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Discretionary Review Analysis 
Abbreviated 

HEARING DATE JUNE 17, 2010 
 
Date:  June 10, 2010 
Case No.:  2009.0535D 
Project Address:  2296‐2298 VALLEJO STREET 
Zoning:  RH‐2 (Residential House, Two‐Family) 
  40‐X Height and Bulk District 
Block/Lot:  0557/014 
Project Sponsor:  Richard Crocker 
  c/o Jeremy Paul, Quickdraw Consulting 
  60 Otis Street 
  San Francisco, CA 94103 
Staff Contact:  Glenn Cabreros – (415) 558‐6169 
  glenn.cabreros@sfgov.org 
Recommendation:  Do not take DR and approve project as proposed. 
 
 

PROJECT DESCRIPTION 
The  project  proposes  various  interior  and  exterior  alterations  to  the  existing  three‐story‐over‐two‐
basement,  four‐unit building.   The various vertical and horizontal alterations are proposed within  the 
existing building footprint.  Existing exterior side stairs along the Fillmore Street façade are proposed to 
be enclosed within a side horizontal addition.  At the roof level, dormer windows are proposed along the 
Fillmore Street façade and a stair/elevator penthouse is proposed along the interior (east) side property 
line.    A  rear  horizontal  addition  and  reconfiguration  of  the  existing  rear  deck  is  proposed  for  the 
dwelling unit at the roof level.   Exterior façade alterations, include but are not limited to, zinc siding at 
bay structures, new guardrails at all decks and reroofing of the existing roof. 
 
SITE DESCRIPTION AND PRESENT USE 
The project is located at 2296‐2298 Vallejo Street, Lot 014 in Assessor’s Block 0557, at the northeast corner 
of the intersection with Fillmore Street in an RH‐2 (Residential, House, Two‐Family) District and a 40‐X 
Height and Bulk District.   The subject  lot contains a  three‐story‐over‐two‐basement,  four‐unit building 
constructed  in 1906 with a four‐space carport along the rear  lot  line.   The Modern architectural style of 
the existing façades is attributed to a renovation project in 1951.  The Vallejo Street façade is considered 
to be  the  front of  the existing building.   The  lot  is 5,550 square  feet  in area measuring 40  feet wide by 
137.5 feet deep. 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The subject lot is within the Pacific Heights neighborhood which is characterized by large, single‐family 
residences and multi‐unit buildings constructed on steep lots.   The subject block‐face consists of mostly 
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three‐story structures of varied architectural styles along Vallejo Street.   The structures along the block‐
face of Vallejo Street are constructed on steep downhill lots, and therefore have tall rear facades four to 
five  stories.    Directly  across  Vallejo  Street  and  south  of  the  subject  lot  is  a  four‐story,  43‐unit 
condominium building that terraces uphill from Vallejo Street.  Directly across Fillmore Street and west 
of  the subject  lot  is  three‐story,  two‐unit building.   Adjacent and east of  the subject  lot  is a  three‐story, 
two‐unit building. 
 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice  10 days  June 7, 2010  June 7, 2010  10 days 
Mailed Notice  10 days  June 7, 2010  June 7, 2010  10 days 
 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

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

  DR requestor   

Neighborhood groups       
 
 
DR REQUESTOR 
Lisa Thomas, resident of 2295 Vallejo Street, a 43‐unit condominium building directly south and across 
Vallejo Street from the project.  She is also representing other concerned residents of 2295 Vallejo Street. 
 
ISSUES AND RESPONSES 
Issue 1:    The project is oversized.  The scale and the architecture of the building are not in keeping 

with the character of the street and neighborhood. 
 
Response:   With  the  exception of  the  rear horizontal  addition at  the uppermost unit and  the  side 

horizontal  addition  to  enclose  stairs  along  the Fillmore Street  façade,  the overall  scale 
and massing of the existing building would remain unchanged.  The overall architecture 
would be updated with quality, exterior finish materials. 

 
Issue 2:  The  proposed  balconies  and  built‐out  extensions  of  the  roofline  (dormers,  stair 

penthouse  and  elevator  penthouse)  will  impact  the  streetscape  and  sight  lines  from 
neighboring properties. 
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Response:   The  rooftop additions are well  integrated  into  the existing  roofline.     The dormers are 
proposed  to be no higher  than  the  existing  ridge  line.   The  stair/elevator penthouse  is 
located  along  the  interior  lot  line,  so  as  not  to  have  a  negative  visual  impact  to  the 
streetscape.    It  is  recognized  by  the  Planning  Department  and  its  Commission  that 
private views are not protected under the Planning Code. 

 
Issue 3:  The  plans  do  not  provide  sufficient  detail  of  the  proposed  expansion  at  the 

roof/penthouse level including proposed utilities (vents, chimneys, etc.) at roof level. 
 
Response:  A Roof Plan has been provided.   The proposed dormers, penthouse, skylights, etc. are 

designed/grouped in a manner to mitigate rooftop clutter. 
 
ENVIRONMENTAL REVIEW 
On October 16, 2009, under Case No. 2009.0535E, the Department determined that the proposed project is 
exempt/excluded from environmental review, pursuant to CEQA Guideline Section 15301 (Class (1)(e) – 
additions to existing structures that do not exceed 50‐percent). 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The request for Discretionary Review was reviewed by the Departmentʹs Residential Design Team (RDT).  
The RDT supports the project as proposed.   
 
