
 

 

Discretionary Review 
Full Analysis 

HEARING DATE AUGUST 5, 2010 
 

Date:  July 29, 2010 
Case No.:  2008.0871D 
Project Address:  203 Los Palmos Drive 
Permit Application:  2008.0506.1388 
Zoning:  RH‐1 (Residential House, One‐Family) 
  40‐X Height and Bulk District 
Block/Lot:  3027A/117 
Project Sponsor:  Gabriel Ng, AIA 
  Gabriel Ng & Associates 
  1360 – 9th Avenue, Suite 210 
  San Francisco, CA 94122 
Staff Contact:  Elizabeth Watty – (415) 558‐6620 
  Elizabeth.Watty@sfgov.org 
Recommendation:  Do not take DR and approve the project as proposed. 

 
 
PROJECT DESCRIPTION 
The Project includes the subdivision of lots 116 and 117 into a total of four lots, and the construction of 
three new single‐family dwellings. The  three new vacant  lots would be Code‐compliant with regard to 
lot size and would each contain a single‐family dwelling fronting Los Palmos Drive. The existing single‐
family dwelling that is located on the corner of lot 117 fronting Foerster Street will not be demolished or 
altered, and will retain a Code‐compliant lot size and rear yard. 
 
Each new single‐family dwelling would be Code‐compliant, containing approximately 2,500 square‐feet 
of floor area, 2 off‐street parking spaces, and would be approximately 20’‐6” feet tall. Beginning with the 
most uphill dwelling,  the buildings will step down  the hill,  in‐keeping with  the neighborhood pattern, 
which responds to the laterally‐sloping topography. 
 
The Department  has worked with  the  Project  Sponsor  to  refine  the design  and materials,  reduce  the 
garage door width, and  reduce  the overall building height  in order  to  increase  the “stepping” pattern 
along the block. 
 
The Project before  the Planning Commission  is  a Discretionary Review  filed on one of  the  three new 
buildings: 203 Los Palmos Drive. 
 
SITE DESCRIPTION AND PRESENT USE 
The Subject Property, which includes two lots (lot 116 and 117) is located at the southwest corner of Los 
Palmos Drive and Foerster Street. It is located on a block bounded by Los Palmos Drive, Foerster Street, 
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Melrose  Avenue  and  Stanford  Heights  in  the  Miraloma  Park  Neighborhood.  Lot  117,  which  is 
approximately 5,360 square‐feet, contains a two‐story single‐family dwelling with two off‐street parking 
spaces. Lot 116, which is approximately 3,930 square‐feet, is undeveloped with substantial vegetation.  
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The surrounding properties along Los Palmos Drive are all attached single‐family dwellings, located in 
the  RH‐1  Zoning  District,  40‐X  Height  and  Bulk  District,  and  Miraloma  Park  Neighborhood.  The 
properties along Los Palmos Drive were constructed  in  the 1960s, and are one‐story‐over‐garage at the 
street. The structures were designed to respond to the existing topography, stepping down the block at 
the street wall, and increasing in height as the buildings approach their rear yards.  Most of the buildings 
contain  flat  rooflines  –  some with  parapet  detailing  at  the  front  – with minimal  ornamentation  and 
ground floor entrances. 
 
Miraloma  Park was  built  as  a  “suburb within  the City”, with most  of  the  neighborhood  constructed 
during three periods: Pre‐War (1920s and 1930s), Transitional (1940‐1955), and Recent (1955‐Present). The 
neighborhood surrounding the Subject Property falls within the Recent time period of construction. 
 
BUILDING PERMIT NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION 

DATES 
DR FILE DATE DR HEARING DATE FILING TO HEARING TIME 

311 
Notice 

30 days 
July 6, 2009 – 
August 5, 2009 

July 21, 2009  August 5, 2010  379 days* 

*The Project Sponsor requested that the DR hearing be placed on hold for while discussions took place 
with the DR Requestor.  
 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice  10 days  July 26, 2010  July 26, 2010  10 days 
Mailed Notice  10 days  July 26, 2010  July 26, 2010  10 days 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s)  1  1 (DR Requestor)  7 
Other neighbors on the 
block or directly across 
the street 

0  0  65 

Neighborhood groups    Miraloma Park Improvement Club*   
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*The Miraloma Park Improvement Club does not support the Project as they find the building to be too 
large for the lot and too close to the rear wall of 795 Foerster Street (existing corner structure). They have 
expressed concerns about the Planning Code provision that allows for smaller lot sizes within 125’‐0” of 
an intersection. They would prefer this Project to be built with two dwellings rather than three, in order 
to  increase  the amount of green  space  surrounding each of  the new  single‐family dwellings. They do, 
however support the design of the new buildings, finding the design consistent with the Miraloma Park 
Design Guidelines.  
 
In addition to the DR Requestor, the Department has received opposition to the Project from one member 
of  the  community  (address unknown). The DR Requestor has  informed  staff  that  there  are numerous 
other members of the community opposed to this Project, but they have not directly contacted Planning 
staff. The Department has also received support from a neighbor across the street from the Project (256 
Los Palmos Drive). 
 
DR REQUESTOR  
Maida  Taylor,  785  Foerster  Street,  San  Francisco, CA.   Ms.  Taylor’s  property  is  perpendicular  to  the 
Subject Property. 
 
DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The DR Requestor believes that the subdivision size violates the zoning, since the subdivided 
lots will yield lots of less than 2500 square feet. She feels that success of this application will be setting a 
precedent for other  lots, making the neighborhood ripe for acquisitions, teardowns and subdivisions of 
other lots, resulting in overcrowding and congestion.  
 
Issue #2: The DR Requestor believes that the Project will result in the destabilization of the hillside. She 
states that there  is considerable concern about the seismic  instability of the subject hillside, particularly 
because there have been two slides since 1942, which resulted in major loss of structures and one death. 
She points out that there is an underground spring that runs through the site, which has caused flooding, 
soil  instability,  foundation and  structural damage behind  the homes on Foerster. She believes  that  the 
Project Sponsor should not be allowed to develop the site until appropriate seismic, hydrology, and civil 
engineering studies are completed. She also believes that the Project Sponsor should indemnify the site 
for 20 years for future damage, since prospective buyers should not be held liable for future damage.  
 
Issue #3: The DR Requestor believes that the Project will result in a loss of property value and privacy at 
785  Foerster  Street.  She  specifically  believes  that  the  devaluation  will  be  caused  by  the  anticipated 
increase in noise and lack of privacy caused by three new single‐family dwellings. She has just completed 
a  several hundred  thousand dollar  remodel  that was designed  to create maximum privacy, which she 
feels will be undermined by the Project. She feels that the Project will devalue her property to the point 
where she may lose all of the improvement value and investment. 
 
Issue #4: The DR Requestor believes that the Project will result in the destruction of existing tree cover on 
the  Subject  Property.  She  states  that  the  Project  Sponsor  has  already  removed  major  trees,  and  is 
concerned  that  the  remaining  trees  that  provide  some  privacy will  be  removed  to  accommodate  the 
construction.  She  states  that  the  back  yard  of  the  existing  house  (which  fronts  Foerster  Street) was  a 
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botanical wonderland, and has been deconstructed by the owner’s workers with little regard to the value 
and rarity of the plants. The back yard was an arboretum quality collection of plants and they have been 
uprooted and  thrown away. She states  that “collectors” were allowed  to  take  the rarest specimens, but 
has not seen evidence that it ever happened. 
 
PROJECT SPONSOR’S RESPONSE 
Response to Issue #1:  The Project Sponsor states that there are numerous examples of non‐standard lot 
sizes and of properties that contain no or minimal rear yards in the neighborhood. The proposed Project 
is not unusual on either account. 
 
Response to Issue #2:  The Project Sponsor states that the DR Requestor’s assertion that the hillside slid 
in 1942 is untrue. According to the Project Sponsor, who references an article from mtdavidson.com, the 
entire hillside  gave way  and  crashed down  on  the homes below while new  roads were being  cut on 
Mount Davidson’s southeastern slope during the rainy season.  In order to ease neighborhood concerns, 
the  Project  Sponsor  retained  two  independent  geotechnical  engineers  to  investigate  the  site.  Both 
consultants have confirmed that the site is suitable for the proposed construction. 
 
Response to Issue #3: The Project Sponsor states that the new construction at 203 Los Palmos Drive will 
be over 40’‐0” away from the DR Requestor’s basement and 1st floor  levels, and over 46’‐0” away from 
the  2nd  floor.  The  Project  Sponsor  has  included  a  graphic  to  show  that  the DR Requestor’s  bedroom 
would not be visible from the Subject Property due to the existing trees at the rear property line as well as 
the 10’‐0” tall fence.  
 
Response to Issue #4: The Project Sponsor indicates that there was no destruction of tree cover. Cacti and 
plants were taken by interested neighbors and donated to the Alcatraz Historic Gardens. Furthermore, at 
the  request of  the DR Requestor’s  representative,  seven  existing  trees along  the  rear property  line are 
being retained. 
 
PROJECT ANALYSIS 
The new construction proposed at 203 Los Palmos Drive is an appropriately massed and designed in‐fill 
single‐family dwelling. The height of  the building  respects  the  laterally  sloping  topography along Los 
Palmos Drive,  stepping down  from  the  existing  single‐family dwelling  at  219 Los Palmos Drive. The 
depth of the proposed single‐family dwelling is consistent with the surrounding neighborhood context, 
in that it is shorter than the existing single‐family dwelling at 219 Los Palmos, it will be the shortest of the 
three new single‐family dwellings, and  it will not adversely  impact  the mid‐block open space. The  top 
floor  is pulled  in  from  the  rear wall  in order  to  reduce  the overall height as  the  lot  slopes downward 
toward the DR Requestor’s property. The design of the building – with its flat roofline, strong projecting 
horizontal cornice, fenestration pattern, and ground floor entry – is in keeping with vernacular expressed 
by the mid‐century buildings on the subject block, while not mimicking the past.  
 
The  new  single‐family dwelling  at  203 Los Palmos will  be  located  on  a  newly developed  vacant  lot, 
containing 1,831 square‐feet of  lot area. The Project –  including the creation of the new  lot –  is entirely 
Code‐compliant. Although  the DR Requestor and Miraloma Park are opposed to the Project due to the 
creation of lots less than 2,500 square feet in area, the Code has established that lots within 125’‐0” of an 
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intersection are appropriately  sized  if  they are at  least 1,750  square  feet. Furthermore, a  survey of  the 
surrounding area – all within Miraloma Park –  indicates that there are numerous  lots containing fewer 
than 2,500 square feet.  
 
In RH‐1 Districts – particularly on  the west side of San Francisco –  there are  few opportunities  to add 
new housing without demolishing existing housing. One way of achieving additional housing  in  these 
neighborhoods  is  through subdividing  large, under‐developed  lots. By allowing new  lots  to be created 
that  are  Code‐complying,  it  enables  the  creation  of  new  housing  in  largely  built‐out  residential 
neighborhoods.  The General  Plan  –  specifically  the Housing  Element  (2004) Objective  1,  Policy  1.4  – 
encourages  in‐fill housing  to be  located on  appropriate  sites  in  established  residential neighborhoods. 
Appropriate sites are identified as vacant sites. The Implementation for Policy 1.4 states that the Planning 
Department and the Planning Commission will continue to approve new in‐fill housing construction in 
compliance with the Residential Design Guidelines in established neighborhoods.  
 
Most  of  the  DR  Requestor’s  remaining  concerns  are  not  Planning‐related  issues,  such  as:  decreased 
property values, the stability of the lot, noise resulting from future occupants, removal of non‐protected 
landscaping and trees (there are no rare, threatened or endangered species known to exist in the vicinity 
of  the Subject Property). The Residential Design Guidelines notes  that some privacy  impacts should be 
assumed with development, but provides  suggestions  for how  to mitigate “unusual” privacy  impacts. 
There  is more  than 40’‐0”  that separates  the rear wall of  the Subject Property  from  the DR Requestor’s 
house. Due  to  the distance separating  the  two structures,  the Department does not  find any “unusual” 
privacy  impacts. Furthermore,  the Project Sponsor has agreed  to reduce  the height of  the building and 
the depth of the top floor, eliminate the concrete patio at the rear yard and retain the natural grade, retain 
the existing  trees  located at rear property  line, and  install a 10’‐0”  fence  in order  to  further reduce any 
privacy impacts. 
 
ENVIRONMENTAL REVIEW 
The  Department  has  determined  that  the  proposed  project  is  exempt  from  environmental  review, 
pursuant to CEQA Guideline Sections 15301(1)(4) and 15303(a). 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The request for Discretionary Review was reviewed by the Departmentʹs Residential Design Team (RDT) 
on  July  21,  2010.  The  RDT  found  no  exceptional  or  extraordinary  circumstances  associated with  the 
Subject  Property  or with  the  Project.  Based  on  the  following  findings,  the RDT  determined  that  this 
Project  should  be  approved  as  proposed,  although  it  is  categorized  as  a  Full  Discretionary  Review 
because it is new construction on a vacant lot:  
 

1. The proposed  subdivision  is permitted‐by‐right. The Planning Code  allows  for  smaller  lots  in 
zoning districts other than RH‐1(D) (minimum of 1750 square feet) if they are within 125’‐0” of 
an  intersection.  There  are  numerous  examples  of  smaller  lot  sizes  in Miraloma  Park, which 
makes this Project Code‐compliant and consistent with the neighborhood development pattern. 

