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Staff Initiated Discretionary Review 
Full Analysis 

HEARING DATE JANUARY 12, 2012 
 

Date: January 5, 2012 
Case No.: 2011.0379DV 
Project Address: 1 Massasoit Street 
Permit Application: 2010.08.20.9282 
Zoning: RH-1 (Residential House, One-Family) 
 40-X Height and Bulk District 
SUD: Bernal Heights Special Use District 
Block/Lot: 5554/001 
Project Sponsor: Shaun Moynihan 
 1 Massasoit Street 
 San Francisco, CA 94110 
Staff Contact: Diego R Sánchez – (415) 575-9082 
 diego.sanchez@sfgov.org 
Recommendation: Take DR and approve the project with modifications. 
 
 

PROJECT DESCRIPTION 
The proposal is a 438 square foot rear extension of an existing single family dwelling.  The extension is 
approximately 13 feet in depth and 25 feet in width at the first story and 10 feet 6 inches in depth and 25 
feet in width at the second story.  A rear deck and stair, 17 feet in width, 9 feet in height and 7 feet in 
depth, are also proposed and will provide access to the rear yard from the second floor.  The proposed 
deck and stair are within the required rear yard and require a variance from the rear yard requirement 
under Planning Code Section 242.  The combined new useable floor area, 2,066 square feet, requires a 
second off-street parking space.  The proposal only provides one off-street parking space.  A variance 
from the off-street parking requirement under Planning Code Section 242 is also required. 
 
SITE DESCRIPTION AND PRESENT USE 
The subject property is located at the southwest corner of Massasoit and Franconia Streets within the 
Bernal Heights Special Use District.  The subject property measures 25 feet in width and 75 feet in depth.  
The subject property is improved with a two story single family dwelling of approximately 1,750 square 
feet built in 1949, according to Assessor Records.   
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
Properties surrounding the subject property are generally two story single family dwellings built to the 
front property line.  On the subject block the vast majority of properties are approximately 35 feet in 
depth with a 12 foot extension set in from the side property lines 5 to 7 feet.  This dominant pattern 
creates a strong mid-block open space pattern.  The subject property and surrounding properties are 
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located within the Bernal Heights Special Use District and the RH-1 (Residential, House, One-Family) 
Zoning District. 
 
BUILDING PERMIT APPLICATION NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION 

DATES 
DR FILE DATE DR HEARING DATE FILING TO HEARING TIME 

311 
Notice 

30 days 
November 15, 

2011 – December 
15, 2011 

November 7, 
2011 

January 12, 2012 66 days 

 
 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice 10 days January 2, 2012 December 22, 2011 22 days 
Mailed Notice 10 days January 2, 2012 December 22, 2011 22 days 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

Adjacent neighbor(s) 0 0 0 
Other neighbors on the 
block or directly across 
the street 

2 0 0 

Neighborhood groups 0 0 0 
 
The Department received two letters in support of the proposed project from neighbors either on the 
subject block or directly across the street. 
 
 
STAFF INITATED DISCRETIONARY REVIEW CONCERNS AND PROPOSED ALTERNATIVES 
Issue #1: The Department is concerned that the proposal does not respect the existing pattern of side 
spacing at the mid-block open space and consequently adversely impacts the adjacent property’s access to 
privacy, light and air. 
 
Issue #2: The Department is concerned that the proposal does not respect the existing pattern at the mid-
block open space with respect to the depth and width of the proposed rear extension. 
 
The Department has proposed the following alternatives to address the concerns raised above: 

• A 5 foot 7 inch by 5 foot notch at the southwest corner of the second floor building; or 
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• A 10 foot 7 inch by 3 foot side setback along the west side of second floor of the building. 

 
PROJECT SPONSOR’S RESPONSE 
The Project Sponsor declined to alter the proposal in the manner requested by the Department in 
accordance with the Residential Design Team review. 
 
PROJECT ANALYSIS 
Residential Design Guidelines 
The Department believes that the proposal conflicts with the Residential Design Guidelines and has 
concluded that it requires a variance from the rear yard and off-street parking requirements under 
Planning Code Section 242.  The proposal fails to articulate the rear extension so as to minimize adverse 
impacts on the access to light and air and the maintenance of privacy for the adjacent property.   The 
Residential Guidelines explicitly recommend the setting back of upper floors as a means to properly 
articulate building mass (pages 16 and 26).  In addition Planning Code Section 101 states that the one of 
the purposes of the Planning Code is to provide adequate light, air and privacy.    
 