Under the Planning Commission’s pending DR Reform legislation, this project would not be referred 
to  the  Planning  Commission  as  this  project  does  not  meet  the  threshold  of  exceptional  or 
extraordinary. 
 
BASIS FOR RECOMMENDATION 
The Department believes the project is not exceptional or extraordinary for the following reasons: 

 The project  is Code‐complying  and proposes  alterations  that would neither negatively  impact 
neighborhood character nor the immediate neighbors/buildings. 

 The project is consistent with the Residential Design Standards. 
 

RECOMMENDATION:  Do not take DR and approve project as proposed. 

 
Attachments:* 
Block Book Map  
Aerial Photographs 
Zoning Map 
Environmental Evaluation Application, Case No. 2009.0535E  
Section 311 Notice 
DR Application 
Project sponsor submittal 
  Reduced Plans and Illustrative Rendering 
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*Sanborn Map was unavailable at  the  time of  this  report.   See “Aerial Photo 1 – Plan View”  in  lieu of 
Sanborn Map. 
 
 
GC G:\Documents\2009\DR\2009.0535D - 2296 Vallejo\2009.0535D - 2296 Vallejo - DR Analysis.doc 
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Aerial Photo 2
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Aerial Photo 3

SUBJECT PROPERTY

Discretionary Review Hearing
Case Number 2009.0535D
2296‐2298 Vallejo Street

DR REQUESTOR’S
PROPERTY



Aerial Photo 4
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Aerial Photo 5
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Date received:

SAN FRANCISCO
PLANNING DEPARTMENT

Environmental Evaluation Application

'The California Environmental Quality Act (CEQA) requires public agencies to review the environmental impacts
of proposed projects. In San Francisco, environmental review under CEQA is administered by the Major
Environmental Analysis (MEA) division of the Planning Department. The environmental review process begins
with the submittal of a completed Environmental Evaluation (EE) Application to the Planning Department. Only
the current EE Application form wil be accepted. No appointment is required but staff is available to meet with
applicants upon request.

The EE Application wil not be processed unless it is completely filled out and the appropriate fees are paid in
fulL. Checks should be made payable to the San Francisco Planning Department. See the current Schedule of
Application Fees and contact the staff person listed below for verification of the appropriate fees. Fees are generally

non-refundable. Documents in italics are available online at sfgov.org/planning.

The EE Application is comprised of four parts. Part 1 is a checklist to ensure that the EE Application is complete;
Part 2 requests basic information about the site and the project; Part 3 is a series of questions to help determine if
additional information is needed for the EE Application; and Part 4 is a project summary table.

The complete EE Application should be submitted to the Planing Department staff as follows: For projects
greater than 10,000 square feet in size and where Part 3 Questions #3, 1t8, 1t10, or 1t1 i are answered in the
affirmative, or for projects that require mitigation measures, please send the application materials to the attention
of Ms. Kienker. For all other projects, please send the application materials to the attention of Mr. Bollinger.

Brett Bollinger Leigh Kienker
1650 Mission Street, Suite 400 1650 Mission Street, Suite 400
San Francisco, CA 94103 San Francisco, CA 94103

(415) 575-9024, brett.bollinger@sfgov.org (415) 575-9036, leigh.kienker@sfgov.org

Not
PART 1 - EE ApPLICA nON CHECKLIST Provided Applicable
Two copies of this application with all blanks filled in r2
Two sets of project drawings (see" Additional Information" at the end of page 4,) r2
Photos of the project site and its immediate vicinity, with viewpoints labeled r2
Fee r2
Supplemental Information Form for Historical Resource Evaluation and/or Historic

r2 0Resource Evaluation Report, as indicated in Part 3 Questions 1 and 2
Geotechnical Report, as indicated in Part 3 Questions 3a and 3b 0 )8
Tree Disclosure Statement, as indicated in Part 3 Question 4 0 ~
Phase i Environmental Site Assessment, as indicated in Part 3 Question 8 0 &
Additional studies (Jist) 0 ~
Applicant's Affdavit. i certify the accuracy of the following declarations:

a. The undersigned is the owner or authorized agent of the owner(s) of this property.
b. The information presented is true and correct to the best of my knowledge.
c. I understand that other applications and information may be required.

Signed (ownc,o,ogent), (~. Ook
(For Staff Use Only) Case No.

.'i)/JC l"I)!" ~ d ,..: \. (. tr I, L,' "..'" J e. Address:

h ~j/'LOUîf i
Z1£''' 22 q~ \lAJ".ho

Usn-olLI".ii i. i 2.2(Jil'l Block/Lot:

~.ol~!5e.



Property Owner RC Horizon, LLC Telephone No. 831-763-3620

Address 1530 Prospect Ave. Fax. No. 831-763-2996

Capitola, CA 95010 Email Richard@r1crocker.com

Project Contact Eugene H. Sakai, AlA Telephone No. 4089980983

Company Studio S Squared Architecture, Inc. Fax No. 4089980982

Address 19 N. 2nd Street, Ste. 205 Email esakai@studios2arch.com

San Jose, CA 95113

Site Address(es): 2296-2298 Vallejo Street

Nearest Cross Street(s) Filmore Street

Block(s)/Lot(s) 0557/014

5497

Zoning District(s) Rh-2

Height/13ulk District 40-xSite Square Footage

Present or previous site use
Community Plan Area (if
any)

4 units

r2 Addition 0 Change of use 0 Zoning change 0 New construction

r2 Alteration 0 Demolition 0 Lot split/subdivision or lot line adjustment

0 Other (describe) Estimated Cost 250 000

Describe proposed use No chan e of use or unit mer

Narrative project description. Please summarize and describe the purpose of the project.
The purpose of the project is to update and modernize the interior of the building while improving the exterior
appearance.