2. The Planning Department does not analyze  impacts on surrounding property values as part of 
routine  analysis  of  permitted‐by‐right  development  projects.  The  new  construction  does  not 
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create  unusual  privacy  impacts  on  the  DR  Requestor’s  property  or  any  other  surrounding 
properties.   

3. The  stability  of  the  hillside  is  not  a  Planning‐related  issue,  and  will  be  reviewed  by  the 
Department of Building Inspection prior to the issuance of any permits.  

4. The Project does not include the elimination of any protected trees or required landscaping. The 
Project  Sponsor  has provided documentation  showing  that  several  non‐native  aloe,  cacti,  and 
succulents were donated to the historic Alcatraz gardens. The Residential Design Team staff has 
worked with  the Project Sponsor  to  achieve  a design  that  is  compatible with  the  surrounding 
neighborhood character and consistent with the Residential Design Guidelines and the adopted 
portions  of  the Miraloma  Park Design Guidelines.  The  Project  is  harmonious with  the  scale, 
massing,  and  architectural  character  of  neighboring  properties,  and  it  respects  the  existing 
topography by stepping down at the street and by not maximizing the development potential of 
the lot.  

5. This  Project  does  not  contain  or  create  any  exceptional  or  extraordinary  circumstances. 
Development on hillside terrain  is not uncommon  in San Francisco or  in Miraloma Park, nor  is 
development of smaller lots that are proximate to intersections. The design of the 203 Los Palmos 
is in‐keeping with the neighborhood character, and is recognized as being well‐designed by the 
Miraloma Park Improvement Club. 

 
Under  the  Commission’s  pending  DR  Reform  Legislation,  this  project  would  be  referred  to  the 
Commission, as this project involves new construction on a vacant lot.  
 
BASIS FOR RECOMMENDATION 
The Department believes that the Project  is a well‐designed, Code‐compliant Project, and does not find 
any exceptional or extraordinary circumstances associated with  the new construction. The Department 
recommends approval for the following reasons: 
 

 There are not many opportunities to add dwelling units in the City’s developed RH‐1 Districts, 
and as such, well designed, Code‐complying in‐fill projects should be encouraged.  

 The Project is compatible with the neighborhood character and is consistent with the Residential 
and Miraloma Park Design Guidelines. There are numerous examples of smaller lots developed 
within 125’‐0” of an intersection throughout Miraloma Park. 

 The Project is consistent with height and depth of surrounding dwellings, being shorter in depth 
and height than the development’s adjacent neighbor at 219 Los Palmos Drive. 

 Hillside  development  is  not  abnormal  in  San  Francisco  and  it  is  the  responsibility  of  the 
Department  of  Building  Inspection  to  ensure  that  the  engineering  drawings  are  adequate  for 
construction.  The Department  believes  the  Project  is  sited  and massed  to  respect  its  hillside 
topography. 

RECOMMENDATION:  Do not take DR and approve the project as proposed. 
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Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Context Photos 
Section 311 Notice 
DR Application 
Response to DR Application  
3‐D Rendering 
Reduced Plans 
 

 7



Discretionary Review – Full Analysis CASE NO. 2008.0871D 
August 5, 2010 203 Los Palmos Drive 

Design Review Checklist 
 
NEIGHBORHOOD CHARACTER (PAGES 7-10) 

QUESTION 
The visual character is: (check one)   
Defined  X 
Mixed   
 
Comments:   The neighborhood  –  specifically  the  subject block of Los Palmos Drive  –  is defined. The 
buildings  fronting  the  south  side  of  Los  Palmos Drive were  constructed  in  1964,  and  the  buildings 
fronting the north side of Los Palmos Drive were constructed in 1960‐1961. 
 
SITE DESIGN (PAGES 11 - 21) 

                                                                 QUESTION  YES  NO  N/A 
Topography (page 11)       
Does the building respect the topography of the site and the surrounding area?  X     
Is the building placed on its site so it responds to its position on the block and to 
the placement of surrounding buildings? 

X     

Front Setback (pages 12 ‐ 15)        
Does the front setback provide a pedestrian scale and enhance the street?  X     
In areas with varied  front  setbacks,  is  the building designed  to act as  transition 
between adjacent buildings and to unify the overall streetscape? 

     

Does the building provide landscaping in the front setback?  X     
Side Spacing (page 15)       
Does the building respect the existing pattern of side spacing?      X 
Rear Yard (pages 16 ‐ 17)       
Is the building articulated to minimize impacts on light to adjacent properties?  X     
Is the building articulated to minimize impacts on privacy to adjacent properties?  X     
Views (page 18)       
Does the project protect major public views from public spaces?      X 
Special Building Locations (pages 19 ‐ 21)       
Is greater visual emphasis provided for corner buildings?      X 
Is  the  building  facade  designed  to  enhance  and  complement  adjacent  public 
spaces? 

    X 

Is the building articulated to minimize impacts on light to adjacent cottages?      X 
 
Comments:  The  new  building  respects  the  existing  block  pattern  by  stepping  down  the  block  to 
respect  the existing  topography, providing appropriate  front setbacks with  landscaping  to enhance  the 
street and create a pedestrian scale at the street wall. The Residential Design Guidelines state that some 
loss of privacy to existing neighboring buildings can be expected, and that unusual impacts on privacy to 
“neighboring interior living spaces” can be minimized by providing landscaping and privacy screens, by 
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using window  configurations  that break  the  line of  sight between houses. Based on  the modifications 
made by the Project Sponsor in response to the DR Requestor’s concerns about privacy, there should be 
no  “unusual  impacts  on  interior  living  spaces”  caused  by  the  new  project.  The  Project  Sponsor  has 
provided a section showing sightlines  from the new dwelling toward the DR Requestor’s home, which 
indicates no direct lines of site into the DR Requestor’s home from any location on the Subject Property. 
The  overall  scale  and  siting  of  the  proposed  development  is  consistent  with  the  block  face  and  is 
complementary to the neighborhood character. 
 
BUILDING SCALE AND FORM (PAGES 23 - 30) 

QUESTION  YES  NO  N/A 
Building Scale (pages 23  ‐ 27)     

Is  the building’s height and depth compatible with  the existing building scale at 
the street? 

X     

Is  the building’s height and depth compatible with  the existing building scale at 
the mid‐block open space? 

X     

Building Form (pages 28 ‐ 30)       
Is the building’s form compatible with that of surrounding buildings?   X     
Is  the  building’s  facade  width  compatible  with  those  found  on  surrounding 
buildings? 

X     

Are  the  building’s  proportions  compatible  with  those  found  on  surrounding 
buildings? 

X     

Is the building’s roofline compatible with those found on surrounding buildings?  X     
 
Comments:  The new building  is compatible with  the established one‐story‐over‐garage scale at  the 
street. The height and depth of  the building  is compatible with  the existing building  scale at  the mid‐
block open space (shorter in height and shallower in depth than the existing building at 219 Los Palmos 
Drive). The buildings’  form,  façade width, proportions, entrance, and  roofline are compatible with  the 
neighborhood context. 
 
ARCHITECTURAL FEATURES (PAGES 31 - 41) 

                                                      QUESTION  YES  NO  N/A 
Building Entrances (pages 31 ‐ 33)       
Does the building entrance enhance the connection between the public realm of 
the street and sidewalk and the private realm of the building? 

X     

Does  the  location  of  the  building  entrance  respect  the  existing  pattern  of 
building entrances? 

X     

Is  the building’s  front porch  compatible with  existing porches of  surrounding 
buildings? 

X     

Are utility panels located so they are not visible on the front building wall or on 
the sidewalk?  

X     

Bay Windows (page 34)       
Are the length, height and type of bay windows compatible with those found on 
surrounding buildings? 

X     
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Garages (pages 34 ‐ 37)       
Is the garage structure detailed to create a visually interesting street frontage?  X     
Are the design and placement of the garage entrance and door compatible with 
the building and the surrounding area? 

X     

Is the width of the garage entrance minimized?  X     
Is the placement of the curb cut coordinated to maximize on‐street parking?  X     
Rooftop Architectural Features (pages 38 ‐ 41)       
Is the stair penthouse designed to minimize its visibility from the street?       X 
Are  the  parapets  compatible with  the  overall  building  proportions  and  other 
building elements?  

    X 

Are  the  dormers  compatible  with  the  architectural  character  of  surrounding 
buildings?  

    X 

Are the windscreens designed to minimize impacts on the building’s design and 
on light to adjacent buildings? 

    X 

 
Comments:    The  location of the entrance  is consistent with the predominant pattern of ground floor 
tunnel entrances found along the 200 block of Los Palmos Drive. The design of the shallow rectangular 
bay window along the façade is compatible with the surrounding architectural style of buildings in the 
neighborhood, and the garage door and curb cut is limited to a width of 10 feet. The rooftop architectural 
parapets are standard  in size and compatible with the architectural parapets found on other flat‐roofed 
buildings in the neighborhood. The majority of the dwellings’ roofs are fire‐rated in order to reduce their 
overall heights. 
 
BUILDING DETAILS (PAGES 43 - 48) 

QUESTION  YES  NO  N/A 
Architectural Details (pages 43 ‐ 44)       
Are the placement and scale of architectural details compatible with the building 
and the surrounding area? 

X     

Windows (pages 44 ‐ 46)       
Do  the windows contribute to the architectural character of the building and the 
neighborhood? 

X     

Are the proportion and size of the windows related to that of existing buildings in 
the neighborhood? 

X     

Are  the  window  features  designed  to  be  compatible  with  the  building’s 
architectural character, as well as other buildings in the neighborhood? 

X     

Are the window materials compatible with those found on surrounding buildings, 
especially on facades visible from the street? 

X     

Exterior Materials (pages 47 ‐ 48)       
Are the type, finish and quality of the building’s materials compatible with those 
used in the surrounding area? 

X     

Are the building’s exposed walls covered and finished with quality materials that 
are compatible with the front facade and adjacent buildings? 

X     

Are the building’s materials properly detailed and appropriately applied?  X     
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Comments:  The placement and scale of  the architectural details are compatible with  the residential 
character of this neighborhood. The fixed and awning aluminum‐frame windows with redwood trim are 
residential  in character and compatible with  the mid‐century window patterns and materials  found on 
neighboring  buildings.  The  stucco  and  redwood  wall  finish  with  wood  banding  and  detailing  are 
compatible with the existing buildings in the neighborhood. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
EW: G:\Documents\DRs\203, 207, 213 Los Palmos\DR Analysis ‐ Full.doc  
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SAN FRANCISCO
PLANNING DEPARTMENT

On May 6, 2008, the Applicant named below fied Building Permit Application No. 2008.05.06.1388 (Alteration) with the
City and County of San Francisco.

CONTACT INFORMATION PROJECT SITE INFORMATION
Applicant:
Address:

. City, State:
Telephone:

Gabriel Ng
1375 Sutter Street, Ste 102
San Francisco, CA 94109
(415) 563-6655

Project Address: 203 Los Palmos Drive
Cross Streets: Foerster St. & Stanford Hts.
Assessor's Block fLot No.: 3027A/ Lot No. pending subdivision
Zoning Districts: RH-1f40-X

Under San Francisco Planning Code Section 311, you, as a property owner or resident within 150 feet of this proposed project,
are being notified of this Building Permit Application. You are not obligated to take any action. For more information
regarding the proposed work, or to express concerns about the project, please contact the Applicant above or the Planner
named below as soon as possible. If your concerns are unresolved, you can request the Planning Commission to use its
discretionary powers to review this application at a public hearing. Applications requesting a Discretionary Review hearing
must be fied during the 3D-day review period, prior to the close of business on the Expiration Date shown below, or the next
business day if that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are fied, this project wil
be approved by the Planning Department after the Expiration Date, unless otherwise specified below.

PROJECT SCOPE

( 1 DEMOLITION and/or
( 1 VERTICAL EXTENSION

( 1 HORIZ. EXTENSION (FRONT)

(Xl

(Xl

( 1

NEW CONSTRUCTION or

CHANGE # OF DWELLING UNITS

HORIZ. EXTENSION (SIDE)

( 1 ALTERATION

( 1 FACADE ALTERATION(S)

( 1 HORIZ. EXTENSION (REAR)

PROJECT FEATURES EXISTING CONDITION PROPOSED CONDITION
FRONT SETBACK .............................................................. None.............................................. 3 feet :t
SIDE SETBACKS ............................................................... None ..............................................none
BUILDING DEPTH .............................................................. Nona .............................................52 feet:t
REAR YARD ........................................................................ None ..............................................18 feet 6 inches:t
HEIGHT OF BUiLDING........................................................ None ..............................................22 feet:t
NUMBER OF STORIES ...................................................... None ..............................................2 at street, 3 at the rear
NUMBER OF DWELLING UNITS ....................................... 0.....................................................1
NUMBER OF OFF-STREET PARKING SPACES ..............0.....................................................2

PROJECT DESCRIPTION

The proposal is to construct a new single-family dwellng with two off-street parking spaces. The proposed dwelling wil be
two-stories at the street, increasing to three-stories at the rear due to the down-sloping topography (see plans for details). This
development is pending approval of a subdivision to create the subject lot and two other adjacent lots. See attached plans.

PLANNER'S NAME: Elizabeth Watty

EMAIL: Elizabeth. Wa tty(gsfgov .org EXPIRATION DATE:

7/ f/~z'1
Jï fl-21.

