.

dmartin
Text Box
BDE RESPONSE: The existing building at the Project Site is a single family home located in a RH-2 zoning district.  The proposed project will add a new one-bedroom unit on the ground floor.  The owner occupied main unit is designed with the third floor behind the volume of the existing mansard roof which reduces the proposed footprint of the third floor by 16'-9" in depth.  To minimize the impact on the neighbors at 29 Toledo Way, additional side setbacks have been incorporated into the fourth floor design with a west setback that is 3' at the minimum and 5'5" at the maximum, as the property line is at an angle.

dmartin
Text Box
Sets a precedent for the whole block. Everyone will be affected and everyone will building to 40 feet. Apartment tenants will particularly be impacted. Design does not abut apartment building, there is a space between property and subject property.

dmartin
Text Box
BDE RESPONSE: The City has a housing crisis and the project site could be developed with two legal units.  As stated above, this project will be owner-occupied, with a ground floor unit that is designed to meet the needs of the project sponsor’s aging parents.  The window of the four story apartment building at Toledo and Mallorca is 7'-6" from the project's west property line.  The windows of the building abutting the Project are 28'-6" from the project's rear property line.  The first through third floor's west facing windows of the apartment building face the east side of the project building which is equivalent to a three-story building to the top of the mansard roof.  The proposed third floor and fourth floor are behind the existing mansard roof, which is northwest of the adjacent apartment building.  Therefore, the impact of the proposed vertical addition on the adjacent apartment house will be de minimus. 

dmartin
Text Box
Ben Rubin-Owner of Apartment adjacent to subject property: Long term tenants at apartment loose their view, light and air and housing services. This will affect value of apartments/property values.

dmartin
Text Box
BDE RESPONSE: The west facing windows of the adjacent apartment building at the corner of Mallorca Way and Toledo Way and the adjacent 3 story residences on Mallorca Way, are 7'-6" and  28'-6" respectively, from the common property line (the rear property line of the adjacent building and the east property of the Project site).  The first through third floor's west facing windows of the apartment building face the east side of the project building which is equivalent to a three-story building to the top of the mansard roof.  The proposed third floor and fourth floor are behind the existing mansard roof, which is northwest of the adjacent apartment building.  Therefore, the impact of the proposed vertical addition on the adjacent apartment house will be de minimus.  A private view corridor over the project site is not protected by the either the Planning Code or the Residential Design Guidelines. 

dmartin
Text Box
Existing plans need to be validated. Existing and proposed plans need to be on the same sheet.

dmartin
Text Box
BDE RESPONSE: As-built drawings of the existing house were completed by architects and contractors during previous renovations, including David Ramer Architects and Ron Sraka Architect.  BDE verified the as-built drawings on site, and drawings are based on these dimensions.A set of drawings showing the existing and proposed plans adjacent to each other on the same sheet, as requested, has been provided to the neighbors and are included as in exhibit in the submittal.

dmartin
Text Box
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PRE-APPLICATION MEETING

SUMMARY OF DISCUSSION FROM THE 
PRE-APPLICATION MEETING

Meeting Date: 
Meeting Time: 
Meeting Address: 
Project Address: 
Property Owner Name: 
Project Sponsor/Representative: 

Please summarize the questions/comments and your response from the Pre-Application meeting in the space below.  Please state if/
how the project has been modified in response to any concerns.

Question/Concern #1 by (name of concerned neighbor/neighborhood group): 

Project Sponsor Response: 

Question/Concern #2: 

Project Sponsor Response: 

Question/Concern #3: 

Project Sponsor Response: 

Question/Concern #4: 

Project Sponsor Response: 

dmartin
Text Box
Profile of (adj.) existing buildings needs to be shown on the plans. Rendering is needed. Adjacent properties need to be shown on elevations/sections. "Profile" (section) needed to be more detailed.

dmartin
Text Box
 Are there formal minutes from the PRV meeting that was held? If so, please share/make public.

dmartin
Text Box
BDE RESPONSE: Refer to Sheet A1.00 (E), A1.00, A3.01 for plans and elevation with adjacent properties shown in plan and elevation profile. Refer to Sheet A0.30 for rendered photo montage showing the proposed addition in relation to the adjacent properties.

dmartin
Text Box
BDE RESPONSE: See attached PRV Meeting Summary.  BDE has included a Meeting Summary in planning submittal package.

dmartin
Text Box
What is the rough time line of review? and when can we get the plans? What is the DR process?

dmartin
Text Box
PLANNER RESPONSE: Department time line fluctuates. ~ 10 weeks.BDE RESPONSE: Depending on the Department's work load, it is estimated that it will take a minimum of ten weeks.

dmartin
Text Box
Site Survey needs to be added. Renderings requested.

dmartin
Text Box
BDE RESPONSE: Refer to Sheet A0.02 for Site Survey by Transamerican Engineers showing existing site conditions. Refer to Sheet A0.30 for Context Imagery of existing conditions as well as a photo montage of existing street condition and rendering of proposed addition, showing what is seen in elevation. This is not a street view but a straight on elevation view. For street views refer to sheet A0.02 Perspective Views, showing existing street view images and photo montages of street views of the proposed remodel.

dmartin
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LIST OF NEIGHBORS AND COMMUNITY ORGANIZATIONS OPPOSED TO 25 TOLEDO 

WAY PROJECT 

Neighbors who Filed Discretionary Review Requests 

1. Ben Rubin, Representing the 1 Toledo Way apartment building ownership 

2. Russell Long, 29 Toledo Way 

3. Charlie and Kathy Harding, 35 Mallorca Way 

4. Joe Brand, 37 Mallorca Way 

5. Elizabeth and Mark Hanson, 31-33 Mallorca Way  

Letters of Opposition to Proposed 25 Toledo Way Project to Date 

1. San Francisco Land Use Coalition 

2. Virginia and Ted Plant – 19 Mallorca Way 

3. Edmund and Bobby Remedios – 33 Toledo Way 

4. William Gabriel – 41-43 Toledo Way 

List of Additional Neighbors on Record as Opposing Project to Date 

1. Peter Brydan – 41 Mallorca Way Tenant 

2. Kaden Wootan – 41 Mallorca Way Tenant 

3. William Dana – 41 Mallorca Way Tenant 

4. Carly Baggett – 31 Mallorca Way 

5. Shelby Greely – 31 Mallorca Way 

6. Maurice Franco – Mallorca Way 

7. Melissa Faye Holiday -- 1 Toledo Way Tenant 

8. Gabriela Theodora – 1 Toledo Way #10 Tenant 

9. Lisa Putnam – 1 Toledo Way Tenant #1 

10. Tiffany Lentz – 22 Toledo Way 

11. Kelsey Cullen – 27 Mallorca Way 

12. Steph Posen – 25 Mallorca Way 

13. Grace Paik – 17 Mallorca Way 

14. Seun Paik – 17 Mallorca Way 

15. Deborah McAdam – 23 Mallorca Way 

16. James Citron – 33 Mallorca Way 

17. Samantha Citron – 33 Mallorca Way 

 