The exterior improvements are intended to reinforce the modern character of the building (as remodeled in the
1950s) and eliminate the somewhat adhoc additions done in subsequent years. These exterior improvements are
noted on the attached sheet. The majority of the existig building fabric wil remain, including wall finishes,
glazing systems, and the basic massing and entry sequence of the building.

The interior improvements wil update the buildings plumbing, mechanical, and electrical systems to current code
and replace worn-out interior finishes. A new 5 stop elevator wil be added to serve all floors and provide direct
access from the parking leveL.

SAN FRANCISCO
PLANNING DEPARTEN
\'.01.2.2(JO'.

3a€lo.~~~
- 2 -



--~---~-----~~~-----_.-
PART 3 - ADDITIONAL PROJECT INFORMATION Yes No
-_."'-_.- ---_._-------_...._--_._-~-_. .---~ -------

1. Would the project involve a major alteration of a structure constructed 50 or more years ago r2 0
or a structure in an historic district?

If yes, submit a Supplemental Information Form for Historical Resource Evaluation. Instructions

on how to fill out the form are outlined in the San Francisco Preservation Bulletin No. 16 (see

pages 28-34 in Appendix B).---~-----_......_--~~~---------_._~--------~~--------~- ------
2. Would the project involve demolition of a structure constructed 50 or more years ago or a 0 r2

structure located in an historic district?

If yes, a Historic Resource Evaluation Report (HRER)* wil be required. The scope of the
HRER will be determined in consultation with the Department's Preservation
Coordinator.

3a. Would the project result in excavation or soil disturbance/modification greater than 10 feet 0 r2
below grade?

If yes, how many feet below grade would be excavated?

What type of fow1dation would be used (if known)?

3b. Is the project site located in an area of potential geotechnical hazard as identified in the San r2 0
Francisco General Plan or on a steep slope or would the project be located on a site with an
average slope of 20% or more?

If yes to either Question 3a or 3b, please submit a Geotechnical Report.*

4. Would the project involve expansion of an existing building envelope, or new construction, r2 0
or grading, or new curb cuts, or demolibon?

If yes, please submit a Tree Disclosure Statement.

5. Would the project result in ground disturbance of 5,000 gross square feet or more? 0 r2

6. Would the project result in any construction over 40 feet in height? 0 r2

If yes, apply for a Section 295 (Proposition K) Shadow Study. This application is available
on the Planning Department's website and should be submitted at the Planning
Information Center, 1660 Mission Street, First Floor.--

7. Would the project result in a construction of a structure 80 feet or higher? 0 r2

If yes, an initial review by a wind expert, including a recommendation as to whether a
Wind Analysis* is needed, may be required, as determined by Department staff.

8. Would the project involve work on a site with an existing or former gas station, auto repair, 0 r2
dry cleaners, or heavy manufacturing use, or a site with underground storage tanks?

If yes, please submit a Phase I Environmental Site Assessment (ESA).* A Phase II ESA (for
example, soil testing) may be required, as determined by Department staff.

9. Would the project require any variances, special authorizations, or changes to the Planning 0 r2
Code or Zoning Maps?

If yes, please describe.

10. Is the project related to a larger project, series of projects, or program? 0 r2

If yes, please describe.

11. Is the project in a Community Plan Area? If yes, please identify the area (for example, 0 r2

Market/Octavia)

* Report or study to be prepared by a qualified consultant who is contracted directly by the project sponsor.

SAN FRANCISCO
PLANNING DEPARTMENT

\'111.12.2i'O'i

- 3 -
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PART 4 - PROJECT SUMMARY TABLE

If you are not sure of the eventual size of the project, provide the maximum estimates.
Net New

Existing Uses to be Construction and/or
Retained Addition

Gross Square
Footage (GSF)

Existing Uses Project Totals

Residential 6094 6094 1000 7094

Retail

Office

Industrial

Parking

Other (specify use)

Total GSF 7094

Dwelling units 4 4

Hotel rooms

Parking spaces

Loading spaces

Number of
buildings
Height of
building(s)

Number of stories

8 8

2 2

40 40

4 4

Please describe any additional project features that are not included in this table:

Additional Information: Project drawings in llx17 format should include existig and proposed site plans, floor
plans, elevations, and sections, as well as all applicable dimensions and calculations for existing and proposed
floor area and height. The plans should clearly show existing and proposed off-street parking and loading spaces;
driveways and trash loading areas; vehicular and pedestrian access to the site, including access to off-street
parking and parking configuration; and bus stops and curbside loading zones within 150 feet of the site. A
transportation study may be required, depending on existing traffic conditions in the project area and the
potential traffic generation of the proposed project, as determined by the Department's transportation planers.
Neighborhood notification may also be required as part of the environmental review processes.