PHONE NUMBER: (415) 558-6620 DATE OF THIS NOTICE:

cthai
Oval



APPLICATION REQUESTING DISCRETIONARY REVIEW ("D.R."),

This application is for projects where there are exceptional and extraordinary circumstances
that justify further consideration, even though the project already meets requirements of the
Planning Code, City General Plan and Priority Policies of the Planning Code.

D.R. Applicant's Name_ MAIDA TAYLOR Telephone No: 1fj,)17 - /117
11

D.R. Applicant's Addre 785 FOERSTER ST

SAN FRANCISCO, CA 94127 (Apt. #)

City Zip Code
D.R. Applicant's telephone number (for Planning Department to contact): 'If) ~ Co 72 ~ 7 Y77

If you are acting as the agent for another person(s) in making this request please indicate the name
and address of that person(s) (if applicable):

Name ~ Ct Ifgc,b - fI/'..t. T~ A~(r
-( ~c: #4) d.f~

Number & Street

Telephone No:

Address
(Apt. #)

City Zip Code

Address of the property that you are requesting the Commission consider under the Discretionary
Review: 2- 0 i ~ ,Ll) C 1J.é! 1'4f d L

i

Name and phone number of the property owner who is doing the project on which you are requesting
DR.:

Building Permit Application Number of the project for which you are requestingDR.: 2-.0 ~, c); 0', ~ 13 ,18"i ,
Where is your property located in relation to the permit applicant's property?

B huh f1 0 lc fi l CrJ l"-C f. It /i ~

A. ACTIONS PRIOR TO A DISCRETIONARY REVIEW REQUEST
Citizens should make very effort to resolve disputes before requesting D.R. Listed below are a
variety of ways and resources to help this happen.

1. Have you discussed this project with the permit applicant? YES G @G

2. Did you discuss the p:oject with the Planning Department permit review pianner'@ G NO G

3. Did you participate in outside mediation on this case? Community Board G Other G (3 G

08. 0871D



4. If you have discussed the project with the applicant, planning staff or gone thorough mediation,

please summarize the results, including any changes that were made to the proposed project
so far.

14

B. DISCRETIONARY REVIEW REQUEST

1 What are the reasons for requesting Discretionary Review? The project meets the minimum
standards of the Planning Code. What are the exceptional and extraordinary circumstances
that justify Discretionary Review of the project? How does the project conflict with the City's
General Plan or the Planning Code's Priority Policies?

.)c.h c:L'VfS"~' S",'2- vlòfL't~s ~1-/;"7 (~t "HacV, .1f~ l!J

2. If you believe your property, the property of others or the neighborhood would be adversely

affected, please state who would be affected, and how:

Q All ll~11~hDrSì 0'1 M,) ¡);r/"roj
(i 7Lr .r d c=~~, I~s$' if ~jLJ..
~t:f:~i.0-¡'~dL ~~I~::t

, ~ fv crdJdl~ C~ n
1 1Jý' i V~C '1 ( "t~.I ~ )r SStM The. tl 2J

( :rz¿~ oJ )

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 81)?

\4 rc. 1. ¡r ~'./t. c.f
2. 11 A we 5'

~ J.l.~
11 ei

-f no Mb1/

2 08.0871D



Please write (in ink) or type your answers on this form. Please feel free to attach additional sheets to
this form to continue with any additional information that does not fit on this form.

CHECKLIST FOR APPLICANT:

Indicate which of the following are included with this Application:

REQUIRED:

G Check made payable to Planning Department (see current fee schedule).
G Address list for nearby property owners, in label format, plus photocopy of labels.

G Letter of authorization for representative/agent of D.R. applicant (if applicable).

G Photocopy of this completed application.

OPTIONAL:

G Photographs that illustrate your concerns.
G Covenants or Deed Restrictions.
G Other Items (specify).

File this objection in person at the Planning Information Center. If you have questions about
this form, please contact !nformation Center Staff from 8 a.m. to 5 p.m., Monday to Friday.

Plan to attend the Planning Commission public hearing which must be scheduled after the
close of the public notification period for the permit.

Signed ~ cf V
Applicant

1/22- /a J
Date '

N :Iapplicalldrapp. doc

08. 0871D
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Maida Taylor

785 Foerster St

San Francisco, CA 94127
Permit Application Number

2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los Palmos

1. SUBDIVISION SIZE
The proposal to subdivide lots 117 and 118, will yield lots of less than 2500
feet, the minimum lot size zoned for this neighborhood. Success of this
application will be setting a precedent for other lots - making neighborhood
ripe for acquisitions, teardowns and subdivision of other lots... sub division into
small lots and then filling the lots edge to edge yielding maximum crowding
and congestion. The lot was subdivided 5 years ago, with no protest from the
neighbors, and now the current owner has filed to take what was one, and
now is two, and turn it into 4 separate entities.

The house at 795 Foerster is not being cared for and allowed to deteriorate.
The plantings in the yard are neglected. While it is a sound structure now, the
neglect appears to be deliberate. The inhabitants have stated that the owner
intends to tear the structure down in the future to make way for a grander
structure. The house will be on the largest of the 4 proposed parcels, and it is
entirely conceivable that after teardown, the owner might try to subdivide the
lot yet again to put two structures, thus moving from 1 house to 5 on the same
site.

2. STABILITY OF PROPOSED SITE
There is considerable concern, on the part of the long term residents on the
seismic instability of the hills side. This site slid twice in 1942, resulting in
major loss of structures, and even one death. The soil stability of the two
houses west of the site was questioned at the time of their approval, and
almost a building permit was almost denied.

The soil on this site, like my property, is shale and clay. The soil engineering report
may not however be sufficient to document the effect of construction. Clay drainage
is poor, and in seismic event there is possibility of his area behaving like "quick
clay", a unique form of highly sensitive clay, with the tendency to change from a
relatively stiff mass to a liquid mass when it is disturbed. This process is similar to
liquefaction. It would undermine the stability of the new structures and increase the
threat they pose to those of us who live downhilL.

A) There is an underground spring that runs through the site. Originating
high on Mount Davidson, it runs through rock and soil and ultimately ends in
streams down near Bay Shore Blvd. This spring has caused flooding and soil
instability behind the homes on Foerster, with foundation damage and

08. 08710 1



Maida Taylor

785 Foerster St

San Francisco, CA 94127
Permit Application Number

2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los Palmos

undermining fences and other structures. The buildings proposed may divert
the flow of that stream, rerouting flow under existing homes, with attendant
risk of damage or destabilizing their foundations.

B ) The developer should not be allowed to develop the site until appropriate
seismic, hydrology and additional civil engineering studies are done.

C ) The developer should indemnify the site for future damage, since
prospective buyers should not be held liable for future damage. In the event
of a seismic event or flood or other natural disaster, if the hillside and new
structures slip, anv damage to my property and others downhill should be
covered by the builder, not the buyers, for at least 20 years. There is
concern that potential buyers of these new structures will be kept in the dark
and not informed of these risks.

3. DEVALUATION OF PROPERTY
With loss of privacy and anticipated increased noise with three additional
abutting families, my lot will suffer severe devaluation I bought my home and
improved it anticipating at most 4 -5 persons living on the north side. i am in
the midst of completing remodel costing several hundred thousand dollars,
having gutted the entire structure to update all systems, finishes, roof, etc and
having add one bedroom at the rear. Our design, drafted in 2006, was done
to provide maximum privacy for the new bedroom. The new proposed
structures completely undermine the new design, since they will all 

look right

into that new bedroom.

This project will devalue my property to the point where I may lose all of the
improvement value and investment. The addition of 3 houses wil impose 12 -
15 persons living next door with minimum set back, imposing conversation,
music, etc directly over the new room and patio.

4. DESTRUCTION OF TREE COVER
The developer has already removed major trees and few of the 80 year old
plantings have been spared. It can be anticipated that the existing trees
which provide at least some measure of privacy and noise abatement will be
removed to accommodate the construction.

08. 08710 2
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785 Foerster St

San Francisco, CA 94127
Permit Application Number

2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los Palmos

The back yard of the existing house was a botanical wonderland, and has
been deconstructed by the owner's workers with little regard to the value and
rarity of the plants. This yard was an arboretum quality collection of plants
and they have been uprooted, and thrown away. Ostensibly "collectors" were
allowed to take the rarest specimens, but we have not evidence that ever
happened.

5. POOR COMMUNICATION WITH NEIGHBORHOOD AND CONFLATION
OF A HOSTILE RELATIONSHIP WITH NEIGHBORS

A) Change in light and views for neighbors on Los Palmos was
pointed out to the developer. When initially architectural plans were
provided, Mr. Sina Tarassoly at 246 Los Palmos directly across from
the project (who intends to file his application for DR) asked about the
proposed height and effect on sunlight to his property. The proposed
height was 19-22 feet. He was told that they would lower the height by
3 feet. The most recent plans show the height has been raised 3 feet,
not lowered, now 24 feet. The neighbor's concerns have been
completely disregarded.

B) The developer has failed to adequately communicate meetings,
filings, etc to the neighbors. The only mailed notice we can identify that
reached the affected parties is the application for subdivision into 4 lot
dated May 2, 2008. No other formal notices have been sent via maiL.
The neighbors have never been asked their views. The agents for the
owner went to the Miraloma Improvement Club and represented to
them that there was no neighborhood opposition and no financial
impact, representations that are patently false.

C) There "vas an event at the last "street" meeting at the site, where
an engineer for the developer and a resident of the area, bumped into
each other. The event has been characterized by the developers

agent as an assault and charges have been filed. This minor accident
has been conflated into an excuse to end all discussions with
neighbors, contending that this "fight" demonstrates that the residents
are "hostile". This claim is a fiction and an excuse to halt discussions
with the affected parties on the block.

08. 08710
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785 Foerster St

San Francisco, CA 94127
Permit Application Number

2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los Palmos

D) No one has been given the name of the owner/developer. He has
not been at any meetings with the community. He has evidenced no
interest in developing or maintaining good relations with the immediate
neighbors or the surrounding homes.

E) The developer has at times allowed several families (up to three)
to live at 795 Foerster, in violation of zoning. These families are in his
employ.

6. CONGESTION, PARKING AND TRAFFIC CONCERNS DURING
CONSTRUCTION.
Los Palmos will be used for debris, trucks, supply storage, etc impeding the
access of all residents to their garages and homes. If only 1 or 2 homes were
developed the open areas could be used for storage, helping keep traffic
more normaL. After construction, the increased density will affect parking,
ingress and egress from homes, and traffic at a very dangerous corner.

FINAL REMARKS
We recognize the right of owners to develop property. This should not be
allowed to happen at great expense of everyone else living near by. The
neighborhood is filled with many 2nd and 3rd generations of families who have
lived on Foerster Street for decades. This is one of the oldest neighborhoods
in San Francisco, and the proposed development ignores everyone and
everything that ties this community together. The owner has not even seen fit
to meet with the neighbors ever. Many of the residents feel that "you can't
fight City Hall," and that this project is a done deal, a runaway train, that none
of us can stop. But we do hope to modify the plan so that it addresses the
interests of the collective, and serves a broader array of community interests

08. 08710 4



Maida Taylor and Ed Kelly

785 Foerster St
San Francisco, CA 94127

415239 1917

mobile 415 672 7379

maida.beth@gmail.com

7/21/2009

To the San Francisco Planning Commission:

We have retained the following person to act as representative for our request for a
discretionary review of the proposed construction on LOTS 3027 A I 17 and I 16:

Ignatius Tsang, AlA, NCARB
Principal

Tsang Architecture

963 North Point Street
San Francisco, CA 94109
T 415-93 1-1239 ext. 20 I
F 415-931-7239
ww.tsangarchitecture.com

Additional materials and documents will be forthcoming from his offce.

Yv\t~ ~¡
Maida Taylor and Ed Kelly

08.08710
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963 North Point Street San Francisco CA 94109 t 415-931-1239 f 415-931-7239 ww.tsangarchitecture.com

July, 17,2009

Maida Taylor and Ed Kelly
765 Forester Street
San Francisco, Ca. 94127

Re: Protest against proposed development of 203. 207, and 213 Los Palmos Drive.

Dear Maida,

Tsang Architecture (TA) is pleased to present the following proposal for professional
Planning and Architectural Design services to assist you and your neighbors to protest
against the above referenced developments.

ARTICLE I - SCOPE: OF WORK AND SERVICES

1. TA will review drawings, reports, and documents of the proposed developments (project).
2. TA will visit the site, including look at story poles to understand the impacts of the project on

the neighbors, including privacy, light, and view obstructions.
3. TA will review Planning codes and requirements including Subdivision and Variance.
4. TA will develop a reasonable development that complies with Planning codes, but no

Variance.
5. TA will meet with Planning staff to discuss the project, including lack of notifications.
6. TA will prepare reports to document the findings and the development of the

protest.
7. TA will strategize with the Client and to develop reasons against the project.
e. T~. will prepare documents and present the opposition to the Planning Commission.
9. TA will work on the Client's behalf to scale down the project.

ARTICLE II - FEES FOR SERVICES

1. BASIC SERVICES

The hourly rates of planning and architectural services are:
Principal (Architect/Planner) $200.00/hr
Design Staff $150.00/hr
Administrative Staff $ 70.00/hr

2. ADDITIONAL SERVICES

Consultants fees, such as Surveyor will be reimbursed to TA with no mark-up.