Variance 
Planning Code Section 242 requires a rear yard equivalent to 35% of lot depth, free of obstructions.  The 
subject property is 70 feet in depth and the required rear yard is 24 feet 6 inches.    The proposed rear 
deck and stair intrude 5 feet 6 inches into the required rear yard and are obstructions that are not allowed 
within the required rear yard.  This aspect of the proposal necessitates a variance from the rear yard 
requirement under Planning Code Section 242. 
 
Planning Code Section 242 states that when the combined useable floor area of a proposed addition at 
least 400 square feet in size and the existing building exceed 1,651 square feet two off-street parking 
spaces are required.  The combined useable floor area of the proposed rear extension and the existing 
single family dwelling is 2,066 square feet and requires two off-street parking spaces.  The proposal 
provides only one off-street parking space and requires a variance from the parking requirement under 
Planning Code Section 242.   
 
The Zoning Administrator will hold a public hearing to determine if the proposal meets the minimum 
findings for the granting of the aforementioned variances in light of the Planning Department position 
that exceptional and extraordinary circumstances exist that warrant modifications to the proposal.  
 
ENVIRONMENTAL REVIEW 
The Department has determined that the proposed project is exempt the California Environmental 
Quality Act (“CEQA”) as a Class 1 categorical exemption. 
 
RESIDENTIAL DESIGN TEAM REVIEW 
The Residential Design Team proposed one of two of the following reductions along the west side of the 
building: 
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• A 5 foot 7 inch by 5 foot notch at the southwest corner of the building; or 
 

• A 10 foot 7 inch by 3 foot side setback along the west side of the building. 
 
The Residential Design Team found that the proposal is inconsistent with the existing and dominant mid-
block open space pattern found on the subject block and that the proposal would create an exceptional 
and extraordinary circumstance.   The proposal would completely break from an establish pattern at the 
mid-block open space of residential buildings with two story, approximately 15 foot wide “pop outs” into 
the rear yard. 
 
BASIS FOR RECOMMENDATION 
The Department recommends the Planning Commission take Discretionary Review and approve the 
project with the modifications as specified by the Residential Design Team: 
 

 The specified modifications maintain an adequate level of access to light and air and maintenance 
of privacy for the adjacent property while allowing for a reasonable rear extension of the subject 
property. 
 

 The specified modifications result in a project that respects the existing mid-block open space 
pattern yet allows for a practical rear extension. 
 

 The specified modifications are consistent with the Residential Design Guidelines and Planning 
Code Section 101. 
 

RECOMMENDATION: Take DR and approve the project with modifications. 

 
Attachments: 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Context Images 
Section 311 Notice 
Response to DR Application dated December 19, 2011  
Letters from the Public 
Reduced Plans 
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Design Review Checklist 
 
NEIGHBORHOOD CHARACTER (PAGES 7-10) 

QUESTION 
The visual character is: (check one)  
Defined X 
Mixed  
 
Comments: Buildings of approximately 35 feet in depth with 12 foot “pop-outs” define the dominate 
pattern at the mid-block open space on the subject block. 
 
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 proposal does not respect the existing pattern of side spacing as the proposal is to 
eliminate the “pop-out” feature that is prevalent on the block.  By proposing full lot width extension at 
the first and second stories, the proposal does not minimize impacts on light and privacy to the adjacent 
property.  This is in contrast to other properties on the block that do respect the existing pattern of side 
spacing. 
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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 proposed building depth at the street and at the mid-block open space is not 
compatible with the existing pattern on the subject block.  No other properties on the subject block extend 
to the depth and width of the proposal, either at Franconia Street or at the mid-block open space. 
 
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 

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   X 
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building elements?  
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:   Not applicable given proposed scope of work. 
 
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   
 
Comments: The Planning Department believes the proposed exterior materials’ finish, quality and 
details are compatible and appropriately applied. 
 
DRS: g:\documents\discretionary review\1 massasoit staff initiated dr - full analysis.doc 
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COUi 1. 

SAN FRANCISCO 
I PLANNING DEPARTMENT 

1650 Mission Street Suite 400 San Francisco, CA 94103 

[.1 114:9012  :1I1 IN IN 0 [eJ  :121 R 711 k wilil ilm 1413 I [I] 	Ei i 
On August 20, 2010, the Applicant named below filed Building Permit Application No. 2010.08.20.9282 (Alteration) with 
the City and County of San Francisco. 