't'Æ~mUCAUY EXEMPT FROM ß'"ViROtiMEffAl rl~

O\&\ç \ (e) Ci ) M:k\i(lS to -ei sf) Ye lV u ~ U) 11

6J ~t vi lUJo).

SAN fRANCISCO
PLANNING DEPARTMEN

\'.111.2.200c)
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SAN FRANCISCO
PLANNING DEPARTMENT et
Historic Resource Evaluation Response 1650 Mission St.

Suite 400
San Francisco,

CA 94103.2479

Project Address:

Block/Lot:

Case No.:

Date of Review.

Planning Dept. Reviewer:

2296-98 Vallejo Street

0057/014
2009.0535E

October 14, 2009

Sophie Hayward

(415) 558-6372 I sophie.hayward@sfgov.org

Reception

415.558.6378

Fax'

415.558.6409

_____".._._.______ - .._______________________________ ... ___ ______ --------_._.-_____0.- _._______________ .

Planning

Information:

415.558.6377

PROPOSED PROJECT D Demolition ~ Alteration

PROJECT DESCRIPTION

The proposed project involves extensive alterations to the existllg four-story, four-unit apartment
building. Alterations will include the removal of exterior stairs and features, the addition of a new
balcony, the reconfiguration of interior stairways, the modification of the existing roof deck, the addition
of dormers at the fourth story, and an expansion at the existing fourth story. As proposed, the fourth
floor will be expanded by approximately ten feet to the north, to add an estimated 400 square feet of
habitable space.

PRE.EXISTING HISTORIC RATING I SURVEY

The County Assessor's records indicate that the existing four-unit building was constructed in 1906. As
noted in the submitted Historic Resource Evaluation (HRE), historic Sanborn Fire Insurance maps

illustrate that the subject building was originally configured with two bay windows and a round turret at
the northwest corner, with one-story porches on the west and north elevations. Sanborn maps indicate
that the form and plan of the original structure remained largely unchanged through 1950.1 In 1951,
owner Robert Grison contracted architect Mario Louis Gaidano for an extensive renovation, which
transformed the subject building into a structure with details, cladding, and fenestration characteristic of
the Modern architectural style.

Although the subject building is not included on any historic surveys and is not included on the National
or the California Registers, its recorded date of construction makes it a "Category B" building for the
purposes of CEQA review by the Planning Department.2 It does not appear that the subject building is a
historic resource for the purposes of CEQA review.

1 "2296 Vallejo Street, San Francisco: Revised Project Review and Follow-Up," by Carey & Company. (September, 2009), page Ci.

The report is in the docket associated with Case No. 2009.0535E, for 2296 Vallejo Street, and is available for review by request at the
San Francisco Planning Department, 1650 Mission Street, San Francisco, 94103.

2 Please see "Preservation Bulletin #16," available online at:

http://www.sf¡;ov.oq.:/site/uploadedfiles/planning/projects rcports/l'rcsBullctin 16CEQA 10 g 04.J'DF (November 2, 2(07)
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HISTORIC DISTRICT I NEIGHBORHOOD CONTEXT

The subject building is located on the northeast corner of Fillmore and Vallejo Streets, within an RH-2
Zoning District and a 40-X Height and Bulk District in the Pacific Heights neighborhood. The
surrounding neighborhood is characterized by two- and three-story single family homes, as well as a
number of larger, multi-family apartment buildings. Buildings in the surrounding area are constructed in
a range of architectural styles, including Mission and Classical Revival, and an eclectic mix of more
modern styles.

It does not appear that the subject property is located within a potential historic district for the purposes
ofCEQA.

1. California Register Criteria of Significance: Note, a building may be an historical resource if it

meets any of the California Register criteria listed below. If more information is needed to make such
a determination please specify what information is needed. (This determination for California Register
Eligibility is made based on existing data and research provided to the Planning Department by the above
named preparer / consultant and other parties. Key pages of report and a photograph of the subject building are

attached.)

Event: or D Yes ~ No D Unable to determine
Persons: or D Yes ~ No D Unable to determine
Architecture: or D Yes ~ No D Unable to determine

Information Potential: D Further investigation recommended.

District or Context: D Yes, may contribute to a potential district or significant context

If Yes; Period of significance:
Notes: Below is an evaluation of the subject property against the criteria for inclusion on the
California Register; it does not appear that the subject property is eligible for the California Register.

Criterion 1: It is associated with events that have made a signifcant contribution to the broad patterns
of local or regional history, or the cultural heritage of California or the United States;

As noted earlier in this report, while the subject building appears to have been constructed in 1906, it
underwent a significant alteration that was completed in 1952. The alteration included the
replacement of original features including the fenestration, cladding, porch, and balconies. It appears
that the original subject building was constructed early in the development of the neighborhood;
however, the subject building does not retain any of the character-defining features of its original
construction. The subject building was significantly altered in the mid-twentieth century, but it does
not appear that the alteration is associated with events that have made a significant contribution to
the broad patterns of local residential development history.

Criterion 2: It is associated with the lives of persons important in our local, regional, or national past;

No persons of known historical significance appear to have been associated with the subject property.