~. Rl:IMBURSABLES EXPENSES

08. 08710
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In addition to the fees, TA shall be reimbursed monthly for expenses specifically for the
project including a 10% handling fee for all reproduction, delivery services, long distance
telephone calls, photography, model, renderings, plan review fees, plan checking fees,
permit fees, neighborhood notification fees, mileage, parking, travel fares and expenses.

ARTICLE II - PAYMENT TERMS

Fees for professional services and expenses shall be invoiced monthly. Professional
services shall be invoiced on percentage of completion, based on TA's determination of the
proportion of its services completed through the billng period. Disputes or questions regarding
an invoice shall be brought to TA's attention within seven days following receipt of invoice, and
shall not be cause for withholding payment for the undisputed portion of the invoice. All
accounts are payable within thirty calendar days after the date of the invoice. A service charge
of one and one-half percent (1.5%) of the outstanding balance will be applied monthly to all
accounts not pay passed the 30 days of invoice date. TA reserves the right to suspend or
terminate its services, or withhold its documents, if payment in full (except as to disputed
amounts) is not received within 60 calendar days after invoice date, and TA shall not be held
liable for any claims or losses that may result therefrom. If the scope of the project, TA's
services, or project time is increased, compensation shall be increased accordingly. If
decreased, fees for the balance of TA's services not yet performed shall be adjusted
accordingly.

ARTICLE IV- AGREEMENT

This Agreement represents the entire agreement between the Client and TA. It supersedes all
prior negotiations or agreement either written or oraL. This Agreement may be amended only
by written instrument with the consensus of both parties.

If this Agreement meets your approval, please indicate by signing two copies and returning
one signed copy as our authorization to proceed with the work. We look forward to working
closely with you on this very important project.

Very truly yours,
TSANG ARCHITECTURE

Ignatius Tsang, AlA, NCARS, Principal
(415) 931-1239x20 1 ignatius@tsangarchitecture.com

/\PPHOVED

M ~1~
Client's Representative

'7/~/loJ
Date Signed
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Maida Taylor and Ed Kelly
785 Foerster St
San Francisco. CA 94127

415239 1917

mobile 415 672 7379
maida. beth@gmail.com

7/19/2009

To the San Francisco Planning Commision:

We have retained the following persn to ac as repestative for our request for a disetinary review of

the proposed construcion on LOTS 3027A 117 and 116:

Ignatius Tsang, AlA, NCARB
Principal

Tsang Architecture
963 North Point Street
San Francisco, CA 94109
T 415-931-1239 ext. 201
F 415-931-7239
www.tsangarchitecure.com

At a neighborhoo meting on July 19th 200, I discsse th role Mr. Tsang might play and other affected

persns are also cosiering asking Mr. Tsang to ac on thr belf as wel. Thank you.
,.i.-

Maida Taylor and Ed Kelly

If you would like to merge your reues into our application for a disctionary review and
have Mr. Tsang aetas your agent as well please sign below:

NAME ADDRESS SIGNATURE DATE

)?/¿L s:/!d7tf Nif S

Leu~ c?rf. Z/LQLt2.1
?- (C¡.; ;2(JO?'

CV(r(;PO vcc",l?t ,

--

08.0871D

Permit Application Number
2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los
Palmos



Familes attending neighbors
planning meeting 7/19/09

2-4 pm

Ed Kelly and Maida Taylor
785 Foerster
maida.beth@gmail.com

Margaret Lemus
210 Los Palmos
margaret.lemus@gmaìl.com

Gundula and David John
196 Los Palmos
gdersjsf@comcast.net

Ruth and Bill Mays
783 Foerster
ruth.mays@gmaìl.com

Karen Breslin
839 Foerster St
kbsmail@sbcglobal.net

Mike Dahlin
782 Foerster
m ì kedahli n@comcast.net

Gil Nishida
216 Los Palmos Dr. Sina Tarassoly

246 Los Palmos
sì natarassoly@yahoo.comWinifred Richardson

236 Los Palmos
wi n ¡fred ricco@yahoG.com

Guido and Joanie van Rijn
185 Los Palmos
gvanríjnn@sbcglobal.net
jvanriin@sbcglobal.net

Michael Rosenfeld and Vivian Levy
219 Los Palmos
mrosenfe@stanford.edu

Alison Werger
779 Foerster
415-370-5201

Martin and Lori Lee
276 Los Palmos
mlbs4@aol.com

John Vanderslice and Isabelle Fix
284 Los Palmos Dr
jv@tinytelephone.com

Permit Application Number
2008.05.06. 1381, & 1387, & 1388
Property at 203, 207 and 213 LPalmos os
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Neighbors Notified in Person/Phone and who confirmed interest in the protest
Maida Taylor and Ed Kelly
785 Foerster

(50% were unable to attend meeting 7/19/09) San Francisco, CA 94127
j

Bill and Ruth Mays Allson Werger Martha Michelson

783 Foerster 779 Foerster 77 5 Foerster

San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127

Ted Joe Teresa Lee Linda and John Mickelson
767 Foerster 765 Foerster 750 Foerster
San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127

Francis and James Chan Richard Breitbarth Michael Bank
778 Foerster 800 Foerster 805 Foerster

San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127
i

Gil Nishida Michael and Vivian Rosenfeld Oliva Mendoza
216 Los Palmos 219 Los Palmos 265 Los Palmos

San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127

John Vanderslice/ Isabelle Fix Martin and Lori Lee Ray Cobane
284 Los Palmos 276 Los Palmos 256 Los Palmos
San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127

Sina Tarassoly Vince Fabris Todd Smith and David Powell

246 Los Palmos 191 Los Palmos 190 Los Palmos

San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127
f

Joanie and Guido Van Rijn Margaret and Jesse Lemus Gundela and David John
185 Los Palmos 210 Los Palmos 195 Los Palmos

San Francisco, CA 94127 San Francisco, CA 94127 San Francisco, CA 94127

N arm and Skye Mrs Woo
184 Los Palmos 226 Los Palmos
San Francisco, CA 94127 San Francisco, CA 94127

Permit Application Number
2008.05.06. 1381, & 1387, & 1388
Property at 203,207 and 213 Los
Palmos
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RESPONSE TO DISCRETIONARY REVIEW 
 
 
CASE NO.:  08.0871D         
BUILDING PERMIT NO.: 2008-05-06-1388 S         
ADDRESS:  203 LOS PALMOS DRIVE        

 
PROJECT SPONSOR'S NAME(S):   XIANG XI LEI        
 
TELEPHONE NUMBER FOR PLANNING DEPARTMENT TO CONTACT:   

Jeremy Schaub, Architect  415-682-8060 Extension 103 or 
 Gabriel Ng, Architect   415-682-8060 Extension 102 

 
Given the concerns of the DR requester and other concerned parties, why do you feel your proposed 
project should be approved?  (If you are not aware of the issues of concern to the DR requester, please 
meet the DR requester in addition to reviewing the attached DR application.) 
 
The proposed new home at 203 Los Palmos should be approved as presented in front of the 
Commission because it has been revised and modified to properly address the DR Requestor’s 
concerns along with other neighbors’ as well as Miraloma Park Improvement Club (MPIC) comments 
since the project was 1st presented to MPIC on February 13, 2008.   
 
The following exhibits represent the project as revised and modified:  
 
Exhibit 1: Architectural plans of 203 Los Palmos, the subject of the DR 

 Architectural plans the 2 other new dwellings, not being the subject of the DR, as modified 
 
Exhibit 2:  Streetscape with the new homes as revised with reduction in the overall height in 

response to concerns on building heights, massing and bulk  

Exhibit 3:  Street Perspective demonstrating how the new homes enhance the stepping pattern of 
the attached 2-story homes fronting Los Palmos Drive. 

Exhibit 4: Rear Perspective of the new homes as modified per DR requestor’s Requests  

Exhibit 5: Building Relationship between 203 Los Palmos and 785 Foerster, the DR Requestor’s 
new bedroom addition.  This exhibit demonstrates how privacy issue has been addressed 
with the scale back on the 2nd floor, new 10’ fence and planter on 2nd floor deck. 

With the project team’s diligent efforts in working with concerned neighbors in modifying the project, 
an amicable agreement was reached with an adjoining neighbor, the owners of 219 Los Palmos.  We 
have also received a support letter from a neighbor who resides directly across the street.  Exhibit 6 
is the letter from Mr. Witherspoon of 256 Los Palmos expressing his positive experience working 
with the project team and his support of the 3 proposed dwellings as modified.   

www.sfplanning.org 



Although the most extensive efforts were extended in working with the owners of 785 Foerster, directly 
and indirectly through their representative, we were unable to reach a resolution with them.   

Initial Contact with DR Requestor’s Husband in August 2008 

The initial contacts with the DR requestor’s party started as part of the neighborhood outreach efforts 
conducted in August 2008.  The project sponsor’s representative met with the DR requestor’s 
husband, Mr. Ed Kelly, on 2 occasions in the DR requestor’s home.  The scope of the project, the 
design of the 3 new homes, and construction timeline were all explained to Mr. Kelly.  The meetings 
were entirely friendly and there was no indication of objections to the proposal of any kinds.  The 
contacts concluded with the replacement of the shared side fence along the north side of 785 Foerster 
at the project sponsor’s expense with confirmation of Mr. Kelly’s satisfaction of the new fence via 
telephone in September 2008. 
 
DR filed by Ms. Maida Taylor in July 2009 

The DR request filed by Mr. Kelly’s wife, Ms. Taylor, came without warnings and as a total surprise in 
July 2009.   

Working with Ms. Taylor’s Representative Mr. Gerald Green from September 2009 through 
March 2010 

After the DR was filed, Ms Taylor directed all communication with us through her representative Mr. 
Gerald Green.  Among the six issues raised by Ms. Taylor, it is our understanding through Mr. Green 
that Ms. Taylor’s primary concern is in devaluation of her property.  As stated in Ms. Taylor’s DR 
request, she is in the midst of finishing up a complete gut-out remodel of her home with a new rear 
addition which has cost her several hundred thousand dollars.  Her concern is that the project will 
devalue her property under the assumptions that future home owners will look right into her new 
bedroom and will impose her with conversation and music noise. 

For over a period of seven months, Mr. Green bought to us multiple requests including scaling back 
the homes as well as for monetary compensations:  Exhibit 7 attached is a graphic presentation of 
the requests from Mr. Green. 

Below is a brief chronology outlining the events and requests: 

9/3/09 – 1st meeting with Mr. Green, discussion of Ms. Taylor’s concerns on view, privacy and noise & probable solutions 

10/1/10 – Story poles set up per Mr. Green’s request 

10/5/09 – Meeting with neighbors at MPIC with Mr. Green as the meeting organizer 

10/7/09 – Met with Mr. Green to discuss about changes Ms. Taylor and other concerned neighbors would like to see 

11/30/09 – 2nd meeting with Mr. Green to confirmed changes.   

1/4/10 – Received final comments from Mr. Green, which includes a list of changes as well as a request for a $5000 
contribution to Ms. Taylor for costs related to this project. 

2/5/10 – Revised all architectural plans per 2/4/10 meeting all confirmed changes sent to Mr. Green: 
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1.  Lower all building heights:  
203 Los Palmos:  3’1 at front 3’11” at rear 

207 and 213 Los Palmos:  2’6” overall 

2. 2nd Floor set back by 1’-6” at rear on all 3 homes 

3. Lower roof at front entry by 2 feet on all 3 homes 

4. Eliminate 2nd floor rear roof overhang on all 3 homes 

5. Add 12” wide x 12” high planter box on 2nd floor deck on all 3 homes 

6. No paved rear yard, concrete stoop for patio doors only so as to reduce the use of yards on all 3 homes 

7. Keep the existing property line retaining wall intact to not disturb Ms. Taylor’s garden  

8. Add a 10’ height solid fence over the existing retaining wall  

3/5/10 – Mr. Green requested an agreement be prepared based on the modified plans and monetary contribution 

3/10/10 – Settlement Agreement with NSR and revised plans sent to Mr. Green.  At this point, the project sponsor was 
lead to believe that an amicable agreement was reached and waited patiently for Ms. Taylor to return to town to 
execute the agreement. 

On March 31, 2010, Mr. Green came back with the answer that Ms. Taylor would not withdraw the DR 
unless the rear bays of all 3 buildings were eliminated and that total compensation be increase to 
$10,000.  It is at this point, after seven months of exhaustive efforts, the project sponsor decided to let 
go of entertaining more requests and decided to move forward with DR hearing. 

Recent Direct Contact with Ms. Taylor  

After the project sponsor got through his frustration, and as a last attempt to work out a resolution for 
Ms. Taylor and to ensure there was no miscommunication involved in the past, the project architect 
initiated a meeting with Ms. Taylor.  The meeting took place at Ms. Taylor’s home.  Ms. Taylor 
indicated that the modifications completed are not satisfactory to her.  She would much rather see 2 
homes, not 3.  This last attempt ended with additional offers on screening and scale back without Ms. 
Taylor’s acceptance.  
 
