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Discretionary Review 
Full Analysis 

HEARING DATE MARCH 6, 2014 
 

Date: February 27, 2014 
Case No.: 2013.0179DV 
Project Address: 3660 21st Street 
Permit Application: 2013.03.29.3348 
Zoning: RH-1 (Residential House, One-Family) 
 Dolores Heights Special Use District 
 40-X Height and Bulk District 
Block/Lot: 3605/019 
Project Sponsor: Alice Barkley 

 McKenna Long & Aldridge LLP 
 Rincon Center II 121 Spear Street, Suite 200  
 San Francisco, CA 94105 

Staff Contact: Michael Smith – (415) 558-6322 
 michael.e.smith@sfgov.org 
Recommendation: Do not take DR and approve the project as proposed. 
 
 

PROJECT DESCRIPTION 
The subject property contains four existing structures.  There are two detached garages located at the 
front of the lot, a single-family residence located at the rear of the lot, and an accessory greenhouse 
structure located to the east of the residence which is connected by a covered breezeway.   The proposal is 
to remove both garages at the front of the property and reconstruct a new two-car garage at the east side 
of the front of the lot. The greenhouse structure would also be removed and replaced by an addition to 
east side of the building.  An addition would also be constructed at the front of the building.  There 
would be a minimal increase in the height of the building and the light well on the west side of the 
building would be infilled.  The project has been determined to be tantamount to demolition but it was 
administratively approved by the Zoning Administrator pursuant to case No. 2013.0179D because it has a 
value greater than at least 80% of the combined land and structure values of single-family homes in San 
Francisco.  The project also requires variances from the Planning Code for front setback, rear yard, and 
garage door width pursuant to Sections 132, 134, and 144 of the Planning Code. 
 
SITE DESCRIPTION AND PRESENT USE 
The subject property is located on the north side of 21st Street, between Church and Sanchez Streets, 
within the Dolores Heights neighborhood.  The subject lot measures 50 feet in width and 114 feet in depth 
and laterally slopes down to the east and down towards the rear property line.  The site is developed 
with a two story, single-family dwelling that was constructed in 1923 and two detached single car garages 
located at the front of the lot that were constructed at an unknown date.  Between the two garages is a 
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wooden fence and a wooden pedestrian gate topped with a gabled roof.  The dwelling is set back towards 
the rear of the lot with most of the open space located on the east side of the lot.   According to the 
architect’s drawings, the building has two bedrooms and two baths within 2,210 square-feet of habitable 
area. 
 
SURROUNDING PROPERTIES AND NEIGHBORHOOD 
The subject property is located on 21st Street within the Dolores Heights neighborhood and within the 
Dolores Heights Special Use District.  Twenty-first Street is steeply sloped at this location with 
picturesque views to the north, south, and east.   The block is architecturally mixed.  Most of the buildings 
are two to three-stories in height and located near the front of their respective lots.  The neighborhood has 
a higher than normal percentage of double wide lots.   
 
BUILDING PERMIT APPLICATION NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
NOTIFICATION 

DATES 
DR FILE DATE DR HEARING DATE FILING TO HEARING TIME 

311 
Notice 

30 days 
Sept. 13, 2013 – 

Oct. 13, 2013 
Oct. 15, 2013 March 6, 2014 138 days 

 
 
HEARING NOTIFICATION 
 

TYPE 
REQUIRED 

PERIOD 
REQUIRED NOTICE DATE ACTUAL NOTICE DATE 

ACTUAL 
PERIOD 

Posted Notice 20 days Feb. 14, 2014 Feb. 14, 2014 20 days 
Mailed Notice 20 days Feb. 14, 2014 Feb. 14, 2014 20 days 
 
PUBLIC COMMENT 
 

 SUPPORT OPPOSED NO POSITION 

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

   

Neighborhood groups    
 
The adjacent neighbor to the west is the DR requestor who opposed to the project.  The adjacent neighbor 
to the east has contacted staff in support of the project.  No other comments were received.   
 
DR REQUESTOR  
Arran Pera, 3666 21st Street, the adjacent property to the west of the subject property. 
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DR REQUESTOR’S CONCERNS AND PROPOSED ALTERNATIVES 
 
Issue #1: The project would upset the historical development of the property towards the rear of the lot 
 
Issue #2: The project would impinge upon the public view over the property which is protected by the 
Dolores Heights SUD. 
 
Issue #3: The project would remove important landscaping that was designed by a noted local landscape 
architect. 
 
Issue #4: The project does not take into account development on adjacent properties.  
 
Issue #5: The CEQA review for the project does not acknowledge the property’s 20% slope along the 
south edge. 
 
Reference the Discretionary Review Application for additional information.   The Discretionary Review 
Application is an attached document. 
 
PROJECT SPONSOR’S RESPONSE 
The project sponsor has known that the adjacent neighbor was opposed to the project since the pre-
application meeting was held for the project.  The project has not been revised but since the pre-
application meeting the sponsor has installed story poles of the addition and had the location of the DR 
requestor’s east facing windows surveyed for a more accurate representation of the project’s potential 
view impacts to 3666 21st Street to the west. 
 