Applicant: Shaun Moynahan Project Address: I Massasoit 
Address: I Massasoit Cross Streets: SW corner of Franconia 
City, State: San Francisco, CA 94110 Assessor’s Block /Lot No.: 5554/001 
Telephone: (415) 553-8810 Zoninq Districts: RH-I 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 you believe that there are exceptional or extraordinary circumstances associated with the 
project, you may 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 

(] VERTICAL EXTENSION 
	

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

(] HORIZ. EXTENSION (FRONT) 
	

[] HORIZ. EXTENSION (SIDE) 
	

(X] HORIZ. EXTENSION (REAR) 

BUILDINGDEPTH ................................................................–31 feet ........................................–44 feet 
REARYARD .........................................................................–39 feet ........................................–19 feet 
HEIGHT OF BUILDING ........................................................–17 feet 6 inches...........................–20 feet 
NUMBEROF STORIES .......................................................2 ....................................................No Change 
NUMBER OF DWELLING UNITS ........................................1 .................................................... No Change 
NUMBER OF OFF-STREET PARKING SPACES ...............1 ....................................................No Change 

The proposal is a rear extension of an existing single family dwelling. The extension is approximately 13 feet at the first story 
and 10 feet 6 inches at the second story. A rear deck and stair, 7 feet in width and 9 feet in height, are also proposed and will 
provide access to the rear yard from the second floor. The proposed deck and stair are within the required rear yard and 
require a variance from the Planning Code. The combined new useable floor area requires a second off-street parking space. 
The proposal is to provide only one off-street parking space. A variance from the off-street parking requirement under is also 
required. Further, the proposal will be heard before the Planning Commission under a Staff Initiated Mandatory 
Discretionary Review (Case 2011 .0379DV). The Variance and Planning Commission hearings are scheduled for December 15, 
2011. 

PLANNER’S NAME: 	 Diego R Sanchez 

PHONE NUMBER: 	 (415) 575-9082 	 DATE OF THIS NOTICE: 

EMAIL: 	 diego.sanchez@sfgov.org 	 EXPIRATION DATE: 	 /ys/// 
1/ 
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December 19, 2011 

D R  R e s p o n s e  b y  B o o r  B r i d g e s  A r c h i t e c t u r e ,  I n c .  

1  M a s s a s o i t  S t r e e t ,  S a n  F r a n c i s c o ,  C A  
 
STAFF INITIATED DISCRETIONARY REVIEW CONCERNS AND PROPOSED ALTERNATIVES 
 
Issue #1: The Department is concerned that the proposal does not respect the existing pattern of side 
spacing at the mid-block open space and consequently adversely impacts the adjacent property’s access 
to privacy, light and air. 
 

BBA Comments: 

The proposed design would not negatively impact the adjacent property’s access to privacy lack and air for 
the following reasons: 

1. Air: The subject property is located in a block that does not have closure at the ends (ie, there no 
houses facing Franconia, just a fence); this, along with the fact that this corner is at the top of a rise, 
allows significant air access to the rear of the adjacent property. 

2. Light: The subject and adjacent property have rear South facing yards. This exposure allows 
wonderful and immensely beautiful access to daylight.  

3. Privacy: If the setback were enforced, then we would add windows along this west face which 
would substantially DECREASE the privacy allotted to the adjacent property. By infilling this area to 
the property line, both properties are afforded maximum privacy. 

4. Neighbor Support: The adjacent property owner has written a letter of support for this project. 

Issue #2: The Department is concerned that the proposal does not respect the existing pattern at the 
mid-block open space with respect to the depth and width of the proposed rear extension. 
 
BBA Comments: 

The proposed design would not be disrespectful of the existing pattern at the mid-block open space for the 
following reasons: 

1. No significant effect on mid-block open space: The subject property is located in an area of 
Bernal Heights that has significant block pattern variations from the standard mid-block open 
space layout.  This particular block is open on the east end (Franconia) and cuts off at an angle at 
the other west end (Rutlege) thereby creating a mid-block open space with essentially two open 
ends. This open-ended condition provides this block with a substantial open feeling that is not 
consistent with other mid-block open spaces in SF. As such, the proposed project’s rear extension 
would not have any significant impact on the pattern of the mid-block open space in this particular 
block 
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