Response to Each Issue Raised by Ms. Taylor 

1. Subdivision Size is in Compliance with all Applicable Codes and Provisions and fits well in 
the existing Neighborhood Context and Pattern 

 Exhibit 8 illustrates non-standard lot sizes in the vicinity.  As exist and as developed 
during the post WWII era, there are a good number of homes situated on lots smaller than 2,500 
sf with several even below the 1,750 sf minimum corner lot code standards 

 Exhibit 9 shows non-standard yards in the vicinity.  The surrounding corner lots have 
either no rear yards or minimal rear yards with side yards.  The subject site at 795 Foerster has a 
code complying rear yard as well as generous side and front yards, much greater in area than 
other non-complying yards in the vicinity. 
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2. The Subject Site did not Slide and is Suitable for Housing Development 

Ms. Taylor’s claim that this site slid twice in 1942 is untrue.  The site did not slide, it was a mud 
flow caused by new roads construction up on the hill during the rainy season in 1942.  According 
to Mount Davidson.org at http://www.mtdavidson.org/ww2_and_baby_boom, “On February 6, 
1942, after a rainy winter during which construction crews busily cut new roads on Mount 
Davidson’s southeastern slope, the entire hillside gave way and crashed down on the homes 
below.”   

To ease neighborhood concerns as well as for safety precaution, the project sponsor has retained 
two independent geotechnical engineers, Earth Mechanics and Trans Pacific Geotechnical 
Consultants to conduct geotechnical investigation at the site.  Both geotechnical consultants have 
confirmed that the site is suitable for the proposed 3 new homes.   

The latest supplemental report prepared by Trans Pacific dated April 8, 2009, provides a summary 
of the investigations conducted as well as the historical background of the 1942 mud flow is 
attached as Exhibit 10. 

3. Privacy & Noise from 3 new homes causing devaluation of the DR Requestor’s home is 
unfounded: 

The DR requestor is concerned that future home owners will be looking right into her new 
bedroom recently added in the rear.  But the fact is 203 Los Palmos, being the closest of the 3 
proposed home and the subject of the DR, will be over 40’ away from Ms. Taylor’s addition at the 
basement and 1st floor levels and over 46’ away at the 2nd floor.   

Exhibit 5 presented before puts the view angle of a tall 5’-9” human figure in 203 Los Palmos with 
the distance, topography, trees and fence in perspective.  The views into Ms.Taylor’s new 
bedroom are completely blocked by the existing trees and future 10’ new fence. 

4. There was no destruction of tree cover.   

Cacti and plants were taken by interested neighbors as well as transferred to a new habitat at the 
Alcatraz Historic Gardens by a member of the California Horticultural Society.   

In addition, per the DR Requestor’s representative Mr. Gerald Green’s request, seven existing 
trees along the shared property line are to remain with six new street trees to be planted on the 
sidewalk. 

5. Extensive Neighborhood Outreach efforts were undertaken and there was no Poor 
communication with Neighbors: 

 Outreach efforts, including invitation mailings, meeting sign-in sheets and meeting minutes 
are documented by Tony Kim of Town Consulting.  A total of 7 meetings with the MPIC members 
and concerned neighbors.  See Exhibit 11. 

 Ms. Taylor’s claim about the disregard of Mr. Sina Tarassoly’s (246 Los Palmos) concerns is 
false.  Plans of all 3 dwellings were emailed to Mr. Tarassoly with explanation on height 
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modifications on October 2, 2008 immediately following a Saturday neighborhood meeting.  
However, no response was received from him.   

6.   Congestion, Parking and Traffic During Construction 

There are ample parking spaces along the side and front of 795 Foerster St. to accommodate the 
construction crew’s needs.  As with any construction site, including Ms. Taylor’s extensive 
renovation, traffic and parking inconveniences during the process are inevitable.  However, this 
temporary inconvenience should not be a factor for which a project is to be denied.   

 
 
203 Los Palmos, Subject DR Data 

Number of Existing Proposed 
Dwelling units (only one kitchen per unit – additional kitchens count as 
additional units) 

0 1 

Occupied stories (all levels with habitable rooms) 0 3 
Basement levels (may include garage or windowless storage rooms) 0 0 
Parking spaces (off-street) 0 2 
Bedrooms 0 3 
Gross square footage (floor area from exterior wall to exterior wall), not 
including basement and parking areas 

0 2517 

Height 0 20’-5” 
Building depth 0 50’-4” 
Most recent rent received (if any) N/A N/A 
Projected rents after completion of project N/A N/A 
Current value of property unknown unknown 
Projected value (sale price) after completion of project (if known) N/A unknown 
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PLEASE TAKE NOTICE THAT THE DRAWINGS AS PREPARED BY GABRIEL Y. NG AND
ASSOCIATES FOR THE PROJECT ARE LIMITED TO  THE EXTENT AS REQUIRED FOR
PLAN CHECK PURPOSES BY CITY AGENCIES HAVING JURISDICTION OVER THE
PROJECT.

IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO DESIGN-BUILD (DESIGN AND
INSTALL) ALL SYSTEMS AND ELEMENTS AS REQUIRED FOR THE CONSTRUCTION OF
THE PROJECT, INCLUDING BUT NOT LIMITED TO PLUMBING, MECHANICAL, FIRE
SPRINKLER AND ELECTRICAL SYSTEMS; AND ALL DETAILS FOR ROOFING, FLASHING,
WATERPROOFING AND SOUND PROOFING STANDARDS.

THE USE OF THESE DRAWINGS FOR THE CONSTRUCTION OF THE PROJECT SHALL
CONSTITUTE THE CONTRACTOR’S REPRESENTATION THAT IT HAS REVIEWED AND
VERIFIED THE BUILDABILITY OF THE PROJECT AS SHOWN ON THESE DRAWINGS IN THE
LIGHT OF SITE CONDITIONS AND APPLICABLE CODE REQUIREMENTS; AND THAT ONCE
CONSTRUCTION HAS COMMENCED, THE CONTRACTOR SHALL UNDERTAKE FULL
RESPONSIBLITIES TO DESIGN-BUILD ALL ELEMENTS AND MAKE NECESSARY
ADJUSTMENTS AS REQUIRED FOR THE COMPLETION OF THE PROJECT IN ITS ENTIRETY
PURSUANT TO ALL APPLICABLE CODE REQUIREMENTS, TRADE AND WORKMENSHIP
STANDARDS.

ALL CONSTRUCTION WORK SHALL BE DONE IN ACCORDANCE WITH THE CITY BUILDING
CODE AND INTERNATIONAL BUILDING CODE, AS WELL AS ALL APPLICABLE FEDERAL,
STATE, OSHA, BAY AREA AIR QUALITY MANAGEMENT DISTRICT, COUNTY AND CITY
ORDINANCES, AMENDMENTS AND RULINGS.  THE CITY CODE SHALL GOVERN WHEN IT
AND THE IBC OR ANY OTHER REFERENCE CODES AND STANDARDS ARE IN CONFLICT.

THE CONTRACTOR SHALL GIVE ALL NOTICES NECESSARY AND INCIDENTAL TO THE
LAWFUL EXECUTION OF THE WORK.

THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS OF THE LOT, EASEMENT, SOIL
CONDITIONS, ALL PROPOSED DIMENSIONS, INCLUDING EXCAVATION, UNDERPINNING,
DRAINAGE AND UTILITY LINES AT SUBJECT PROPERTY, AS WELL AS, AT ADJACENT
PROPERTIES.  IF THE  CONTRACTOR ENCOUNTERS DISCREPANCIES IN THE DRAWINGS,
HE SHALL CONTACT THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH
THE WORK.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COSTS OF
CORRECTIONS TO THE WORK IF HE NEGLECTS TO ADHERE TO THIS PROCESS.

THE DRAWINGS ARE INTENDED TO DESCRIBE AND PROVIDE FOR A FINISHED PIECE OF
WORK.  THE CONTRACTOR SHALL UNDERSTAND THAT THE WORK HEREIN DESCRIBED
SHALL BE COMPLETED IN A GOOD AND WORKMANLIKE MANNER AND IN EVERY DETAIL
ALTHOUGH EVERY NECESSARY ITEM INVOLVED IS NOT PARTICULARLY MENTIONED.
EXCEPT AS OTHERWISE SPECIFICALLY STATED, THE CONTRACTOR SHALL PAY FOR ALL
NECESSARY PERMITS, FEES, MATERIALS, LABOR, TOOLS, AND EQUIPMENT FOR THE
ENTIRE COMPLETION OF THE WORK INTENDED TO BE DESCRIBED.

AT ALL TIMES, THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE
FOR THE CONDITIONS AT THE JOB SITE, INCLUDING SAFETY OF PEOPLE, SUBJECT
PROPERTY, AND ADJACENT PROPERTIES.  THE ARCHITECT SHALL NOT REVIEW THE
ADEQUACY OF THE CONTRACTOR'S SAFETY MEASURES.

THE ARCHITECT SHALL NOT HAVE CONTROL OR CHARGE OF, AND SHALL NOT BE
RESPONSIBLE FOR, CONSTRUCTION MEANS, TECHNIQUES, SEQUENCES OR
PROCEDURES, FOR THE OMISSIONS OF THE CONTRACTOR OR SUBCONTRACTORS
PERFORMING ANY OF THE WORK OR FOR THE FAILURE OF ANY OF THEM TO CARRY
OUT THE WORK IN CONFORMANCE WITH THE PLANS AND SPECIFICATIONS.

ALL DRAWINGS, SPECIFICATIONS, AND INFORMATION FURNISHED HEREWITH ARE AND
SHALL REMAIN THE PROPERTY OF THE ARCHITECT AND SHALL BE HELD CONFIDENTIAL
AND SHALL NOT BE USED FOR ANY PURPOSE OR PURPOSES OTHER THAN THOSE FOR
WHICH THEY HAVE BEEN SUPPLIED AND PREPARED.  THE ARCHITECT'S DRAWINGS,
SPECIFICATIONS OR OTHER DOCUMENTS SHALL NOT BE USED BY THE OWNER OR
OTHERS ON OTHER PROJECTS, FOR ADDITIONS TO THIS PROJECT OR FOR
COMPLETION OF THIS PROJECT BY OTHERS, EXCEPT BY AGREEMENT IN WRITING, AND
WITH APPROPRIATE COMPENSATION TO THE ARCHITECT.

ANY DRAWINGS ISSUED WITHOUT THE APPROVAL STAMP, SIGNED AND DATED BY THE
BUILDING DEPARTMENT SHALL BE CONSIDERED IN THE PRELIMINARY STAGE AND
SHALL NOT BE USED FOR CONSTRUCTION.

DO NOT SCALE DRAWINGS.
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A-3           2ND FLOOR PLAN

Open Space (In Square Feet):
( per SFPC Sec. 135(f)(1) )

Type Total
3rd Floor Deck 160.00
2nd Floor
Ground Floor Patio 429.00
Provided area Private 589.00
Required area Private 300

Area Calculation (In Square Foot):
Living Garage Total

2nd Floor 966 966
1st Floor 848.5 425 1273.5
Basement 702.5 702.5
Total 2517 425 2942

Total Living Area = 2517 S.F.

Total Garage Area= 425 S.F.

NOTE:  
Area Calculation as shown is intended for permit application purposes only and shall not be used for selling purpose.  
Final square footage and finished dimensions may vary from these plans due to construction variables.   

NOTES :

UNDERPINNING & SHORING IF REQUIRED UNDER SEPARATE PERMIT.

PROVIDE TEMPERED (SAFETY) GLASS WITH-IN 18" OF FLOOR SEC. 2406.3

PROVIDE SMOKE DETECTOR PER SEC. 907.2.10

ALL FIREPLACE SHALL BE "UL LISTED"

ROOF DRAIN AND OVERFLOW DRAIN AT ROOF OR DECK SHALL CONNECT TO CITY SEWER

ALL LIGHTS SHALL COMPLY WITH 2005 CALIFORNIA TITLE 24 RESIDENTIAL STANDARDS

PROVIDE 3/4 HOUR RATED FIXED WINDOW W/ SPRINKLER AT PROPERTY LINE PER AB.009

SEE SOIL REPORTS PREPARED BY ____________________________ DATED ____________

                                                         AND ____________________________ DATED _____________

APPLICABLE CODE AND ORDINANCES:

2007 CALIFORNIA BUILDING CODE (CBC), W/ SAN FRANCISCO AMENDMENTS

2007 CALIFORNIA MECHANICAL, ELECTRICAL, AND PLUMBING CODES, W/ SAN FRANCISCO AMENDMENT.

2005 CALIFORNIA ENERGY CODE - TITLE 24
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1 SCALE  3" = 1'-0"
WINDOW DETAIL - HEAD (SIDING)

WATER DRIP

CAULK ALL EDGES

HEADER

5/8" GYP. BD.

CAULK ALL EDGES

BLDG. PAPER LAP
O/ MET. FLASHING
O/ WINDOW
FLASHING TAPE

MTL FLASHING
WINDOW

FLASHING TAPE

1x4 REDWD.
SIDING

15# BLDG. PAPER

2

2X
4

2X
4

CAULK ALL
EDGES

2X2 WD. TRIM BLDG. PAPER LAP O/
WINDOW FLASHING TAPE

1x4 REDWD. SIDING

1/2" EXT. PLYWD

5/8" GYP. BD.

15# BLDG. PAPER

SCALE  3" = 1'-0"
WINDOW DETAIL - JAMB (SIDING) 3

WATER DRIP

CAULK ALL
EDGES

2x4

2x4

5/8" GYP. BD.

