
 

 

Discretionary Review 
Abbreviated Analysis 
HEARING DATE OCTOBER 14, 2010 

 
Date:  October 14, 2010 
Case No.:  2010.0482D 
Project Address:  940 ELIZABETH STREET 
Permit Application:  2009.12.24.3858 
Zoning:  RH‐2 (Residential, House, Two‐Family) 
  40‐X Height and Bulk District 
Block/Lot:  2807/014 
Project Sponsor:  Hawk N. Lee 
  1609 Noriega Street 
  San Francisco, CA  94122 
Staff Contact:  Michael Smith – (415) 558.6322 
  michael.e.smith @sfgov.org 
Recommendation:  Do Not Take DR and approve project as proposed 

 
 
PROJECT DESCRIPTION 
The proposal  is  construct a vertical addition, add a garage, and alter  the appearance of  the building’s  front 
façade.  The proposed top floor would be set back 15‐feet from the front of the building and minimally visible 
from the street.   A new 10’ wide curb cut would be installed for access to the new garage.   
 
The proposed  residence would have a  two‐car garage,  full bath, office, and work room on  the ground 
level; common rooms at the second floor; three‐bedrooms and two baths  on the third floor; and a family 
room and a full and a half bath on the fourth floor.   
 
SITE DESCRIPTION AND PRESENT USE 
The property  at  940 Elizabeth Street  is  a mid‐block  lot  that measures  25‐feet  in width  and  114‐feet  in 
depth that is occupied by a two‐story, single‐family dwelling that was constructed in 1899 according to 
Assessor’s  records.    In 1989 a permit was granted  though never completed  to construct a vertical and 
horizontal  addition  to  the building.    It  appears  that  the  addition was  constructed.   As  a  result of  the 
alteration the Department determined the building is not a historic resource.   The existing building has 
three bedrooms and two baths in approximately 1,400 square‐feet and no off‐street parking.  
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The  subject property  is  located  at  the western boundary of  the Noe Valley neighborhood  right below 
Twin Peaks. The neighborhood is architecturally mixed but Edwardian/Victorian architecture is the most 
predominant design influence.   
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The subject block  face  is  located between Hoffman Avenue  to  the east and Grand View Avenue  to  the 
west.  The block face slopes steeply upward from east to west as it rises towards Twin Peaks.  There are 
29  buildings  on  the  subject  block,  primarily  a mix  of  single‐family  and  two‐family  dwellings.    The 
buildings range in height from one to two floors over garage.   

 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice  10 days  October 4, 2010  October 1, 2010  13 days 
Mailed Notice  10 days  October 4, 2010  October 1, 2010  13 days 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

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

  X   

Neighborhood groups       
 
The Department has also received 11  letters of opposition from other households within the immediate 
neighborhood.   All  of  the  letters  express  support  for  the DR  request  in particular  the  removal  of  the 
proposed fourth floor. 
 
DR REQUESTOR  
Don Watson, owner and occupant of 936 Elizabeth Street, the adjacent property to the east of the subject 
property. 
 
DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES 
The DR  requestor  has  the  following  concerns:    the  plans  that were  noticed  to  the  neighborhood  are 
inaccurate because they do not  indicate the  light well on his property; and the proposed fourth floor is 
incompatible with the scale of the neighborhood. 
 
Since the neighborhood notice the sponsor has revised the plans to reflect the DR requestor’s light well 
and has provided a matching  light well on  the  subject property.   The DR  requestor  still has  concerns 
regarding the proposed light well because it does not go down far enough to fully capture/match his own 
light well.   
 
To address his concerns, the DR requestor recommends extending the proposed  light well down to the 
garage level and removing the top floor (fourth floor) of the building.   
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PROJECT SPONSOR’S RESPONSE 
The project sponsor responded to the DR requestor’s initial concerns by revising the plans to indicate the 
adjacent  light well  and  provide  a matching  light well  on  the  subject property.   The  fourth  floor was 
revised  to be set back 15‐feet  from  the  front wall as opposed  to  the  front bay window.   The sponsor  is 
currently considering how to accommodate the light well extension while retaining the garage parking. 
 
ENVIRONMENTAL REVIEW 
The  Department  has  determined  that  the  proposed  project  is  exempt/excluded  from  environmental 
review, pursuant to CEQA Categorical Exemption, Class 1 (State CEQA Guidelines Section 15301(e)(2). 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The Department does not  feel  that  the proposed  light well needs  to  extend down  to  the garage  level 
because we do not generally require that light wells extend down to the garage level.  The general logic 
behind  this  policy  is  that  six‐foot  tall  fences  are  permitted  at  the  property  line  without  a  permit. 
Furthermore, open  light wells at  the ground  floor make  it much easier  for people  to enter an adjacent 
property thus impacting building security.  As proposed the project would present an approximately six‐
foot wall to the DR requestor’ light well, consistent with the height of a permitted fence.    
 
The proposed light well is also larger than the DR requestor’s light well and it is open to the sky unlike 
the adjacent light well.  Thus, the subject property is shouldering more of the burden of providing light to 
the DR requestor’s light well.  The removal of the eave that covers the DR requestor’s light well would do 
more to provide light to their home than extending the proposed light well to the garage level.   
 