SAN FRANCISCO
PLANNING DEPARTMENT

2
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Criterion 3: It embodies the distinctive characteristics of a type, period, region, or method of
construction, or represents the work of a master, or possesses high artistic values;

The subject building is a four-story apartment building and a one-story car port at the rear of the
subject lot. The subject lot follows the topography of the area, and slopes steeply downward from
Vallejo Street to the north. A concrete sidewalk wraps around the corner of the lot, and includes
stairs on the west elevation of the subject building due to the steep slope.

The subject building has a rectangular plan and a hipped roof clad in asphalt shingles. The subject
building is clad in smooth stucco, and features a metal gate at the northwest corner of the Vallejo

Street elevation, which wraps around to the west elevation and meets a concrete walL. Behind the
wall, there is a brick patio on the west portion of the lot, from which stairs rise to the second story of
the west elevation. There is a long porch that extends along the Vallejo Street elevation at the second
story, accessed by glazed wood doors. The west elevation, along Fillmore Street, features the brick
staircase that leads up from the patio to the second-story entrance. Small, rectangular, wood-sash
windows with textured glass flank the entrance. A flat-roofed porch supported by wood posts
shelters the entrance. The north (rear) elevation contains three bands of windows and entrances that
wrap around the northwest corner and define each story of the building. A concrete driveway

separates the building from the rear wood-frame carport, which serves as the open space associated
with the subject building.

While the building was originally clad in wood, and likely detailed in a Revival architectural style,
details have been removed, features have been added, and stucco has been applied over the exterior
resulting in a building that is formed and detailed in a modified Modern style.

The subject building does not appear to embody the distinctive characteristics of a specific type,
period, region, or method of construction. There is no indication that the subject building is the work
of a master, nor does it appear to possess sufficiently high artistic values to make it an individual
resource for the purposes of CEQA. As noted above, it does not appear that the subject property is an
individual historic resource, nor is it a contributor to a potential historic district.

Criterion 4: It yields, or may be likely to yield, information important in prehistory or history;

It does not appear that the subject property is likely to yield information important to a better
understanding of prehistory or history.

2. Integrity is the ability of a property to convey its significance. To be a resource for the purposes of

CEQA, a property must not only be shown to be significant under the California Register criteria, but
it also must have integrity. To retain historic integrity a property will always possess several, and
usually most, of the aspects. The subject property has retained or lacks integrity from the period of
significance noted above:

Location: 0 Retains

Association: 0 Retains

Design: 0 Retains
Workmanship: 0 Retains

o Lacks

o Lacks

o Lacks

o Licks

Setting:
Feeling:
Materials:

o Retains

o Retains

o Retains

o Lacks

o Lacks

o Lacks

SAN FRANCISCO
PLANNING DEPARTMENT
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Notes: Evaluation of integrity is not applicable as the subject building has not been shown to be
significant under California Register criteria.

3. Determination Whether the property is an "historical resource" for purposes of CEQA

r8 No Resource Present (Go to 6. below) D Historical Resource Present (Continue to 4.)

4. If the property appears to be an historical resource, whether the proposed project is consistent

with the Secretary of Interior's Standards or if any proposed modifications would materially
impair the resource (i.e. alter in an adverse manner those physical characteristics which justify the
property's inclusion in any registry to which it belongs).

D The project appears to meet the Secretary of the Interior's Standards. (Go to 6. below)
Optional: D See attached explanation of how the project meets standards.

D The project is NOT consistent with the Secretary of the Interior's Standards and is a significant
impact as proposed. (Continue to 5. if the project is an alteration)

5. Character-defining features of the building to be retained or respected in order to avoid a

significant adverse effect by the project, presently or cumulatively, as modifications to the project
to reduce or avoid impacts. Please recommend conditions of approval that may be desirable to
mitigate the project's adverse effects.

6. Whether the proposed project may have an adverse effect on off-site historical resources, such
as adjacent historic properties.

DYes r8 No D Unable to determine

Notes: As noted above, the subject building does not appear to be an historic resource for the
purpose of CEQA review.

PRESERVATION COORDINATOR REVIEW

Signature: .J n
Tina Tam, Preservation Coordinator

Date: 9. 1'1- p 7

SAN FRANCISCO
PLANNING DEPARTMENT

4



Historic Resource Evaluation Response
Oc\.ber 14, 2009

cc:

Linda Avery, Recording Secretary, Historic Preservation Commission
Villaliza Byrd / Historic Resource Impact Review File

G: \ DOCUMENTS \ iiistoric \ 2296 Vallejo Street.doc

SAN fRANCISCO
PLANNING DEPARTMENT

CASE NO. 2009.0535E
2296 Vallejo Street

5





SAN FRANCISCO
PLANNING DEPARTMENT
1650 Mission Street Suite 400 San Francisco. CA 94103

NOTICE OF BUILDING PERMIT APPLICATION (SECTION 311)
On Apri 7, 2008, the Applicant named below filed Building Permt Application No. 2008.04.07.9049 (Alteration) with the
City and County of San Franåsco.