From: Edward C. Remedios
To: david.winslow@sfgov.org
Cc: Catherine Stefani; Samuel Bennett
Subject: Discretionary Review of Building Permit Application No. 2019.1001.3196 for 25 Toledo Way
Date: Thursday, May 13, 2021 2:05:08 PM

Dear Mr. Winslow,
 
My wife, Bobbie, and I are the owners of 33 Toledo Way, where we’ve lived for over 40
years.  We are writing to you because we are opposed to the major expansion proposed for 25
Toledo Way, just two doors away.  The addition of two stories up to the maximum 40 ft.
height limit and the addition of over 2,000 square feet is out of scale with the block and
adversely impacts the neighbors on the five adjacent lots.  Typically, a project would just
impact two adjacent neighbors on either side, but due to the unusual lot configuration, many
more neighbors are impacted by this one project.
 
We support the request for Discretionary Review, submitted by our neighbor, Russell Long. 
The project has direct impacts on his home at 29 Toledo Way, specifically on his light, air,
privacy, and solar panels. 
 
We understand that the project would also significantly impact two dozen neighbors living
adjacent to the project at 1 Toledo Way and along the west side of Mallorca Way.  We are also
concerned that the project could set a precedent for a four-story, mid-block building and that it
will contribute to the Marina district becoming even less affordable than it is now.
 
We hope you will encourage the project sponsors to modify their project and support changes
to reduce the impacts on the neighbors.
 
Respectfully,
Edward Remedios

mailto:ecremedios@gmail.com
mailto:david.winslow@sfgov.org
mailto:Catherine.Stefani@sfgov.org
mailto:Samuel.Bennett@sfgov.org
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May 15, 2021 

Honorable Supervisor Catherine Stefani 
City Hall 
1 Dr. Carlton B. Goodlett Place, Room 244 
San Francisco, Ca. 94102-4689 
 
 

Dear Supervisor Stefani, 

I am writing to you because I am concerned about and opposed to a major expansion of 

a home located adjacent to my family’s property at 41-43 Mallorca Way.  As shown in 

the aerial photograph below, we are adjacent and to the east of the proposed project at 

25 Toledo Way.  

 

 

Aerial Photograph showing that the proposed project has direct impacts on at 

least six adjacent properties   
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This large home at 25 Toledo Way currently contains 3,611 square feet with three 

bedrooms and two bathrooms. According to the proposed plans, the project would add 

two stories, a small second unit, and an additional parking space to 25 Toledo Way. The 

new building would include a total of 5,745 square feet and it appears that it would be 

much larger than any home in our immediate neighborhood. 

 

For comparison, our modest building has one 1,400 square-foot two-bedroom unit (41 

Mallorca) and on 1,450 square-foot three-bedroom unit.   The other two-flat buildings on 

our block of Mallorca contain similarly sized units. 

 

Unfortunately, I was not able to file for Discretionary Review because I was completely 

occupied with a serious family health issue when the filing was due.  Luckily, my 

neighbors did file DRs so the Planning Commission will be hearing this project. 

 

Our two primary concerns about the proposed project are (1) the impacts of having a 

40’ wall boxing in our yard and (2) the shadow impacts on our rear yard and windows. 

 

As you can see by comparing the two images below, the project will add two stories 

right up to the 40’ height limit which will box us in and turn our yard into a dark canyon 

with no views of open sky. 

 

The project will significantly reduce sunlight to the rear yard and windows at the rear of 

our building due to the two-story vertical addition.  Not only are these rear west-facing 

windows the only source of sunlight for the bedrooms at the rear of our building, but 

they are also the major light source to much of the flats.  
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Existing Photo from Rear Yard of 41-43 Mallorca Way with Existing 25 Toledo Way 

20’ Wall 

 

East Elevation of 25 Toledo Way Existing 20’ Wall and Proposed 40’ Wall 
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Despite five separate requests for Discretionary Review from adjacent neighbors, letters 

of opposition for additional neighbors, and a total of 25 neighbors on record as opposing 

the project (see opposition map below); two mediation sessions between the DR 

requestors and the project sponsors hosted by the Planning Department, the only 

change that the owners have been willing to make to date is to add a planter to 

one of their proposed roof decks.  They have been unwilling to make any changes 

whatsoever to the height or massing of the project. 

The project would serve one property owner’s desires at the expense of at least 24 

adjacent neighbors.  Neighbors have a right to improve their properties to add square 

footage and increase the value of their property. However, such expansion should be 

carried out in a manner that acknowledges the context of a project site – its adjacent 

neighbors and surrounding neighborhood. 

Unfortunately, in this case, the property owner’s expansion is being made at the 

expense of at least 24 immediately adjacent neighbors. And, as shown below, 24 

immediately adjacent neighbors on six properties and 12 other neighbors on the block 

are on record as opposing to the project. 
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Parcels with Neighbors opposed to the 25 Toledo Way project 

 

The Planning Commission hearing is scheduled for May 27, 2021.  However, we are 

hoping that this hearing can be continued to provide more time for the project sponsors 

to prepare a design that recues impacts on the neighbors.  In addition, the Noticing for 

the Planning Commission hearing is not accurate – it states that the project is just 

adding a third story, when it actually includes a two-story vertical addition to an existing 

two-story building.  Therefore, the hearing should be re-noticed and rescheduled (See 

copy of notice below). 
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The project sponsor has not been willing to make any changes to the project beyond 

adding a planter, I would be grateful for any assistance you could provide in persuading 

the project sponsors to make meaningful modifications to the project, including reducing 

the massing and removing or substantially reducing the size of the fourth story.  Due to 

the size of the project and the lot, there are many options available for the architect to 

explore.   
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For your convenience, I am attaching a copy of the plans, the DRs filed by my 

neighbors, letters of opposition from additional neighbors, and a letter of opposition from 

the Coalition for San Francisco Neighborhoods. 