WINDOW FLASHING
TAPE

GSM FLASHING PAN W/
1/4" DAM @ INT. & 6" UP
ON SIDE WALLS

WINDOW FLASHING
TAPE LAP O/ BLDG.
PAPER

CAULK ALL EDGES

1x4 REDWD. SIDING

15# BLDG. PAPER

SCALE  3" = 1'-0"
WINDOW DETAIL - SILL (SIDING)

4 SCALE  3" = 1'-0"
WINDOW DETAIL - HEAD (STUCCO)

WATER DRIP

CAULK ALL EDGES

HEADER

5/8" GYP. BD.

CAULK ALL EDGES

BLDG. PAPER LAP
O/ MET. FLASHING
O/ WINDOW
FLASHING TAPE

MTL FLASHING
WINDOW

FLASHING TAPE

STUCCO FINISH

2 LAYERS OF GRADE
D BLDG. PAPER

5 SCALE  3" = 1'-0"
WINDOW DETAIL - JAMB (STUCCO)

2X
4

2X
4

CAULK ALL
EDGES

2X2 WD. TRIM BLDG. PAPER LAP O/
WINDOW FLASHING TAPE

1/2" EXT. PLYWD

5/8" GYP. BD.

STUCCO FINISH

2 LAYERS OF
GRADE D BLDG.
PAPER

6 SCALE  3" = 1'-0"

WATER DRIP

CAULK ALL
EDGES

2x4

2x4

5/8" GYP. BD.

WINDOW FLASHING
TAPE

GSM FLASHING PAN W/
1/4" DAM @ INT. & 6" UP
ON SIDE WALLS

WINDOW FLASHING
TAPE LAP O/ BLDG.
PAPER

CAULK ALL EDGES

STUCCO FINISH

2 LAYERS OF GRADE
D BLDG. PAPER

WINDOW DETAIL - SILL (STUCCO)

RIGHT ELEVATION
SCALE: 1/4" =  1'-0"ALL DIMENSIONS FROM FINISH TO FINISH, U.O.N.

10
'-0

"
10

'-3
"

12
'-0

"
1'

-4
"

3'
-1

"
6'

-5
"

12
'-6

"
9'

-6
"

10
'-3

"
1'

-4
"

33
'-7

"

1/2 EXT. PLYWD AT
BLINDWALL AT P/L

P/L

TOP OF ROOF

FOYER
EL 460.48

EAVE

±
±

±

P/L

42" HT. PARAPET
WALL

±

TOP OF ROOF

P/L

P/L

EAVE

ADJ. BLDG.
PROFILE

PREVIOUSLY PROPOSED
ROOF PROFILE PER
SEC.311

BASEMENT
EL. 444.89

BASEMENT
EL. 444.89

2ND FLOOR
(DINING)

1ST FLOOR
(GARAGE)
EL 457.39

1ST FLOOR
(MASTER BEDRM.)

2ND FLOOR
(LIVING ROOM)

(N) GRADE

(E) GRADE

6'-0" HT. WD.
FENCE

(E) RETAINING
WALL TO REMAIN

±

10'-0" HT. WD.
FENCE ON (E)
RETAINING WALL

FRONT ELEVATION
SCALE: 1/4" =  1'-0"ALL DIMENSIONS FROM FINISH TO FINISH, U.O.N.

5
A-4

3
A-4

6
A-4

1
A-4

2
A-4

4
A-4

3'
-1

"
6'

-5
"

20
'-5

"
17

'-1
"

2'
-0

"

9'
-6

"
10

'-3
"

1'
-4

"

±

P/L

CL OF
BLDG.

P/L

P/L

P/L

FOYER
EL 460.48

DBL. PANE GL. IN
ALUM. FRAME W/ MILL
FINISH BY "BONELLI"
OR EQ., TYP.

5 SEC. WD. GARAGE
DR W/ LITE

LOS PALMOS DR.

STUCCO FINISH, TYP.

±

±
B

U
IL

D
IN

G
 H

EI
G

H
T

2x10 O/ 2x12 WD. TRIM

1x6 REDWD. TRIM
1x4 REDWD. TRIM

2" WD. TRIM

1x4 REDWD. SIDING

1x8 REDWD. SIDING

2x WD. TRIM

PREVIOUSLY PROPOSED
HEIGHT PER SEC.311

42" HT. MET. RAILING
W/ STAINLESS STEEL

CABLE RAIL

CLASS "A"
BUILT-UP ROOF

2ND FLOOR
(DINING)

1ST FLOOR
(GARAGE)
EL 457.39

GSM GUTTER W/ RWL
CONNECT TO CITY

SEWER, TYP.

GSM CAP O/
2x12 WD FASCIA

EAVE

TOP OF ROOF

±

NOTE:

1. PROVIDE FLASHING FOR ALL WINDOWS BY "TYVEK" FLEX
WRAP OR EQ.

2. ALL WINDOWS TO BE DLB. PANE LOW "E" GL. IN ALUM. FRAME
W/ MILL FIN., BY "BONELLI" OR EQ.

3. INSTALL ALL WINDOWS PER MFR. INSTRUCTIONS &
RECOMMENDATIONS.
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LEFT ELEVATION
SCALE: 1/4" =  1'-0"ALL DIMENSIONS FROM FINISH TO FINISH, U.O.N.

3'
-1

"
6'

-5
"

12
'-6

"
9'

-6
"

10
'-3

"
1'

-4
"

10
'-0

"
10

'-3
"

12
'-0

"
1'

-4
"

33
'-7

"

P/L

(E) GRADE

P/L

P/L

P/L

EXP. JOINT, TYP.

FOYER
EL 460.48

2x WD. TRIM

STUCCO FINISH,
TYP.

2x WD. TRIM

42" HT. PARAPET
WALL

PREVIOUSLY PROPOSED
ROOF PROFILE PER
SEC.311

BASEMENT
EL. 444.89

BASEMENT
EL. 444.89

2ND FLOOR
(DINING)

1ST FLOOR
(GARAGE)
EL 457.39

2ND FLOOR
(LIVING ROOM)

1ST FLOOR
(MASTER BEDRM.)

(E) RETAINING
WALL TO REMAIN

6'-0" HT. WD.
FENCE

TOP OF ROOF

EAVE

TOP OF ROOF

EAVE

±
±

±
±

1X4 REDWD.
SIDING

1X8 REDWD.
SIDING

3/4 HR. FIRE-
RATED
WINDOW @
P/L, TYP.

GSM CAP O/
2x12 WD FASCIA

±

10'-0" HT. WD.
FENCE ON (E)

RETAINING WALL

REAR ELEVATION
SCALE: 1/4" =  1'-0"ALL DIMENSIONS FROM FINISH TO FINISH, U.O.N.

5'
-0

"

3'
-0

"
4'

-0
"

7'
-0

"
7'

-0
"

8'
-0

"
6"

10
'-0

"
10

'-3
"

12
'-0

"
1'

-4
"

GSM CAP O/
2x12 WD FASCIA

P/L

P/LP/L

P/L

1x8 REDWD. SIDING

(N) CONCRETE PAD ON
(E) GROUND LEVEL

DBL. PANE TEMP. GL.
SLIDING DOOR IN
ALUM. FRAME W/ MILL
FINISH BY "BONELLI"
OR EQ., TYP.

1x4 REDWD. SIDING
1x4 REDWD. TRIM

PREVIOUSLY PROPOSED
ROOF EAVE PER SEC.311

BASEMENT
EL. 444.89

1ST FLOOR
(MASTER BEDRM.)

2ND FLOOR
(LIVING ROOM)

DBL. PANE GL. IN
ALUM. FRAME W/ MILL

FINISH BY "BONELLI"
OR EQ., TYP.

2x2 WD TRIM,
TYP.

RWL CONNECT TO
CITY SEWER, TYP.

2x10 O/ 2x12 WD TRIM

±

TOP OF ROOF

EAVE

±GSM GUTTER W/ RWL
CONNECT TO CITY

SEWER, TYP.

42" HT. GUARDRAIL W/
STAINLESS STEEL

CABLE RAILING AND
12"x12" PLANTER BOX
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6'
-0

"

9'
-0

"
11

'-0
"

2'
-6

"

8'
-3

"
9'

-3
"

1'
-9

"

10
'-0

"
10

'-3
"

12
'-0

"

3'
-6

"

12
'-6

"
9'

-6
"

11
'-7

"

20
'-5

"

3'
-1

"
6'

-5
"

10
'-3

"
1'

-4
"

P/L

P/L

P/L

±
±

±

LONGITUDINAL SECTION

(E) AVE. SLOPE C/L

SCALE: 1/4" = 1' - 0"ALL DIMENSION FROM FINISH TO FINISH, U.O.N. SCALE: 1/4" = 1' - 0"ALL DIMENSION FROM FINISH TO FINISH, U.O.N.

4
1

2-CAR GARAGE

BEDROOM

CRAWL SPACE

DINING/ KITCHEN

LIVING

MASTER
BEDROOM

GRADE PLAN
EL. 451.81

±

REARYARD

FOYER
EL 460.48

12

PREVIOUSLY PROPOSED
HEIGHT PER SEC.311

BASEMENT
EL. 444.89

2ND FLOOR

1ST FLOOR
EL 457.39

B
U

IL
D

IN
G

 H
EI

G
H

T

12
1 3/4±±

±

EAVE

12"x12"
PLANTER
BOX

TOP OF ROOF

(E) RETAINING WALL
TO REMAIN

10'-0" HT. WD. FENCE
ON (E) RETAINING
WALL

12
'-6

"
9'

-6
"

10
'-3

"

10
'-0

"
10

'-3
"

12
'-0

"

3'
-1

"

P/L

P/L P/L

P/L

TRANSVERSE SECTION

GRADE PLAN
EL. 451.81

SCALE: 1/4" = 1' - 0"ALL DIMENSION FROM FINISH TO FINISH, U.O.N. SCALE: 1/4" = 1' - 0"ALL DIMENSION FROM FINISH TO FINISH, U.O.N.

MASTER BEDROOM

BEDROOM #2

LIVING ROOM

FOYER

PREVIOUSLY PROPOSED
HEIGHT PER SEC.311

BASEMENT
EL. 444.89

BASEMENT
EL. 444.89

2ND FLOOR
(LIVING)

2ND FLOOR
(DINING)

1ST FLOOR
(GARAGE)

1ST FLOOR
(MASTER
BEDRM.)

ROOF ROOF

±

±

2

1
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+XX'-XX"

ABBREVIATIONS

DRAWING INDEX

GENERAL NOTES

BLOCK/LOT:

NUMBER OF STORIES:

OCCUPANCY:

NUMBER OF UNITS:ZONING:

TYPE OF CONSTRUCTION:

BUILDING PERMIT APPLICATION #:

PROJECT DATA

SYMBOLS

A-4

NEW DOOR

SEE DETAIL

HOSE BIBB

F.D.

R.D.

S.P.

S.D.

 TV

  T

C.A.R.
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Date

H.B.

3 WAY
4 WAY
DIMMER

4
   DIM.

3

C

GFI

GAS

XX'

S

     'A'

RECESSED

AS NOTED

HWH

COLUMN GRID LINE

GROUND FAULT INSULATED

H.I.D. OR INCANDESCENT WALL SCONCE
W/ HEIGHT INDICATION

NATURAL GAS OUTLET

TRACK LIGHT FIXTURE CEILING MOUNTED
W/ LENGTH INDICATION

EXHAUST FAN WITH HEAT FAN

DUPLEX RECEPTACLE (110V) +12" UON

CHANDELIER

H.I.D. OR INCANDESCENT LIGHT FIXTURE

H.I.D. OR INCANDESCENT LIGHT FIXTURE

H.I.D. OR INCANDESCENT LIGHT FIXTURE
CEILING MOUNTED

EXISTING CONDITION TO BE REMOVED

HOT WATER HEATER

INTERIOR ELEVATION NUMBER
WITH DIRECTION INDICATION
SHEET NUMBER

SECTION/DETAIL IDENTIFICATION
SHEET NUMBER

ENLARGED PLAN SECTION OR
DETAIL REFERENCE

HARDWARE GROUP
DOOR NUMBER

WINDOW NUMBER

NEW STUD WALL - SEE DETAIL

NEW STUD WALL WITH INSULATION

ROOM/SPACE NUMBER

EXISTING WALL/DOOR TO REMAIN

MASONRY WALL

FLOOR DRAIN

ROOF DRAIN

SPRINKLER HEAD

SMOKE DETECTOR

THERMOSTAT

COLD AIR RETURN

HEATING DUCT REGISTER

EXHAUST FAN

EXHAUST FAN WITH HEAT LAMP

TELEPHONE OUTLET +12" UON

TELEVISION OUTLET + 12" UON

APPLIANCE CIRCUIT (220V) +12" UON

DUPLEX  RECEPTACLE WITH
ONE SWITCHED OUTLET  +12" UON

DUPLEX RECEPTACLE  +12" UON

SWITCH  +48" UON

WALL MOUNTED

FLUORESCENT FIXTURE
RECESSED OR SURFACE MOUNTED

WALL MOUNTED
FLUORESCENT FIXTURE

LIGHTING FIXTURE IDENTIFICATION TAG

I

AND&
ANGLEL
AT@

LC
DIAMETERO
POUND OR NUMBER

PL TOILET PAPER
DISPENSER

WITHW/
W.C. WATER CLOSET

WOODWD.