CONTACT INFORMATION PROJECT SITE INFORMATION
Applicant:
Address:
City, State:
Telephone:

Quickdraw Consulting, Jeremy Paul
60 Otis Sl
San Francisco, CA 94103
(415) 552-1888

Project Address:
Cross Streets:
Assessots Block fLot No.:
Zoning Districts:

2296-2298 Vallejo Street
Filmore Street (NE comer)
0557/014
RH-2/40-X

Under San Franåsco Plang Code Secton 311, you, as a propert owner or resident withi 150 feet of tls proposed project
are being notied of ths Building Permt Application. You are not obligated to take any acton. For more inormation

regarding the proposed work, or to express concerns about the project, please contact the Applicant above or the Planer
named below as soon as possible. If your concerns are unesolved, you can request the Plang Commssion to use its
discretionary powers to review this application at a public hearig. Applications requestig a Discretionary Review hearig
must be filed durig the 30-day review period, prior to the close of business on the Expiration Date shown below, or the next
business day if that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are fied, tls projec wi
be approved by the Plang Departent after the Expiration Date.

PROJECT SCOPE

( ) DEMOLITION and/or
(X VERTICAL EXTENSION

( ) HORIZ. EXTENSION (FRONT)

() NEW CONSTRUCTION or
(l CHANGE # OF DWELLING UNITS

(Xl HORIZ. EXTENSION (SIDE)

(Xl ALTERATION

(X FACADE ALTERATION(S)

(X HORIZ. EXTENSION (REAR)

P ROJ ECT F EATU RES EXISTING CONDITION PROPOSED CONDITION

BUILDING USE ...................................................................Four-unit Residential Building ...... No Change
FRONT SETBACK .......... ..... ..... ..... ............... ............... ....... 9 feet.. ........ ........... .......... .............. No Change
SIDE SETBACKS ................................................................None.............................................. No Change
BU1LDING DEPTH ...............................................................65 feet .......................................... No Change
REAR yARD.........................................................................64 feet .......................................... No Change
HEIGHT OF BUILDING ........................................................39 feet (to ridge) ............................ No Change
NUMBER OF STORIES .......................................................3 over 2 basement levels .............. No Change
NUMBER OF DWELLING UNITS ........................................4 .................................................... No Change
NUMBER OF OFF-STREET PARKING SPACES ...............4 (at carprt).................................. No Change

PROJECT DESCRIPTION

The project proposes various interior and exterior alterations to the existig four-unt building. The varous proposed vertca
and horiontal extensions are to occur with the existig buiding footprit. The existig exterior side stairs along Fillmore
Street are proposed to be enclosed with a side horiontal addition. At the roof level, dormer windows are proposed along
the Fillmore Street façade and a stair/elevator penthouse is proposed along the interior side lot line. A horiontal rear
addition and reconfguration of the existig rear deck is proposed for the dwelling unit at the roof leveL. Exterior façade
alterations, include but are not limted to, zinc wal siding at bay structures, new guardrails at all deck and re-roofing of the
existig roof. See attached plan.

PLANNER'S NAME: Glenn Cabreros

EMAIL: glenn.cabreros@sfgov.org

DATE OF THIS NOTICE: 2,- ~ 6 - J D

EXPIRATION DATE: -! - d-L\ -/0

PHONE NUMBER: (415) 558-6169



APPLICATION REQUESTING DISCRETIONARY REVIEW ("D.R. "l

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 t,.~(\ 'lBDfVAs Telephone No: 415 aiiLlI/7
D.R. Applicant's Address ..Vï5 V~lA~D:¿r 31 LlNu!: ~tr~ .~ (A.Pt. #1, Lli?-e? ll ~e-~clscv ~_;.City Zip Code
D.R. Applicant's telephone number (for Planning Department to contact):-Æ · Criz- - 4J I

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 7e f\i1frCtíéD fïUØ De &l5btf Telephone No:

Address
Number & Street (Apt. #)

City Zip Code

Address of the 2!(rty that YOLl are r.eguest,ing the Co~mission £Qsider under the Discretionary

Review:¿ . W - 1-1.10 VA!.\JD .cà1e--'

Building Permit Application Number of the project for which you are requesting
D.R.: UJO€i. DLl. D1.t1D4t:

Where is your property located in relationto the permit ap.Elicant's property?
SOllì1 z,10I1 ¡XC ~ 11B ¿..eJJ

1,

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.

Have you discussed this project with the permit applicant? y~ NO G %~~-WtPU CÄ¡. Î 'S

Did you discuss the project with the Planning Department permit review planner? ~G NO G

Did you participate in outside mediation on this case? Community Board G Other G ~
ÔWI4eeIV\Ni\l:::~'S. ~í~CI, 1-"E
(.~ .t IO-OiÇ~

A.

2,

3,

09. 05350 ~



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.

~ p\T(JcYE.D

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?~AJ~\

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

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

~ kTTfrtLlW

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 B1)?

~ k)"Tf\t?

2

09.05350 ~



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),
t: Address list for nearby property owners, in label format, plus photocopy of labels.
G ).etter of authorization for representative/agent of D.R. applicant (if applicable),

~ 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 Information 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 notifi ion peri d for the permit.