Respectfully, 

 

William Gabriel 

41-43 Mallorca Avenue 
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VICINITY MAP

PLANNING DEPARTMENT NOTES

PROJECT LOCATION: 25 TOLEDO WAY
BLOCK/LOT: 0486A / 046
TOTAL LOT AREA: 3,070 SF
ZONING: RH-2
EXISTING BUILDING USE: SINGLE FAMILY RESIDENTIAL
PROPOSED BUILDING USE: 2-UNIT FAMILY RESIDENTIAL
USABLE OPEN SPACE:

REQUIRED PER UNIT 125 SQ. FT. PRIVATE, 166 SQ. FT. COMMON
PROPOSED: 165 SQ. FT (PRIVATE UNIT 1)

379 SQ. FT. (PRIVATE UNIT 2)
865 SQ. FT. (COMMON)

SETBACKS:
   FRONT: 5'-11" (EXISTING - NO CHANGE)
   SIDE: NONE
   REAR: 45% OF LOT DEPTH

HEIGHT & BULK: 40-X
(E) BUILDING HEIGHT: 29'-8"
(N) BUILDING HEIGHT: 40'-0"
EXISTING PARKING: 1-CAR
PROPOSED PARKING: 2-CAR
PROPOSED CLASS 1
   BICYCLE SPACES: 2

BUILDING AREA:
          EXISTING PROPOSED

1ST FLOOR: 1,840 SF 2,050 SF
2ND FLOOR: 1,771 SF 1,804 SF
3RD FLOOR: 1,038 SF
4TH FLOOR:   853 SF
ROOF DECK: 86 SF
TOTAL: 3,611 SF 5,745 SF

UNIT SUMMARY

UNIT 1:   890 SF 1 BEDROOM / 1 BATH
UNIT 2: 4,855 SF 3 BEDROOM / 3 1/2 BATH

BUILDING DEPARTMENT NOTES

ENTIRE BUILDING TO BE EQUIPPED WITH APPROVED 
AUTOMATIC SPRINKLER SYSTEM PER NFPA 13R.

OCCUPANCY CLASSIFICATION: R-3
OCCUPANCY SEPARATION: 1 HR BETWEEN UNITS & 1 HR BETWEEN

   UNITS AND GARAGE
CONSTRUCTION TYPE: V-A
NUMBER OF FLOORS: 4 FLOORS
HEIGHT OF BUILDING FROM
LOWEST POINT OF FIRE DEPT.
ACCESS: 40'-0" TO ROOF
EGRESS REQUIREMENTS: 1 MEANS OF EGRESS FROM UNITS

PROJECT TEAM

Building Owner:
John and Kerry Cestar
25 Toledo Way
San Francisco, CA 94123
Contact: John Cestar
(415) 418.0823
Email: jcestar88@gmail .com

Architect:
Elevation Architects
1159 Green Street, Suite 4
San Francisco, CA 94109
Contact: Jonathan Pearlman
415.537.1125 x101
jonathan@elevationarchitects .com

Cestar Residence
25 TOLEDO WAY
S a n  F r a n c i s c o , C A  9 4 1 2 3

XX

A3.1.0

XX

XX

XX

A3.2.0

XX

A8.1.0

ELEVATION KEY

DETAIL KEY

SECTION KEY

WALL TYPE KEY

DOOR NUMBER KEY

WINDOW TYPE KEY

REVISION CLOUD & KEY

XX

X

SYMBOL LEGEND

GENERAL NOTES

1. THESE DRAWINGS CONSTITUTE A PORTION OF THE CONTRACT 
DOCUMENTS AS DEFINED IN AIA DOCUMENT A201, THE GENERAL 
CONDITIONS OF THE CONTRACT FOR CONSTRUCTION. REFER TO PROJECT 
MANUAL.

2. IN BEGINNING WORK, CONTRACTOR ACKNOWLEDGES THOROUGH 
FAMILIARITY WITH THE BUILDING SITE CONDITIONS, WITH THE DRAWINGS AND 
SPECIFICATIONS, WITH THE DELIVERY FACILITIES AND ALL OTHER MATTERS AND 
CONDITIONS WHICH MAY AFFECT THE OPERATIONS AND COMPLETION OF 
THE WORK AND ASSUMES ALL RISK. CONTRACTOR TO VERIFY SURVEY 
DIMENSIONS BEFORE COMMENCING WORK.  CONTRACTOR SHALL REPORT, AT 
ONCE, TO THE ARCHITECT ANY ERROR, INCONSISTENCY OR OMISSION THAT 
MAY BE DISCOVERED AND CORRECT AS DIRECTED, IN WRITING, BY THE 
ARCHITECT.

3. BY ACCEPTING AND USING THESE DRAWINGS, CONTRACTOR AGREES TO 
ASSUME SOLE AND COMPLETE RESPONSIBILITY  FOR JOB SITE SAFETY 
CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, 
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT 
SHALL APPLY CONTINUOUSLY  AND NOT BE LIMITED TO NORMAL WORKING 
HOURS AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD 
THE OWNER AND THE ARCHITECT HARMLESS FROM ANY AND ALL LIABILITY, 
REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF THE WORK 
ON THIS PROJECT, EXCEPTING LIABILITY ARISING FROM THE SOLE NEGLIGENCE 
OF THE OWNER, THE ARCHITECT OR ANY UNAUTHORIZED  PERSON ON THE 
SITE WITHOUT PERMISSION OF THE CONTRACTOR.

4. ARCHITECT AND OWNER WILL NOT BE RESPONSIBLE  FOR ANY CHANGES IN 
PLANS, DETAILS OR SPECIFICATIONS UNLESS APPROVED IN WRITING IN 
ADVANCE OF CONSTRUCTION .

5. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS SHALL HAVE 
PRECEDENCE OVER SCALED DIMENSIONS .  CONTRACTOR SHALL VERIFY AND BE 
MADE COMPLETELY RESPONSIBLE  FOR ALL DIMENSIONS AND CONDITIONS 
SHOWN AND A WRITTEN CHANGE ORDER REQUEST SHALL BE ISSUED BEFORE 
MAKING ANY CHANGES AT THE JOB SITE.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ANY AND ALL 
EXISTING UNDERGROUND UTILITIES.  ALL DAMAGE TO SUCH SHALL BE 
REPAIRED AT CONTRACTOR EXPENSE.

7. CONTRACTOR TO PROVIDE BRACING AND SUPPORT AS REQUIRED TO 
MAINTAIN THE INTEGRITY AND SAFETY OF THE EXISTING STRUCTURE AND 
ADJACENT STRUCTURE(S) AS NECESSARY.

8. ALL DIMENSIONS ARE TO FACE OF STUD, FACE OF CMU OR CENTERLINE OF 
STEEL, UNLESS OTHERWISE NOTED.

9. ALL EXISTING WALLS, FLOORS AND CEILING AT REMOVED, NEW OR MODIFIED 
CONSTRUCTION SHALL BE PATCHED AS REQUIRED TO MAKE SURFACES WHOLE, 
SOUND AND TO MATCH EXISTING ADJACENT CONSTRUCTION, EXCEPT AS 
OTHERWISE NOTED.

10. ALL WORK SHALL BE IN ACCORDANCE WITH ALL FEDERAL, STATE AND 
LOCAL BUILDING CODES AND SAFETY ORDINANCES IN EFFECT AT THE PLACE 
OF BUILDING.

11. ALL DRAWINGS, SPECIFICATIONS AND COPIES THEREOF FURNISHED BY THE 
ARCHITECT ARE COPYRIGHTED DOCUMENTS AND SHALL REMAIN THE 
PROPERTY OF ELEVATION ARCHITECTS . THESE DOCUMENTS ARE THE 
INSTRUMENTS OF SERVICE AND AS SUCH, SHALL REMAIN THE PROPERTY OF 
ELEVATION ARCHITECTS WHETHER THE PROJECT FOR WHICH THEY ARE 
INTENDED IS EXECUTED OR NOT.  THESE DOCUMENTS SHALL NOT BE USED BY 
ANYONE FOR OTHER PROJECTS, ADDITIONS TO THIS PROJECT OR FOR 
COMPLETION OF THIS PROJECT BY OTHERS EXCEPT AS AGREED IN WRITING BY 
ELEVATION ARCHITECTS AND WITH APPROPRIATE COMPENSATION .

SUBMISSION OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS 
OR FOR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE 
CONSTRUED AS PUBLICATION IN DEROGATION OF THE ARCHITECT'S 
COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.

12. THE CONTRACTOR SHALL TAKE APPROPRIATE STEPS THROUGHOUT THE 
EXECUTION OF THE PROJECT TO PREVENT AIRBORNE DUST DUE TO THE WORK.  
MAINTAIN WORK AREAS CLEAN AND FREE FROM UNDUE ENCUMBRANCES  
AND REMOVE SURPLUS MATERIALS AND WASTE AS THE WORK PROGRESSES .

13. IT IS THE INTENT OF THESE DOCUMENTS TO FULLY COMPLY WITH THE 
AMERICANS WITH DISABILITIES ACT (ADA) AND TITLE 24 OF THE CALIFORNIA 
CODE OF REGULATIONS .  WHERE A REQUIREMENT IS IN CONFLICT, THE MORE 
STRINGENT REQUIREMENT SHALL GOVERN. WHERE DIMENSIONS, SLOPE 
GRADIENTS AND OTHER CRITICAL CRITERIA ARE NOTED, THEY ARE TO BE 
ADHERED TO EXACTLY, UNLESS NOTED AS APPROXIMATE.  CONTRACTOR'S 
FAILURE TO COMPLY WITH ANY PROVISION DESCRIBED IN THE DRAWINGS AND 
SPECIFICATIONS RELATED TO THESE ACCESSIBILITY LAWS AND CODES WILL 
REQUIRE CORRECTION, AT CONTRACTOR'S  EXPENSE.  WHERE MAXIMUM 
DIMENSIONS AND SLOPE GRADIENTS ARE NOTED, NO EXCEPTION WILL BE 
MADE FOR EXCEEDING THESE REQUIREMENTS .

PERMITS

- SITE PERMIT
- ADDENDA FOR STRUCTURE, ARCHITECTURE, MECHANICAL , FIRE SPRINKLERS
- FIRE SPRINKLER WORK TO BE DESIGN/BUILD.  
  APPLICATION FOR THOSE PERMITS TO BE FILED SEPARATELY.

APPLICABLE CODES

2016 CALIFORNIA BUILDING CODE (CBC)
2016 CALIFORNIA MECHANICAL CODE (CMC)
2016 CALIFORNIA PLUMBING CODE (CPC)
2016 CALIFORNIA ELECTRICAL CODE (CEC)
2016 CALIFORNIA FIRE CODE (CFC) WITH CITY OF SAN FRANCISCO
         AMENDMENTS
CURRENT NFPA 13R
2016 CALIFORNIA ENERGY CODE

SCOPE OF WORK:

- RENOVATION AND ADDITION TO AN EXISTING 2-STORY SINGLE FAIMILY HOME
- ADDITION OF ONE RESIDENTIAL UNIT AT THE 1ST FLOOR

VIEW FROM 28-30 TOLEDO WAY

VIEW FROM 2 TOLEDO WAY
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EXISTING WALL
DEMO STRUCTURAL WALL
DEMO PARTITION

KEY

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

1
-

EXISTING 2ND FLOOR PLAN
Scale: 1/4" = 1'-0"

2
- DEMOLITION CALCULATIONS

PER SF PLANNING CODE - SECTION 1005(f)

SEC. 1005(f)(1) - EXTERNAL WALLS FACING A PUBLIC STREET
(REMOVAL OF 25% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
NORTH FACADE: 0 SF 790 SF 0.0%

TOTAL: 0 SF 790 SF 0.0%

DEMOLITION PER SEC. 1005(f)(1) ? NO

SEC. 1005(f)(2) - EXTERNAL WALLS FUNCTIONING AS EXTERNAL WALLS
(REMOVAL OF 50% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
EAST FACADE: 0 SF 1,611 SF 0.0%