In regards to the building scale, the Department generally allows buildings to extend one story taller than 
the adjacent buildings with the taller element set back 15‐feet from the front wall.  The taller element is 
minimally visible from the street with the setback.  The buildings adjacent to 940 Elizabeth Street are both 
three stories in height.  The other recent projects on the block had different immediate contexts that were 
defined by shorter buildings.   Thus,  four story buildings are not appropriate everywhere on  the block 
and must be reviewed on a case‐by‐case basis.   
 
Under  the Commission’s pending DR Reform Legislation,  this project would not be  referred  to  the 
Commission as this project does not contain or create any exceptional or extraordinary circumstances. 
 

 

RECOMMENDATION:  Do not take DR and approve project as proposed. 
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Attachments: 
Block Book Map  
Sanborn Map 
Aerial Photographs 
Section 311 Notice 
DR Application 
Response to DR Application (including) 

Reduced Plans  
Context Photographs 

 
 
 
 
MES\G:\Documents\WORD\DRs\940 Elizabeth St\2010.0482D Report.doc  
 



Parcel Map

Discretionary Review Hearing
Case No. 2010.0482D
940 Elizabeth Street

SUBJECT PROPERTY



*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.

Sanborn Map*

Discretionary Review Hearing
Case No. 2010.0482D
940 Elizabeth Street

SUBJECT PROPERTY



Aerial Photo

Discretionary Review Hearing
Case No. 2010.0482D
940 Elizabeth Street

SUBJECT PROPERTY

DR REQUESTOR



Aerial Photo

Discretionary Review Hearing
Case No. 2010.0482D
940 Elizabeth Street

SUBJECT PROPERTY

DR REQUESTOR



Aerial Photo

Discretionary Review Hearing
Case No. 2010.0482D
940 Elizabeth Street

SUBJECT PROPERTY
DR REQUESTOR



 
 
 

Photo of Subject Building 

DR REQUESTOR 

SUBJECT PROPERTY 

DR REQUESTOR 

SUBJECT PROPERTY 

Top photo is view looking east.  Bottom photo is view looking west.  
Front façade is difficult to see behind large street tree. 



U 	 1Z1 SAN FRANCISCO 
PLANNING DEPARTMENT 
1650 Mission Street Suite 400 San Francisco, CA 94103 

On December 24, 2009, the Applicant named below filed Building Permit Application No. 2009.12.24.3858 (Alteration) 
with the City and County of San Francisco. 

Applicant: Hawk Lee Project Address: 940 Elizabeth Street 
Address: 1609 Noriega Street Cross Streets: Hoffman Ave. 
City, State: San Francisco, CA 	94122 Assessor’s Block /Lot No.: 2807/014 
Telephone: (415) 681.6325 Zoning Districts: RH-2 140-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 filed during the 30-day review period, prior to the close of business on the Expiration Date shown below, or the next 
business day if that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are filed, this project will 
be approved by the Planning Department after the Expiration Date. 

DEMOLITION 	and/or 
	

NEW CONSTRUCTION 	or 	[X] ALTERATION 

[X] VERTICAL EXTENSION 
	

CHANGE # OF DWELLING UNITS [X] FACADE ALTERATION(S) 

HORIZ. EXTENSION (FRONT) 
	

HORIZ. EXTENSION (SIDE) 	(1 HORIZ. EXTENSION (REAR) 

FRONT SETBACK .............................................. 
BUILDING DEPTH ............................................... 
REAR YARD......................................................... 
HEIGHT OF BUILDING ....................................... 
NUMBER OF STORIES ...................................... 
NUMBER OF DWELLING UNITS ........................ 
NUMBER OF OFF-STREET PARKING SPACES 

10 feet, 	8 	inches............................ No Change 
60 	feet 	.......................................... No Change 
43 feet, 	4 	inches 	........................... No Change 
34 	feet 	........................................... 37 feet 
2 over basement............................ 3 over basement 
1 	.................................................... No Change 
0 	.................................................... 2 

The proposal is construct a vertical addition, add a garage, and alter the appearance of the building’s front façade. The 
proposed top floor would be set back 15-feet from the face of the bay window and minimally visible from the street. A new 
10’ wide curb cut would be installed for access to the new garage. The existing street tree will be maintained and a new street 
tree will be planted on the east side of the driveway. The building will have wood windows. See attached plans. 

PLANNER’S NAME: 	 Michael Smith 

PHONE NUMBER: 
	

(415) 558-6322 
	

DATE OF THIS NOTICE: 

EMAIL: 	 michael.e.smith@sfgov.org 	 EXPIRATION DATE 



                Don Watson 
                936 Elizabeth Street 
                San Francisco, CA, 94114 
                415‐648‐5327 
                dondhee@gmail.com 
 
   
 
 
 
        October 6, 2010 
 
 
Hand Delivered 
 
 
Mr. Michael Smith 
San Francisco Planning Department 
1650 Mission Street 4th Floor 
 
 
    RE:        940 Elizabeth Street (Block 2807, Lot 014) 
                Case No. 2009.12.24.3835 
                   Hearing Date: October 14, 2010 
 
 
Dear Mr. Smith:  
 
  Enclosed please find the original and 12 copies of the support for the Request 
of Discretionary Review regarding a Building Permit for Alteration of a Single 
Family Building at 940 Elizabeth Street. Please distribute a copy to each of the 
Planning commissioners and any other appropriate parties. 
 
  Thank you for you assistance.   
 
 
 
          Respectfully, 
 
 
 
          Don Watson 
          DR applicant 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