4(ZLf (ZÐ/Ö
Date

N:lappl icatldrapp, doc

3

09.05350 ~



Discretionary Review Application
Project Address: 2296 - 2298 Vallejo Street

Additional person(s) making this DR request:
1. Dr. and Mrs. Alvin 0 Benjamin 2295 Vallejo Street # 307, San Francisco, 94123415.346.6561
2. Dee Sala 2295 Vallejo Street #304, San Francisco 94123 415,563.8958
3, David Rogers & Teresa Romanek 2295 Vallejo Street # 301 San Francisco 94123

415,260,2182
4, Erick Haskell 2295 Vallejo Street #310 San Francisco 94123
5. Helen Kosik-Westley (owner 2295 Vallejo Street #312) c/o PO Box 848 Monterey CA, 93942

831-657-9737

Answers to DR Application Questions:

Question A4:

Various owners at 2295 Vallejo Street have discussed concerns with the owner's agent, Mr. Jeremy
Paul, or have on several occasions requested the opportunity to discuss our concerns with owner's
agent. Most of these attempts have been ignored), Reference letters to Mr. Jeremy Paul from Dr. Alvin
Benjamin dated October 27 2009 and November 10, 2009 (copies attached - Exhibit 1, Exhibit 2).

We have attempted to use the city's suggested mediation services to discuss our concerns regarding
the project and to potentially find amenable solutions to the proposed project to meet these concerns -
owner's agent declined to leverage this service to meet with concerned owners.

Various owners at 2295 Vallejo Street have also been in touch with the Planner assigned to the project,
Mr. Glenn Cabreros for assistance in resolving our concerns. See enclosed letter to Mr. Cabreros from
Dr. Alvin Benjamin dated December 1,2009 (copy enclosed - Exhibit 3).

To date, the owner and owner's agent have not been willing to review and discuss neighboring property
concerns and questions.

Question B 1 :
. The project as presented is oversize, over scale and not in keeping with the architecture on the

street and appropriateness of the neighborhood
. The project's proposed balconies on the West side of the property and build-out (extension of

the roofline) for the penthouse unit and penthouse stairwell at the top of the property will impact
the streetscape and sight lines from neighboring properties

. The plans presented do not adequately depict in sufficient detail all planned impacts to the roof
and proposed expansion of the penthouse level, proposed expansion of east side stairwells at
the penthouse level and proposed utilities (vents, chimneys, etc.) at the roof level,

1

09. 05350



Discretionary Review Application
Project Address: 2296 - 2298 Vallejo Street

Question B2:

We believe most owners and occupants at 2295 Vallejo Street with North and West facing units will be
impacted by the proposed changes to the following elements:

. Proposed boxed in balcony on the West side of the building (3rd level) would be an eyesore to
North and West facing unit owners and may impact property values of owners

. Potential increase in height of penthouse stairwell would be an eyesore to north-facing unit

owners
. Proposed new penthouse dormer would be an eyesore to North-facing unit owners and may

impact property values of owners

Question B3:

. Potential changes (note owner & owners' agent have not accepted repeated attempts to meet

and review such changes to the plans)
o Revision to the proposed West side balcony on 3rd level (new standing seam zinc metal

wall siding) proposed new "boxed in" balcony
o Revision to the proposed new dormer (west side) on roof (which extends the height of

this section of the existing roof by over 6 feet, and by a undetermined width (unclear
from plans what the width impact is)

o Revision to the proposed height and extension (approx 4 feet per plans) of the
penthouse (4th floor) stairwell on the Eastside of the property roof

2

09. 0535D
1
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October 27, 2009

Mr. Jeremy Paul
52 Otis Street
San Francisco, CA 94103

Dear Mr. Paul:

i was one of the neighbors who attended your Pre Application Meeting concerning
alterations at 2296-2298 Vallejo Street about six weeks ago.

At this time I would like to suggest:
1) A copy of the plans and elevations for the proposed alterations sent to me at the

address below.
2) Subsequent to this, a meeting with you and/or Richard Crocker and/or the

architects to further discuss the project.

My neighbors and I have some concerns. I do not think that these are major and I would
hope that we would be able to resolve any differences in this pre application period,
thereby obviating more intense and prolonged adjudication in the future.

My comments are extended as a friendly gesture and i trust you wil respond in similar
fashion.

Yours sincerely,

Alvin D. Benjamin, M.D.
2295 Vallejo Street # 307
San Francisco, CA 94123

cc: Richard Crocker
San Francisco Planning Board

09. 05350 ~
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November 10, 2009

Mr. Jeremy Paul
52 Otis Street
San Francisco, CA 94103

Dear Mr. Paul:

Thank you for forwarding the plans for the development proposal at 2296-2298
Vallejo Street.

After some study, i would reiterate the fact that our concerns and diferences are
not major. I suggest that we now meet together to resolve them. Please be
informed that Jack Scott wil be in attendance as my adviser.

Most days I am broadly available. i await your reply as to date and location.

Sincerely,

A. D. Benjamin, M.D.
2295 Vallejo Street
San Francisco, CA 94123

415 346 6561

09. 05350 ~
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December 1, 2009

Mr. Glenn Cabreros
San Francisco Planning Department
1650 Mission Street
San Francisco, CA 94103

RE: Planned Renovation 2296-2298 Vallejo Street
BlocklLot #0557/014 Zoning: RH-2/40-X

Dear Mr. Cabreros:

I am one of a group of neighbors across the street from the renovation site noted above.
Following an August, 2009 neighborhooå pre application meeting, we have reservations
concerning the proposed change in elevations.

In an attempt to compromise our differences, I have sought a meeting with construction
consultant Jeremy Paul of Quickdraw and have been unsuccssfuL.

i am enclosing self explanatory correspondence which I hope can be entered into the
records as your planning process proceeds.