SOUTH FACADE: 228 SF 492 SF 46.0%
WEST FACADE: 0 SF 1,436 SF 0.0%

NORTH FACADE: 0 790 SF 0.0%
TOTAL: 228 SF 4,392 SF 5.0%

DEMOLITION PER SEC. 1005(f)(2) ? NO

SEC. 1005(f)(3) - EXTERNAL WALLS FUNCTIONING AS EITHER EXTERNAL OR INTERNAL WALLS
(REMOVAL OF 25% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
EAST FACADE: 0 SF 1,611 SF 0.0%

SOUTH FACADE: 228 SF 492 SF 46.0%
WEST FACADE: 0 SF 1,436 SF 0.0%

NORTH FACADE: 0 SF 790 SF 0.0%
TOTAL: 228 SF 4,392 SF 5.0%

DEMOLITION PER SEC. 1005(f)(3) ? NO

SEC. 1005(f)(4) - INTERNAL STRUCTURAL FRAMEWORK & FLOOR PLATES
(REMOVAL OF 75% OR MORE IS CONSIDERED DEMOLITION)

SF OF HORIZONTAL ELEMENTS SURFACE AREA (EXCEPT AT/BELOW GRADE)
ELEMENT REMOVED (SF) TOTAL (SF) % REMOVED
1ST FLOOR: 0 1,840 SF 0.0%

2ND FLOOR: 0 SF 1,771 SF 0.0%
ROOF: 1,187 SF 1,771 SF 67.0%
TOTAL: 1,187 SF 5,382 SF 22.0%

LF OF INTERNAL STRUCTURAL FRAMEWORK
ELEMENT REMOVED (LF) TOTAL (LF) % REMOVED
1ST FLOOR: 63.33 LF 85.67 LF 74.0%

2ND FLOOR: 79.0 LF 133.0 LF 59.5%
TOTAL:  142.33 LF 218.67 LF 66.0%

DEMOLITION PER SEC. 1005(f)(4) ? NO

DEMOLITION CALCULATIONS
PER SF PLANNING CODE - SECTION 317(b)(2)

SEC. 317(b)(2)(A) - DBI DEMOLITION PERMIT
(IF DBI REQUIRES A DEMOLITION PERMIT, THE PROJECT IS CONSIDERED DEMOLITION)

DEMOLITION PERMIT.
DBI CONSIDERS THIS PROJECT TO BE AN ALTERATION/ADDITION  AND DOES NOT REQUIRE A 

               DEMOLITION PER SEC. 317(b)(2)(A) ? NO

SEC. 317(b)(2)(B) - LINEAR FEET OF EXTERIOR WALLS

MORE THAN 65% OF ALL EXTERIOR WALLS IS CONSIDERED DEMOLITION)
(REMOVAL OF MORE THAN 50% OF THE FRONT AND REAR FACADES AND ALSO REMOVAL OF 

LINEAR FEET OF WALLS AT GRADE LEVEL

LINEAR FOOTAGE MEASUREMENT - PART 1
ELEMENT LENGTH REMOVED % REMOVED

FRONT (NORTH) FACADE 28'-6" 0'-0" 0.0%
REAR (SOUTH) FACADE 24'-0" 24'-0" 100.0%
TOTALS 52'-6" 24'-0" 46.0%

LINEAR FOOTAGE MEASUREMENT - PART 2
ELEMENT LENGTH REMOVED % REMOVED

FRONT (NORTH) FACADE 28'-6" 0'-0" 0.0%
REAR (SOUTH) FACADE 24'-0" 24'-0" 100.0%
EAST SIDE FACADE 69'-4" 0'-0" 0.0%
WEST SIDE FACADE 69'-6" 0'-0" 0.0%
TOTALS 191'-4" 24'-0" 12.5%

               DEMOLITION PER SEC. 317(b)(2)(B) ? NO

SEC. 317(b)(2)(C) - SQUARE FEET OF VERTICAL ENVELOPE AND HORIZONTAL ELEMENTS

THE HORIZONTAL ELEMENTS (EXCLUDING GRADE LEVEL) IS CONSIDERED DEMOLITION)
(REMOVAL OF MORE THAN 50% OF THE VERTICAL ENVELOPE ELEMENTS AND MORE THAN 50% OF 

SQUARE FOOTAGE MEASUREMENT

VERTICAL ELEMENTS SURFACE AREA REMOVED % REMOVED

FRONT FACADE (NORTH) 790 SF 0 SF 0.0%
REAR FACADE (SOUTH) 492 SF 228 SF 46.0%
EAST SIDE FACADE 1,611 SF 0 SF 0.0%
WEST SIDE FACADE 1,436 SF 0 SF 15.6%
VERTICAL TOTAL 4,329SF 228 SF 5.0%

HORIZONTAL ELEMENTS

1ST FLOOR 1,840 SF 0 SF 0.0%
2ND FLOOR 1,771 SF 0 SF 0.0%
ROOF 1,771 SF 1,187 SF 67.0%
HORIZONTAL TOTAL 5,382 SF 1,187 SF 22.0%

               DEMOLITION PER SEC. 317(b)(2)(C) ? NO
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May 7, 2021 
 
 
To: David Winslow 
Fr: Jonathan Pearlman for Owner: John and Kerry Cestar 
Re: 25 Toledo Way – DR Neighbor Meeting Response  
 
David: 
 
Based on our conversation at the May 3, 2021 Zoom meeting to discuss the DRs for 25 Toledo Way, we are 
presenting the following information in response to neighbor’s comments: 
 
• The table below shows the percentage of allowable area occupied by the 3rd floor and 4th floor. Due to 
the historic Mansard roof at the front of the building, the space of the new 3rd and 4th floors are limited. The 
allowable area includes the setback for the west light well on both floors to match that on 29 Toledo   and 
on the 4th floor, the code-required setback of 10’ at the street side of the floor. 
 
  Allowable   Actual   Difference  % of allowable 
 3rd Floor 1,737 sq. ft.  1,047 sq. ft.  690 sq. ft.  60% 
4th Floor 1,464 sq. ft.     837 sq. ft.  627 sq. ft.  57% 
 
•  Plan view shadow diagrams showing the existing and net new shadow cast on the DR Requestors’ 
properties.   
  
• A section showing possible development of the area under the Mansard roof. The diagram identifies 
reasons why no habitable space, such as a bedroom, can be developed without significant impact on the 
historic character defining features of the house. In addition, the space cannot meet the provisions of the 
California Building Code for habitable space. 
  