VEST. VESTIBULE
W. WEST

W/O WITHOUT
WP. WATERPROOF
WSCT. WAINSCOT

WEIGHTWT.

UNF. UNFINISHED
UR. URINAL

VERT. VERTICAL

UNLESS OTHERWISE
NOTED

T.B. TOWEL BAR
T.C. TOP OF CURB
T.P. TOP OF PAVEMENT
T.P.D.

TONGUE & GROOVET.&G.

U.O.N.

TEL. TELEPHONE
TERRAZZOTER.
THICKTHK.
TREADTRD.

TYP. TYPICAL

T.V. TELEVISION
TOP OF WALLT.W.

SUSPENDED
SYMMETRICAL

SUSP.
SYM.
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C.I.
CORNER GUARDC.G.
CAST IRON

C.O.
C.T.
CAB.
CEM.
CLG.
CLKG.

CLEANOUT
CERAMIC TILE
CABINET
CEMENT
CEILING

ELEC. PANEL BOARD
EACH WAY

E. EAST
(E) EXISTING
E.J. EXPANSION JOINT
E.P.
E.W.

FINISH
FLASHINGFLASH.

FIN.

FLR. FLOOR
FLUOR. FLUORESCENT

FIREPROOFFPRF.
FT. FOOT OR FEET
FTG. FOOTING

INSULATION
INT. INTERIOR
INSUL.

JAN. JANITOR

KIT.

LAB. LABORATORY

JT. JOINT
KITCHEN

O.D. OUTSIDE DIAMETER
(DIM.)

O.F.D. OVERFLOW DRAIN
OVERHEADO.H.
OBSCUREOBS.

OFF. OFFICE
OPENINGOPNG.

OPP. OPPOSITE

REQ. REQUIRED
RESILIENTRESIL.

RET. RETAINING
RGTR. REGISTER
RM. ROOM

SOUTHS.
S.A.D.

CENTER LINE

D/W DISHWASHER
DWG. DRAWING

STOR. STORAGE
STRL. STRUCTURAL

PLEASE TAKE NOTICE THAT THE DRAWINGS AS PREPARED BY GABRIEL Y. NG AND
ASSOCIATES FOR THE PROJECT ARE LIMITED TO  THE EXTENT AS REQUIRED FOR
PLAN CHECK PURPOSES BY CITY AGENCIES HAVING JURISDICTION OVER THE
PROJECT.

IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO DESIGN-BUILD (DESIGN AND
INSTALL) ALL SYSTEMS AND ELEMENTS AS REQUIRED FOR THE CONSTRUCTION OF
THE PROJECT, INCLUDING BUT NOT LIMITED TO PLUMBING, MECHANICAL, FIRE
SPRINKLER AND ELECTRICAL SYSTEMS; AND ALL DETAILS FOR ROOFING, FLASHING,
WATERPROOFING AND SOUND PROOFING STANDARDS.

THE USE OF THESE DRAWINGS FOR THE CONSTRUCTION OF THE PROJECT SHALL
CONSTITUTE THE CONTRACTOR’S REPRESENTATION THAT IT HAS REVIEWED AND
VERIFIED THE BUILDABILITY OF THE PROJECT AS SHOWN ON THESE DRAWINGS IN THE
LIGHT OF SITE CONDITIONS AND APPLICABLE CODE REQUIREMENTS; AND THAT ONCE
CONSTRUCTION HAS COMMENCED, THE CONTRACTOR SHALL UNDERTAKE FULL
RESPONSIBLITIES TO DESIGN-BUILD ALL ELEMENTS AND MAKE NECESSARY
ADJUSTMENTS AS REQUIRED FOR THE COMPLETION OF THE PROJECT IN ITS ENTIRETY
PURSUANT TO ALL APPLICABLE CODE REQUIREMENTS, TRADE AND WORKMENSHIP
STANDARDS.

ALL CONSTRUCTION WORK SHALL BE DONE IN ACCORDANCE WITH THE CITY BUILDING
CODE AND INTERNATIONAL BUILDING CODE, AS WELL AS ALL APPLICABLE FEDERAL,
STATE, OSHA, BAY AREA AIR QUALITY MANAGEMENT DISTRICT, COUNTY AND CITY
ORDINANCES, AMENDMENTS AND RULINGS.  THE CITY CODE SHALL GOVERN WHEN IT
AND THE IBC OR ANY OTHER REFERENCE CODES AND STANDARDS ARE IN CONFLICT.

THE CONTRACTOR SHALL GIVE ALL NOTICES NECESSARY AND INCIDENTAL TO THE
LAWFUL EXECUTION OF THE WORK.

THE CONTRACTOR SHALL VERIFY ALL DIMENSIONS OF THE LOT, EASEMENT, SOIL
CONDITIONS, ALL PROPOSED DIMENSIONS, INCLUDING EXCAVATION, UNDERPINNING,
DRAINAGE AND UTILITY LINES AT SUBJECT PROPERTY, AS WELL AS, AT ADJACENT
PROPERTIES.  IF THE  CONTRACTOR ENCOUNTERS DISCREPANCIES IN THE DRAWINGS,
HE SHALL CONTACT THE ARCHITECT FOR CLARIFICATION BEFORE PROCEEDING WITH
THE WORK.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COSTS OF
CORRECTIONS TO THE WORK IF HE NEGLECTS TO ADHERE TO THIS PROCESS.

THE DRAWINGS ARE INTENDED TO DESCRIBE AND PROVIDE FOR A FINISHED PIECE OF
WORK.  THE CONTRACTOR SHALL UNDERSTAND THAT THE WORK HEREIN DESCRIBED
SHALL BE COMPLETED IN A GOOD AND WORKMANLIKE MANNER AND IN EVERY DETAIL
ALTHOUGH EVERY NECESSARY ITEM INVOLVED IS NOT PARTICULARLY MENTIONED.
EXCEPT AS OTHERWISE SPECIFICALLY STATED, THE CONTRACTOR SHALL PAY FOR ALL
NECESSARY PERMITS, FEES, MATERIALS, LABOR, TOOLS, AND EQUIPMENT FOR THE
ENTIRE COMPLETION OF THE WORK INTENDED TO BE DESCRIBED.

AT ALL TIMES, THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE
FOR THE CONDITIONS AT THE JOB SITE, INCLUDING SAFETY OF PEOPLE, SUBJECT
PROPERTY, AND ADJACENT PROPERTIES.  THE ARCHITECT SHALL NOT REVIEW THE
ADEQUACY OF THE CONTRACTOR'S SAFETY MEASURES.

THE ARCHITECT SHALL NOT HAVE CONTROL OR CHARGE OF, AND SHALL NOT BE
RESPONSIBLE FOR, CONSTRUCTION MEANS, TECHNIQUES, SEQUENCES OR
PROCEDURES, FOR THE OMISSIONS OF THE CONTRACTOR OR SUBCONTRACTORS
PERFORMING ANY OF THE WORK OR FOR THE FAILURE OF ANY OF THEM TO CARRY
OUT THE WORK IN CONFORMANCE WITH THE PLANS AND SPECIFICATIONS.

ALL DRAWINGS, SPECIFICATIONS, AND INFORMATION FURNISHED HEREWITH ARE AND
SHALL REMAIN THE PROPERTY OF THE ARCHITECT AND SHALL BE HELD CONFIDENTIAL
AND SHALL NOT BE USED FOR ANY PURPOSE OR PURPOSES OTHER THAN THOSE FOR
WHICH THEY HAVE BEEN SUPPLIED AND PREPARED.  THE ARCHITECT'S DRAWINGS,
SPECIFICATIONS OR OTHER DOCUMENTS SHALL NOT BE USED BY THE OWNER OR
OTHERS ON OTHER PROJECTS, FOR ADDITIONS TO THIS PROJECT OR FOR
COMPLETION OF THIS PROJECT BY OTHERS, EXCEPT BY AGREEMENT IN WRITING, AND
WITH APPROPRIATE COMPENSATION TO THE ARCHITECT.

ANY DRAWINGS ISSUED WITHOUT THE APPROVAL STAMP, SIGNED AND DATED BY THE
BUILDING DEPARTMENT SHALL BE CONSIDERED IN THE PRELIMINARY STAGE AND
SHALL NOT BE USED FOR CONSTRUCTION.

DO NOT SCALE DRAWINGS.

#
PROPERTY LINE

A.D. AREA DRAIN
ACCESS PANELA.P.
ACOUSTICALACOUS.
ADJACENTADJ.
AGGREGATEAGGR.
ALUMINUMALUM.
APPROXIMATEAPPROX.

ARCH. ARCHITECTURAL
ASB. ASBESTOS
ASPH. ASPHALT

B.R. BEDROOM
BD. BOARD
BITUM. BITUMINOUS

BUILDINGBLDG.
BLK. BLOCK
BLKG. BLOCKING

BEAMBM.
BO.S. BOTH SIDES

BOTTOMBOT.
C.B. CATCH BASIN

CONN.

CAULKING
CLO. CLOSET

CLEARCLR.
COLUMNCOL.

CONC. CONCRETE
CONNECTION
CONSTRUCTIONCONST.

CONT. CONTINUOUS
CORR. CORRIDOR

FIRE HOSE CABINETF.H.C.
FACE OF CONCRETEF.O.C.

F.O.F. FACE OF FINISH
F.O.S. FACE OF STUD

FIREPLACEF.P.
FULL SIZEF.S.

EACHEA.
EL. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
ENCL. ENCLOSURE

EQUALEQ.
EQPT. EQUIPMENT
EXP. EXPANSION
EXPO. EXPOSED
EXT. EXTERIOR
F.A. FIRE ALARM
F.D. FLOOR DRAIN

FIRE EXTINGUISHERF.E.
F.E. CABINETF.E.C.

F.G. FIXED GLASS

FDN. FOUNDATION

GND. GROUND
GR. GRADE

GYPSUM
HOSE BIBBH.B.
HOLLOW COREH.C.

H.M. HOLLOW METAL
HDWD. HARDWOOD
HDWE. HARDWARE
HORIZ. HORIZONTAL
HR. HOUR
HT. HEIGHT

GA. GAUGE
GAL. GALLON
GL. GLASS

GALVANIZED SHEET
METAL

GYP.

FURRINGFURR.
FUTURE

G.B. GRAB BAR
FUT.

G.D. GARBAGE DISPOSAL
G.F.I.

G.S.M.

I.D. INSIDE DIAMETER (DIM.)

M.C.

MEMB. MEMBRANE
MET. METAL
MFR. MANUFACTURER

MANHOLEMH.

MECH. MECHANICAL

MIN. MINIMUM
MIR. MIRROR
MISC. MISCELLANEOUS

LAMINATELAM.
LAVATORYLAV.

LKR. LOCKER
LT. LIGHT

MEDICINE CABINET
MAXIMUMMAX.

MTD. MOUNTED
MUL. MULLION
N. NORTH

NEW
NOT IN CONTRACT

N.T.S. NOT TO SCALE
NO. OR # NUMBER

(N)
N.I.C.

O.C. ON CENTER
OVERALLO.A.

RAIN WATER LEADERR.W.L.

REF.
RAD. RADIUS

REFRIGERATOR

PL. PLATE
PLAS. PLASTER
PLYWD. PLYWOOD
PR. PAIR
PRCST. PRECAST

POINTPT.
PTN.
Q.T. QUARRY TILE

R.

PARTITION

RISER
R.D. ROOF DRAIN
R.O. ROUGH OPENING

REDWOODR.W.

REFERENCE

PAPER TOWEL
RECEPTACLE

REFR.

P.C. PHOTO CELL
PLASTIC LAMINATE
PAPER TOWEL DISPENSERP.T.D.

P.T.R.

REINF. REINFORCED

SEE ARCHITECTURAL
DRAWINGS

SEAT COVER DISPENSERS.C.D.
SOLID CORES.C.

S.D. SOAP DISPENSER
GROUND FAULT
INTERRUPTER

CTR. CENTER

DIA. DIAMETER
DIM. DIMENSION
DN. DOWN
DR. DOOR
DS. DOWNSPOUT

E.W.C. ELEC. WATER COOLER

STA.
STD.
STL.

SQ.
SPEC. SPECIFICATION

SQUARE
STATION
STANDARD
STEEL

P. LAM.

S.N.D.

S.SK.

SIM.

SECT.
SH.
SHR.
SHT.

SCHED.
S.ST.

S.N.R.

SERVICE SINK
STAINLESS STEEL
SCHEDULE
SECTION
SHELF
SHOWER
SHEET
SIMILAR

SANITARY NAPKIN
DISPENSER
SANITARY NAPKIN
RECEPTACLE

DETAILDET.
DEPT. DEPARTMENT

D.O. DOOR OPENING
D.S.P. DRY STANDPIPE
DBL. DOUBLE

DOUBLE HUNG
(WINDOW)

D.H.AWNING (WINDOW)AWN.

CASEMENT
(WINDOW)

CSMT.

SLIDER (WINDOW)SL.

S.G.D.
S.H.