Yours Truly,

Alvin D. Benjamin, M.D.
2295 Vallejo # 307
San Francisco, CA 94123

encl:2

09.0535D 1



RICHA L. CROCKER
2298 Vallejo Street

San Francisco, Caliornia 94123

June 9, 2010

President Ron Miguel
San Fracisco Plang Commssion
1650 Mission St.,
San Francisco, CA

Regarding: Discretionar Review Request 09.535D 2296 - 2298 Vallejo Street
Building Permt Application Number 2008.04.07.9049

Dear President Miguel and Honorable Commssioners:

In the more than two years since ths permt application was filed, we have worked

very hard to create an improved home for ourselves and our tenants while

minmizig the impacts on our neighbors across the street to every extent possible.

The application you see before you is the result of that process.

Our case planer, Mr. Glenn Cabreros, has worked with us everý step of 

the way

and we wish to express our appreciation for his contrbutions to ths project. In

addition to providing code and Residential Design Guidelines-based comments,

Mr. Cabreros has provided practical advice and opinons on how we might achieve

our goals with the least possible obstction of the views of our neighbors across

the street.



We originally hired noted modernst architect Ane Fougeron for ths project (after

readig in the Chronicle that Director Raaim chose a home of her design as his

favorite new small residence in San Fracisco).' It was her grand vision fqr a major

reconstrction and addition to our fo.u unt aparent house at the corner of

Vallejo and Fillore that was originally filed with ths building permt. Although

Y"e love her excitig and dynamc design, we came to see that the substtial

expanions of the building and radical alterations to the exterior of 
the Fougeron

design were just too big and too much for this corner. Afer discussions with

neighbors and consultation with our planer and our permt consultat, we went

back to the drawig board.

Theresa and I selected a new architect, Eugene Sakai, and set hi on a very

different tak than we had Ms.Fougeron. Where we asked Ms. Fougeron for

excitement and creatvity, we asked Mr. Sakai for practicality and effciency; the

results are the application that is now before you. We hope you'll agee that Mr.

Sakai has succeeded. Not only is ths design modest in scope, stayig below the

height of the ridge line of the existg roof, Mr. Sakai has unfied exterior elements

of our building, beautifying the results of 
bad remodels done decades ago. -

Every possible step has been taen to mie the expansion of the exterior

envelope at 2296 which might be seen from our uphill neighbors at 2295 Vallejo

Street; but we could not achieve our main goal of ths project without some small

alteration of the roofline. Ou aparent on the top floor is nearly univable with an

awkward floor plan and ceiling. Ths must be corrected to provide the quality of

living space an. aparent should provide. Fortately the Plang Code and the

Residential Design Guidelines support improvements as we have proposed. Our

is a fuly code compliant project, which will corrct a long present design

deficiency, and provide quality housing to aparent dwellers at ths address for

many year to come.



We prepared a scale model of the existing building and of the alterations proposed

with ths application. On May 17 we held a neighborhood meeting that was well

attended by the DR requesters and many of the other condo owners from 2295

Vallejo. We had a very cordial and informative meetig, but we reached the same

impasse we have each tie we have spoken with these neighbors across the stret:

they will see any alterations we make, and they contend that any view impact at all'

will damage their propert values.

It is a simple and practical fact that we can not improve our buildig as needed

without some alteration on the roof. As proposed, these alterations are mial

and will not substtially obstrct anyone's view, but our uphill neighbors will see

the changes. No aparent will lose views of 
the Golden Gate Bridge, the Bay, or

of Alcatr; they will simply see small additions below our existig roofle that

did not previously exist.

As stated in the DR request, we did decline an invitation to attend Communty

Boards mediation, it seemed quite pointless to us; every time we have spoken with

these neighbors the issues are the same -views, views and views. We have reduced

the mass of our alterations to the point that there is no room for fuer reduction,

as reduction is what the neighbors at 2295 Vallejo hoped to achieve at Community

Boards, we were unwiing to parcipate in the process. We have otherwse

cooperated with our neighbors to every extnt possible, including providing plans

and information when requestd.

The DR requestors ar our neighbors, and we sincerely wish to be frendly with all

of them. But our aparents have design problems and the code provides avenues

to correct them. We believe it is our responsibility as propert owners to improve

the habitability of our aparents if possible. Theresa and I regret that our



neighbors are upset by our modest addition, but when it's completed we are

confident that every one of the pares to ths Discretiona Review Reques. will

fid what we have done to be an attctive improvement, with no great impact on

their views or propert values.

Please follow staff recommendations and reject ths Discretionar Review and

approve the project as proposed.

Than you for your tie commssioners, and than you for your public service.

Respectfly,~.~
. Richard & Theresa Crocker
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12298 VALLEJO STREET - ROOFTOP VIEW

PHOTOGRAPH of EXISTING CONDITIONS

Photograph of Existing Conditions as viewe from 2295 Vallejo Stree Upper Dec

COMPUTER RENDERING of PROPOSED DESIGN

Computer Rendering of propoed design as viewed from 2295 Vallejo Strt Upper De



12298 VALLEJO STREET - ROOFTOP VIEW

PHOTOGRAPH of EXISTING CONDITIONS.-
I

Photoraph of Existing Conditions as viewe from 2295 Vallejo Stre Upper Dec

COMPUTER RENDERING of PROPOSED DESIGN

Computer Rendering of proposed design as vieed from 2295 Vallejo Strt Upper Dec
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