• A diagram illustrating the addition of a planter at the northeast corner of the 4th floor deck to address 
privacy issues between the subject property and the west units of 1 Toledo Way. 
 
 
Sincerely, 

 
Jonathan Pearlman 
Principal 
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VICINITY MAP

PLANNING DEPARTMENT NOTES

PROJECT LOCATION: 25 TOLEDO WAY
BLOCK/LOT: 0486A / 046
TOTAL LOT AREA: 3,070 SF
ZONING: RH-2
EXISTING BUILDING USE: SINGLE FAMILY RESIDENTIAL
PROPOSED BUILDING USE: 2-UNIT FAMILY RESIDENTIAL
USABLE OPEN SPACE:

REQUIRED PER UNIT 125 SQ. FT. PRIVATE, 166 SQ. FT. COMMON
PROPOSED: 188 SQ. FT (PRIVATE UNIT 1)

378 SQ. FT. (PRIVATE UNIT 2)
876 SQ. FT. (COMMON)

SETBACKS:
   FRONT: 5'-11" (EXISTING - NO CHANGE)
   SIDE: NONE
   REAR: 45% OF LOT DEPTH

HEIGHT & BULK: 40-X
(E) BUILDING HEIGHT: 29'-8"
(N) BUILDING HEIGHT: 40'-0"
EXISTING PARKING: 1-CAR
PROPOSED PARKING: 2-CAR
PROPOSED CLASS 1
   BICYCLE SPACES: 2

BUILDING AREA:
          EXISTING PROPOSED

1ST FLOOR: 1,840 SF 2,050 SF
2ND FLOOR: 1,771 SF 1,694 SF
3RD FLOOR: 1,025 SF
4TH FLOOR:   780 SF
TOTAL: 3,611 SF 5,549 SF

UNIT SUMMARY

UNIT 1:   890 SF 1 BEDROOM / 1 BATH
UNIT 2: 3,500 SF 3 BEDROOM / 3 1/2 BATH

BUILDING DEPARTMENT NOTES

ENTIRE BUILDING TO BE EQUIPPED WITH APPROVED 
AUTOMATIC SPRINKLER SYSTEM PER NFPA 13R.

OCCUPANCY CLASSIFICATION: R-3
OCCUPANCY SEPARATION: 1 HR BETWEEN UNITS & 1 HR BETWEEN

   UNITS AND GARAGE
CONSTRUCTION TYPE: V-A
NUMBER OF FLOORS: 4 FLOORS
HEIGHT OF BUILDING FROM
LOWEST POINT OF FIRE DEPT.
ACCESS: 40'-0" TO ROOF
EGRESS REQUIREMENTS: 1 MEANS OF EGRESS FROM UNITS

PROJECT TEAM

Building Owner:
John and Kerry Cestar
25 Toledo Way
San Francisco, CA 94123
Contact: John Cestar
(415) 418.0823
Email: jcestar88@gmail .com

Architect:
Elevation Architects
1159 Green Street, Suite 4
San Francisco, CA 94109
Contact: Jonathan Pearlman
415.537.1125 x101
jonathan@elevationarchitects .com

Cestar Residence
25 TOLEDO WAY
S a n  F r a n c i s c o , C A  9 4 1 2 3
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REVISION CLOUD & KEY

XX

X

SYMBOL LEGEND

GENERAL NOTES

1. THESE DRAWINGS CONSTITUTE A PORTION OF THE CONTRACT 
DOCUMENTS AS DEFINED IN AIA DOCUMENT A201, THE GENERAL 
CONDITIONS OF THE CONTRACT FOR CONSTRUCTION. REFER TO PROJECT 
MANUAL.

2. IN BEGINNING WORK, CONTRACTOR ACKNOWLEDGES THOROUGH 
FAMILIARITY WITH THE BUILDING SITE CONDITIONS, WITH THE DRAWINGS AND 
SPECIFICATIONS, WITH THE DELIVERY FACILITIES AND ALL OTHER MATTERS AND 
CONDITIONS WHICH MAY AFFECT THE OPERATIONS AND COMPLETION OF 
THE WORK AND ASSUMES ALL RISK. CONTRACTOR TO VERIFY SURVEY 
DIMENSIONS BEFORE COMMENCING WORK.  CONTRACTOR SHALL REPORT, AT 
ONCE, TO THE ARCHITECT ANY ERROR, INCONSISTENCY OR OMISSION THAT 
MAY BE DISCOVERED AND CORRECT AS DIRECTED, IN WRITING, BY THE 
ARCHITECT.

3. BY ACCEPTING AND USING THESE DRAWINGS, CONTRACTOR AGREES TO 
ASSUME SOLE AND COMPLETE RESPONSIBILITY  FOR JOB SITE SAFETY 
CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, 
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY; THAT THIS REQUIREMENT 
SHALL APPLY CONTINUOUSLY  AND NOT BE LIMITED TO NORMAL WORKING 
HOURS AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD 
THE OWNER AND THE ARCHITECT HARMLESS FROM ANY AND ALL LIABILITY, 
REAL OR ALLEGED, IN CONNECTION WITH THE PERFORMANCE OF THE WORK 
ON THIS PROJECT, EXCEPTING LIABILITY ARISING FROM THE SOLE NEGLIGENCE 
OF THE OWNER, THE ARCHITECT OR ANY UNAUTHORIZED  PERSON ON THE 
SITE WITHOUT PERMISSION OF THE CONTRACTOR.

4. ARCHITECT AND OWNER WILL NOT BE RESPONSIBLE  FOR ANY CHANGES IN 
PLANS, DETAILS OR SPECIFICATIONS UNLESS APPROVED IN WRITING IN 
ADVANCE OF CONSTRUCTION .

5. DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS SHALL HAVE 
PRECEDENCE OVER SCALED DIMENSIONS .  CONTRACTOR SHALL VERIFY AND BE 
MADE COMPLETELY RESPONSIBLE  FOR ALL DIMENSIONS AND CONDITIONS 
SHOWN AND A WRITTEN CHANGE ORDER REQUEST SHALL BE ISSUED BEFORE 
MAKING ANY CHANGES AT THE JOB SITE.

6. CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING ANY AND ALL 
EXISTING UNDERGROUND UTILITIES.  ALL DAMAGE TO SUCH SHALL BE 
REPAIRED AT CONTRACTOR EXPENSE.

7. CONTRACTOR TO PROVIDE BRACING AND SUPPORT AS REQUIRED TO 
MAINTAIN THE INTEGRITY AND SAFETY OF THE EXISTING STRUCTURE AND 
ADJACENT STRUCTURE(S) AS NECESSARY.

8. ALL DIMENSIONS ARE TO FACE OF STUD, FACE OF CMU OR CENTERLINE OF 
STEEL, UNLESS OTHERWISE NOTED.

9. ALL EXISTING WALLS, FLOORS AND CEILING AT REMOVED, NEW OR MODIFIED 
CONSTRUCTION SHALL BE PATCHED AS REQUIRED TO MAKE SURFACES WHOLE, 
SOUND AND TO MATCH EXISTING ADJACENT CONSTRUCTION, EXCEPT AS 
OTHERWISE NOTED.

10. ALL WORK SHALL BE IN ACCORDANCE WITH ALL FEDERAL, STATE AND 
LOCAL BUILDING CODES AND SAFETY ORDINANCES IN EFFECT AT THE PLACE 
OF BUILDING.

11. ALL DRAWINGS, SPECIFICATIONS AND COPIES THEREOF FURNISHED BY THE 
ARCHITECT ARE COPYRIGHTED DOCUMENTS AND SHALL REMAIN THE 
PROPERTY OF ELEVATION ARCHITECTS . THESE DOCUMENTS ARE THE 
INSTRUMENTS OF SERVICE AND AS SUCH, SHALL REMAIN THE PROPERTY OF 
ELEVATION ARCHITECTS WHETHER THE PROJECT FOR WHICH THEY ARE 
INTENDED IS EXECUTED OR NOT.  THESE DOCUMENTS SHALL NOT BE USED BY 
ANYONE FOR OTHER PROJECTS, ADDITIONS TO THIS PROJECT OR FOR 
COMPLETION OF THIS PROJECT BY OTHERS EXCEPT AS AGREED IN WRITING BY 
ELEVATION ARCHITECTS AND WITH APPROPRIATE COMPENSATION .

SUBMISSION OR DISTRIBUTION TO MEET OFFICIAL REGULATORY REQUIREMENTS 
OR FOR OTHER PURPOSES IN CONNECTION WITH THE PROJECT IS NOT TO BE 
CONSTRUED AS PUBLICATION IN DEROGATION OF THE ARCHITECT'S 
COMMON LAW COPYRIGHT OR OTHER RESERVED RIGHTS.

12. THE CONTRACTOR SHALL TAKE APPROPRIATE STEPS THROUGHOUT THE 
EXECUTION OF THE PROJECT TO PREVENT AIRBORNE DUST DUE TO THE WORK.  
MAINTAIN WORK AREAS CLEAN AND FREE FROM UNDUE ENCUMBRANCES  
AND REMOVE SURPLUS MATERIALS AND WASTE AS THE WORK PROGRESSES .

13. IT IS THE INTENT OF THESE DOCUMENTS TO FULLY COMPLY WITH THE 
AMERICANS WITH DISABILITIES ACT (ADA) AND TITLE 24 OF THE CALIFORNIA 
CODE OF REGULATIONS .  WHERE A REQUIREMENT IS IN CONFLICT, THE MORE 
STRINGENT REQUIREMENT SHALL GOVERN. WHERE DIMENSIONS, SLOPE 
GRADIENTS AND OTHER CRITICAL CRITERIA ARE NOTED, THEY ARE TO BE 
ADHERED TO EXACTLY, UNLESS NOTED AS APPROXIMATE.  CONTRACTOR'S 
FAILURE TO COMPLY WITH ANY PROVISION DESCRIBED IN THE DRAWINGS AND 
SPECIFICATIONS RELATED TO THESE ACCESSIBILITY LAWS AND CODES WILL 
REQUIRE CORRECTION, AT CONTRACTOR'S  EXPENSE.  WHERE MAXIMUM 
DIMENSIONS AND SLOPE GRADIENTS ARE NOTED, NO EXCEPTION WILL BE 
MADE FOR EXCEEDING THESE REQUIREMENTS .

PERMITS

- SITE PERMIT
- ADDENDA FOR STRUCTURE, ARCHITECTURE, MECHANICAL , FIRE SPRINKLERS
- FIRE SPRINKLER WORK TO BE DESIGN/BUILD.  
  APPLICATION FOR THOSE PERMITS TO BE FILED SEPARATELY.

APPLICABLE CODES

2016 CALIFORNIA BUILDING CODE (CBC)
2016 CALIFORNIA MECHANICAL CODE (CMC)
2016 CALIFORNIA PLUMBING CODE (CPC)
2016 CALIFORNIA ELECTRICAL CODE (CEC)
2016 CALIFORNIA FIRE CODE (CFC) WITH CITY OF SAN FRANCISCO
         AMENDMENTS
CURRENT NFPA 13R
2016 CALIFORNIA ENERGY CODE

SCOPE OF WORK:

- RENOVATION AND ADDITION TO AN EXISTING 2-STORY SINGLE FAIMILY HOME
- ADDITION OF ONE RESIDENTIAL UNIT AT THE 1ST FLOOR

VIEW FROM 28-30 TOLEDO WAY

VIEW FROM 2 TOLEDO WAY
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TOLEDO WAY LOOKING NORTHTOLEDO WAY LOOKING SOUTH
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3D Renderings

5
1

2

3 4

1 - GLASS GUARDRAIL ON ROOF DECK

1 - METAL GUARDRAIL ON ROOF DECK

2 - GLASS GUARDRAIL ON ROOF DECK

2 - METAL GUARDRAIL ON ROOF DECK 3 - GUARDRAIL ON ROOF DECK NOT VISIBLE 4 - GUARDRAIL ON ROOF DECK NOT VISIBLE

     IMAGE TAKEN FROM GOOGLE STREET VIEW
     EYE LEVEL VIEW AT APPROXIMATELY 3' ABOVE
     2ND FLOOR LEVEL AND FROM NORTH LANE
     OF TOLEDO WAY.