SLIDING GLASS DOOR
SINGLE HUNG (WINDOW)
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A-0

A-1           SITE / ROOF PLAN

A-4           FRONT & RIGHT ELEVATIONS

A-5           REAR & LEFT ELEVATIONS

A-6           SECTIONS

A-0           GENERAL NOTES & PROJECT DATA

2008-05-06-1381 S

A-2           BASEMENT & 1ST FLOOR PLANS

A-3           2ND FLOOR PLAN

Open Space (In Square Feet):
( per SFPC Sec. 135(f)(1) )

Type Total
3rd Floor Deck 160.00
2nd Floor
Ground Floor Patio 417.50
Provided area Private 577.50
Required area Private 300

Area Calculation (In Square Foot):
Living Garage Total

3rd Floor 909 909
2nd Floor 777 444 1221
Grd Floor 633.5 633.5
Total 2319.5 444 2763.5

Total Living Area = 2319.5 S.F.

Total Garage Area= 444 S.F.

NOTE:  
Area Calculation as shown is intended for permit application purposes only and shall not be used for selling purpose.  
Final square footage and finished dimensions may vary from these plans due to construction variables.   

NOTES :

UNDERPINNING & SHORING IF REQUIRED UNDER SEPARATE PERMIT.

PROVIDE TEMPERED (SAFETY) GLASS WITH-IN 18" OF FLOOR SEC. 2406.3

PROVIDE SMOKE DETECTOR PER SEC. 907.2.10

ALL FIREPLACE SHALL BE "UL LISTED"

ROOF DRAIN AND OVERFLOW DRAIN AT ROOF OR DECK SHALL CONNECT TO CITY SEWER

ALL LIGHTS SHALL COMPLY WITH 2005 CALIFORNIA TITLE 24 RESIDENTIAL STANDARDS

PROVIDE 3/4 HOUR RATED FIXED WINDOW W/ SPRINKLER AT PROPERTY LINE PER AB.009

SEE SOIL REPORTS PREPARED BY ____________________________ DATED ____________

                                                         AND ____________________________ DATED _____________

APPLICABLE CODE AND ORDINANCES:

2007 CALIFORNIA BUILDING CODE (CBC), W/ SAN FRANCISCO AMENDMENTS

2007 CALIFORNIA MECHANICAL, ELECTRICAL, AND PLUMBING CODES, W/ SAN FRANCISCO AMENDMENT.

2005 CALIFORNIA ENERGY CODE - TITLE 24

207 Los Palmos Drive

Los Palmos Drive



ARCHITECTURE + PLANNING + INTERIORS
GABRIEL Y. NG & ASSOCIATES

www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

STREETSCAPE ALONG LOS PALMOS DRIVE
7/20/10

STREETSCAPE SHOWING THE CURRENT PROPOSAL FOLLOWING THE
TOPOGRAPHY AND STEP DOWN IN HARMONY WITH THE SLOPE

STREETSCAPE ACROSS PROPOSED PROJECT

203 LOS PALMOS

207 LOS PALMOS

213 LOS PALMOS

BUILDING HEIGHT PROPOSED
AT PRE-APPLICATION

NEIGHBORHOOD MEETING

219 LOS PALMOS
D.R. WITHDRAWN

PROPOSED BUILDING HEIGHT REVISIONS

1. MAR 2008 - AFTER PRE-APPLICATION NEIGHBORHOOD MEETING
 - REDUCE ALL BUILDING HEIGHT BY 1 FT.

2. AUG 2008 - PER MR. WITHERSPOON'S REQUEST
 - REDUCE 213 LOS PALMOS BUILDING HEIGHT BY ADDITIONAL 1 FT.

3. CURRENT - IN RESPONSE TO MPIC, D.R. REQUESTOR & NEIGHBORS
ACROSS THE STREET 

 - REDUCE ALL BUILDING HEIGHT TO ABOUT 20'-5"

256 LOS PALMOS
IN SUPPORT OF PROPOSED PROJECT

- SEE EXHIBIT 6

EXH
IB

IT 2
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

WEST VIEW OF LOS PALMOS DRIVE FROM CORNER OF FOERSTER STREET
7/20/10

203 LOS PALMOS

207 LOS PALMOS

213 LOS PALMOS

SOUTH SIDE OF LOS PALMOS DRIVE WITH PROPOSED PROJECT NORTH SIDE OF LOS PALMOS DRIVE

EXH
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

REAR PERSPECTIVE OF PROPOSED PROJECT
7/20/10

REAR PERSPECTIVE SHOWING THE CURRENT PROPOSAL FOLLOWING THE
TOPOGRAPHY AND REAR YARD PATTERN OF EXISTING ADJACENT BUILDINGS

EXISTING TREES TO REMAIN

207 LOS PALMOS

203 LOS PALMOS

213 LOS PALMOS

219 LOS PALMOS
HOME OF MR. ROSENFELD -
PREVIOUS D.R. REQUESTOR

795 FOERSTER

785 FOERSTER
D.R. REQUESTOR'S
RECENT ADDITION

EXH
IB
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

BUILDING RELATIONSHIP BETWEEN 203 LOS PALMOS & 785 FOERSTER
7/20/10

18'-41/4"

40'-6"

46'-6"

P/L

ALL DIMENSION FROM FINISH TO FINISH, U.O.N.

2ND FLOOR

1ST FLOOR

BASEMENT

25% REAR SETBACK
TO PROPERTY LINE

P/L

D.R. REQUESTOR'S
NEW ADDITION @

785 FOERSTER

SECTION ACROSS 203 LOS PALMOS

(E) TREE

(E) TREE
TO REMAIN

APPROXIMATE DISTANCE FROM 785 FOERSTER NEW ADDITION
TO 1ST FLOOR OF PROPOSED BUILDING

±

APPROXIMATE DISTANCE FROM 785 FOERSTER NEW ADDITION
TO 2ND FLOOR OF PROPOSED BUILDING

±

ADDITIONAL SCREENING
OFFERED BY ARCHITECT
WITHOUT CONFIRMATION
FROM D.R. REQUESTOR

SCREENING PER
D.R. REQUESTOR

10' HT. FENCE ABOVE
(E) RETAINING WALL
PER D.R. REQUESTOR

EXH
IB
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

MULTIPLE REQUESTS FROM D.R. REQUESTOR
7/20/10

2'
-0

"

4'
-0

"3'
-1

"

22
'-1

"

19
'-0

"

20
'-5

"

3'
-1

1"

BASEMENT

1. LOWER ROOF LINE AND CHANGE
ROOF PROFILE FOR VIEW

5. REDUCE CEILING
HEIGHTS

6. KEEP EXISTING
TREES ALONG
EXISTING
RETAINING WALL

P/L

DINING/ KITCHEN

2-CAR GARAGE

BEDROOM

7. CONSTRUCT 10'-0"
HIGH SOLID FENCE
OVER EXISTING
RETAINING WALL

MASTER
BEDROOM

8. REMOVE CONCRETE
PATIO AND KEEP
EXISTING GROUND
LEVEL

LIVING

9. KEEP EXISTING
RETAINING WALL

1ST FLOOR

SIDEWALK

REARYARD

P/L

3. SET BACK 1'-6"

4. ADD 12"x12" PLANTER BOX

2. ELIMINATE ROOF OVERHANG

PREVIOUSLY PROPOSED
FLOOR LEVEL PER SEC.311

±
PR

EV
IO

U
S

 H
E

IG
H

T

10. REDUCE ENTRY
STAIRWELL ROOF
HEIGHT 2'-0" FROM
MAIN ROOF

 - SEE DETAIL
SECTION

FOYER

PREVIOUSLY PROPOSED
ROOF PROFILE AT ENTRY
STAIRWELL PER SEC.311

ROOF EAVE @
STAIRWELL

2ND FLOOR

MAIN ROOF EAVE

DETAIL SECTION ACROSS ENTRY STAIRWELL
ITEM #10

±

SECTION ACROSS PROPOSED BUILDING
P/L

PREVIOUSLY PROPOSED
MAIN ROOF PROFILE OF

203 LOS PALMOS PER
SEC.311

11/30/09 REQUEST FROM D.R. REQUESTOR

3/31/10 2ND ADDITIONAL REQUEST FROM
D.R. REQUESTOR:
13. ELIMINATE BAY AT REAR

14. INCREASE COMPENSATION TO $10,000

±
CU

R
R

EN
T 

H
E

IG
H

T

±

TOP OF ROOF

± ±

PL
A

N
N

IN
G

 C
O

D
E 

D
EF

IN
IT

IO
N

1/4/10 ADDITIONAL REQUEST FROM
D.R. REQUESTOR:
11. REIMBURSEMENT FOR HIRING ENGINEER TO

REVIEW FOUNDATION PLAN.

12. COMPENSATION OF $5,100 FOR OTHER
CONSULTANT COSTS AND PURCHASE OF NEW
TREES IN HER PROPERTY.
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

NON-STANDARD LOTS IN THE VICINITY
7/20/10

3027A

LOTS UNDER STANDARD 2,500 S.F.

SUBJECT LOT SIZES ARE CODE
COMPLYING LOTS PER PLANNING
CODE SEC. 121(e)(2):
LOCATED WITHIN 125 FT. OF AN
INTERSECTION AND WITH MINIMUM
LOT AREA OF 1,750 S.F.

203 LOS PALMOS - 1,787 S.F.
207 LOS PALMOS - 1,831 S.F.
213 LOS PALMOS - 1,894 S.F.

LOTS COMPARABLE TO SUBJECT LOTS

EXH
IB
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1,677 s.f.

1,873 s.f.

1,750 s.f.

1,807 s.f.

1,450 s.f.

1,759 s.f.

1,799 s.f.

1,775 s.f.

1,724 s.f.

1,875 s.f.

1,875 s.f. 1,860 s.f.

SUBJECT SITE
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

NON-STANDARD YARDS IN THE VICINITY
7/20/10

795 FOERSTER
-  CODE COMPLYING 25%

REAR YARD
+ 17'-4" & 12'-5" SIDE YARDS
+ 14'-6" FRONT YARD

SUBJECT SITE
CODE COMPLYING 25%
REAR YARD

317 LOS PALMOS
MINIMAL REAR YARD
W/ SIDE YARDS

316 & 320 MELROSE
MINIMAL REAR YARD
W/ SIDE & FRONT YARDS

210 LOS PALMOS
MINIMAL REAR YARD

195 LOS PALMOS
MINIMAL REAR YARD W/
SIDE YARDS

175 LOS PALMOS
MINIMAL REAR YARD

746 FOERSTER
MINIMAL REAR YARD W/
SIDE YARD

101 LOS PALMOS
NO REAR YARD W/ SIDE YARDS

40-64 VERNA
NO REAR YARD W/ SIDE YARDS

1010 & 1020 TERESITA
MINIMAL REAR YARD

EXH
IB
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August 10, 2009 
 
San Francisco Planning Commission 
1650 Mission Street, 4th floor 
San Francisco CA 94103 
 
 RE: 203, 207 & 213 Los Palmos Drive 
 
Dear Commissioners: 
 
I would like to inform you of my positive experience in working with the project 
sponsor’s representatives for the proposed three single-family homes on Los Palmos 
Drive. 
 
Our street has a very clearly defined visual character with buildings that respect the 
natural hillside. The existing homes follow the topography and step down in harmony  
At my request, the project sponsor’s representatives, reduced the proposed building 
height for 213 Los Palmos Drive by 12 inches. The reduction in the overall building 
height will provide a more symmetrical balance of the stepping affect. I commend the 
project architect for responding to my site design concern. I truly believe that the 
proposal meets the intent and spirit of the Miraloma Park Residential Design Guidelines.  
 
 
Regards, 
 
 
 
Brad Witherspoon 
256 Los Palmos Drive 
San Francisco, CA 94127 
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GABRIEL Y. NG & ASSOCIATES

www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

EXISTING SITE CONDITION AND PROPOSED PROJECT ON LOS PALMOS
7/22/10

PROPOSED THREE SINGLE-FAMILY DWELLINGS ON LOS PALMOS

SUBJECT SITE

FOERSTER ST.

FOERSTER ST.

LOS PALMOS DR.

LOS PALMOS DR.

EXISTING SITE CONDITION - LOOKING FROM INTERSECTION OF FOERSTER & LOS PALMOS

213 LOS PALMOS

203 LOS PALMOS 207 LOS PALMOS
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www.gngaia.com 203 LOS PALMOS DRIVE, SAN FRANCISCO, CA 94127
1360 9TH AVENUE, SUITE 210
SAN FRANCISCO CA 94122

415-682-8060
FAX 682-8720

PROPOSED PROJECT IN RELATION TO ADJACENT EXISTING BUILDINGS
7/22/10

PROPOSED THREE SINGLE-FAMILY DWELLINGS ON LOS PALMOS

EXISTING SITE CONDITION - LOOKING FROM ACROSS LOS PALMOS

SUBJECT SITE

203 LOS PALMOS

207 LOS PALMOS

213 LOS PALMOS



liberthson@comcast.net  
07/20/2010 09:49 PM To 
  Elizabeth Watty <Elizabeth.Watty@sfgov.org> 
  cc 
   
  bcc 
   
  Subject 
  Re: MPIC Comments on 203 Los Palmos 
   
             
  History:   
    This message has been replied to.       
 
Elizabeth, 
 
With reference to our conversation today (Tuesday), please indicate that MPIC 
does not support the project and please asterisk this selection and add in a 
note that we support the design but do not support the scale (too large for the 
lot) or the proximity to 795 Foerster (too close because too large). 
 
Iʹll get back to you re 1043 Portola on Wednesday. 
 
Please confirm by return email that you got this communication. 
 
Thank you! 
 
Dan Liberthson, Corresponding Secretary, MPIC 
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