5 - GUARDRAIL ON ROOF DECK NOT VISIBLE
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Shadow Study
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DECEMBER 21

MARCH 21 AND SEPTEMBER 21
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UP

UP
UP

EXISTING WALL
DEMO STRUCTURAL WALL
DEMO PARTITION

KEY

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

1
-

EXISTING 2ND FLOOR PLAN
Scale: 1/4" = 1'-0"

2
- DEMOLITION CALCULATIONS

PER SF PLANNING CODE - SECTION 1005(f)

SEC. 1005(f)(1) - EXTERNAL WALLS FACING A PUBLIC STREET
(REMOVAL OF 25% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
NORTH FACADE: 0 SF 790 SF 0.0%

TOTAL: 0 SF 790 SF 0.0%

DEMOLITION PER SEC. 1005(f)(1) ? NO

SEC. 1005(f)(2) - EXTERNAL WALLS FUNCTIONING AS EXTERNAL WALLS
(REMOVAL OF 50% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
EAST FACADE: 46 SF 1,611 SF 0.0%

SOUTH FACADE: 492 SF 492 SF 100.0%
WEST FACADE: 50 SF 1,436 SF 0.0%

NORTH FACADE: 0 790 SF 0.0%
TOTAL: 588 SF 4,392 SF 13.0%

DEMOLITION PER SEC. 1005(f)(2) ? NO

SEC. 1005(f)(3) - EXTERNAL WALLS FUNCTIONING AS EITHER EXTERNAL OR INTERNAL WALLS
(REMOVAL OF 25% OR MORE IS CONSIDERED DEMOLITION)
SF OF WALL SURFACE AREA

ELEMENT REMOVED (SF) TOTAL WALL (SF) % REMOVED
EAST FACADE: 46 SF 1,611 SF 0.0%

SOUTH FACADE: 492 SF 492 SF 46.0%
WEST FACADE: 50 SF 1,436 SF 0.0%

NORTH FACADE: 0 SF 790 SF 0.0%
TOTAL: 588 SF 4,392 SF 13.0%

DEMOLITION PER SEC. 1005(f)(3) ? NO

SEC. 1005(f)(4) - INTERNAL STRUCTURAL FRAMEWORK & FLOOR PLATES
(REMOVAL OF 75% OR MORE IS CONSIDERED DEMOLITION)

SF OF HORIZONTAL ELEMENTS SURFACE AREA (EXCEPT AT/BELOW GRADE)
ELEMENT REMOVED (SF) TOTAL (SF) % REMOVED
1ST FLOOR: 0 1,840 SF 0.0%

2ND FLOOR: 0 SF 1,771 SF 0.0%
ROOF: 1,187 SF 1,771 SF 67.0%
TOTAL: 1,187 SF 5,382 SF 22.0%

LF OF INTERNAL STRUCTURAL FRAMEWORK
ELEMENT REMOVED (LF) TOTAL (LF) % REMOVED
1ST FLOOR: 63.33 LF 85.67 LF 74.0%

2ND FLOOR: 79.0 LF 133.0 LF 59.5%
TOTAL:  142.33 LF 218.67 LF 66.0%

DEMOLITION PER SEC. 1005(f)(4) ? NO

DEMOLITION CALCULATIONS
PER SF PLANNING CODE - SECTION 317(b)(2)

SEC. 317(b)(2)(A) - DBI DEMOLITION PERMIT
(IF DBI REQUIRES A DEMOLITION PERMIT, THE PROJECT IS CONSIDERED DEMOLITION)

DEMOLITION PERMIT.
DBI CONSIDERS THIS PROJECT TO BE AN ALTERATION/ADDITION  AND DOES NOT REQUIRE A 

               DEMOLITION PER SEC. 317(b)(2)(A) ? NO

SEC. 317(b)(2)(B) - LINEAR FEET OF EXTERIOR WALLS

MORE THAN 65% OF ALL EXTERIOR WALLS IS CONSIDERED DEMOLITION)
(REMOVAL OF MORE THAN 50% OF THE FRONT AND REAR FACADES AND ALSO REMOVAL OF 

LINEAR FEET OF WALLS AT GRADE LEVEL

LINEAR FOOTAGE MEASUREMENT - PART 1
ELEMENT LENGTH REMOVED % REMOVED

FRONT (NORTH) FACADE 28'-6" 0'-0" 0.0%
REAR (SOUTH) FACADE 24'-0" 24'-0" 100.0%
TOTALS 52'-6" 24'-0" 46.0%

LINEAR FOOTAGE MEASUREMENT - PART 2
ELEMENT LENGTH REMOVED % REMOVED

FRONT (NORTH) FACADE 28'-6" 0'-0" 0.0%
REAR (SOUTH) FACADE 24'-0" 24'-0" 100.0%
EAST SIDE FACADE 69'-4" 3'-3" 4.6%
WEST SIDE FACADE 69'-6" 3'-3" 4.6%
TOTALS 191'-4" 30'-6" 16.0%

               DEMOLITION PER SEC. 317(b)(2)(B) ? NO

SEC. 317(b)(2)(C) - SQUARE FEET OF VERTICAL ENVELOPE AND HORIZONTAL ELEMENTS

THE HORIZONTAL ELEMENTS (EXCLUDING GRADE LEVEL) IS CONSIDERED DEMOLITION)
(REMOVAL OF MORE THAN 50% OF THE VERTICAL ENVELOPE ELEMENTS AND MORE THAN 50% OF 

SQUARE FOOTAGE MEASUREMENT

VERTICAL ELEMENTS SURFACE AREA REMOVED % REMOVED

FRONT FACADE (NORTH) 790 SF 0 SF 0.0%
REAR FACADE (SOUTH) 492 SF 492 SF 100.0%
EAST SIDE FACADE 1,611 SF 46 SF 2.9%
WEST SIDE FACADE 1,436 SF 50 SF 3.5%
VERTICAL TOTAL 4,329SF  588 SF 13.0%

HORIZONTAL ELEMENTS

1ST FLOOR 1,840 SF 0 SF 0.0%
2ND FLOOR 1,771 SF 112 SF 6.5%
ROOF 1,771 SF 1,187 SF 67.0%
HORIZONTAL TOTAL 5,382 SF 1,298 SF 24.0%

               DEMOLITION PER SEC. 317(b)(2)(C) ? NO

0 1' 2' 4' 8' 16'
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