PROJECT ANALYSIS 
Issue #1: The project would upset the historical development of the property towards the rear of the lot 
 
Existing development on the subject property is currently oriented towards the rear of the lot and low in 
height, which affords the public a view over the property towards downtown.  However, this type of 
development is rare within this neighborhood which is generally defined by vertically oriented buildings 
located closer to the street.  The proposed project would add minimal height above the height of the 
existing tower and would not depart from the current low slung nature of the existing building.  
Furthermore, the protection of a property’s historical development is not protected by the Residential 
Design Guidelines.  Instead he Guidelines promote neighborhood compatibility which in this case would 
encourage vertically oriented development towards the front of the lot.   
 
The existing building is legal noncomplying because it encroaches into the rear yard.  This noncompliance 
would remain in the new project but at the second floor the building would be brought closer into 
compliance with the Code by a two foot reduction in depth providing a 35 foot rear yard at the second 
floor.  By comparison, the DR requestor’s property has an approximately 42 foot rear yard where the 
Code requires a 51 foot rear yard for both properties.  Thus the top floor of the proposed building would 
extend seven feet deeper than the DR requestor’s building where now it extends nine feet deeper. 
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Issue #2: The project would impinge upon the public view over the property which is protected by the 
Dolores Heights SUD. 
 
The subject property is located within the Dolores Heights Special Use District (SUD) which imposes 
additional provisions regarding rear yard and building height.  Within the SUD, the minimum rear yard 
depth shall be equal to 45 percent of the total depth of the lot on which building is situated and no 
portion of a building shall exceed a height of 35 feet above the existing grade of the lot.  The Code states 
further that these additional provisions are designed to preserve and provide for an established area with 
a unique character and balance of built and natural environment, with public and private view corridors 
and panoramas, to conserve existing buildings, plant materials and planted spaces, to prevent 
unreasonable obstruction of view and light by buildings or plant materials, and to encourage 
development in context and scale with established character and landscape.  
 
The objectives of the Dolores Heights SUD are enforced through the additional Code provisions for 
height and rear yard.  As stated above, the subject building is an anomaly because of its low Ranch style 
layout.  The building’s low slung nature affords the public a view of downtown over the property.  While 
the view is very prominent, it is not protected by the Dolores Heights SUD beyond the specified Code 
provisions.   
 
Issue #3: The project would remove important landscaping that was designed by a noted local landscape 
architect. 
 
The landscape in question was designed by noted local landscape architect Harlin Hand but was removed 
by the current owner after purchase in April 2012.  
 
Issue #4: The project does not take into account development on adjacent properties.  
 
The existing building is legal noncomplying because it encroaches into the required rear yard.  However, 
the eastern half of the lot is sparsely developed and contains most of the property’s open space.  This 
pattern of development is unique because most properties within the Dolores Heights SUD have open 
space located at the rear of the lot.  The project builds upon the existing building location, adding a floor 
at the rear of the building and a two-story addition to the front of the building within the buildable area 
leaving the eastern half of the lot mostly free of development.   
 
The DR requestor’s building sits higher than the subject building and is also set back more than 15 feet 
from the east side property line.  The building has numerous side facing windows along it east elevation 
which are completely unobstructed by the subject building and would remain unobstructed by the 
proposed development.  A Code complying project would be developed towards the front of the lot and 
measure three-stories in height above the sidewalk.  The proposed development has taken into account 
the DR requestor’s building by keeping the building low to the ground in exchange for further 
development within the required rear yard primarily over the existing building footprint.     
 
Issue #5: The CEQA review for the project does not acknowledge the property’s 20% slope along the 
south edge. 



Discretionary Review – Full Analysis CASE NO. 2013.0179DV 
February 27, 2014 3660 21st Street 

 5 

 
According to Department records, the subject property may have a 20% slope which was contemplated in 
staff CEQA analysis for the project.   Staff calculated the average slope of the property and determined 
that it did not have a 20% slope overall and the project was therefore exempt from further review for 
slope. 
 

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 
RDT reviewed the project and found it to be exceptional and extraordinary because it required variances 
from rear yard, front setback, and garage door width and furthermore the project was determined to be 
tantamount to demolition.  However, RDT supports the project as proposed because the majority of the 
addition is located within the buildable area of the lot with a minimal increase in height. Furthermore, the 
second floor addition at the rear of the building would be constructed over the existing noncomplying 
building footprint thereby maintaining a majority of the open space on the east side of the lot and the 
extra wide garage would replace two single car garages and the lot is double-width which means that it 
can accommodate the added width without the garage appearing like a dominant feature. 
 
Under the Commission’s pending DR Reform Legislation, this project would be referred to the 
Commission, a project that is tantamount to new construction.  
 
BASIS FOR RECOMMENDATION 
The height and layout of the proposed development is in keeping with the existing character of the 
building which is characterized by low, ranch style development that is an anomaly within the Dolores 
Heights neighborhood.  This anomalous type of development is the best way to maintain the most 
amount of light and air to adjacent properties and maintain the unprotected view corridor over the 
property.  
 

RECOMMENDATION: Do not take DR and approve the project as proposed. 
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Attachments: 
Design Review Checklist 
Block Book Map  
Sanborn Map 
Zoning Map 
Aerial Photographs  
Section 311 Notice 
DR Application 
Project Sponsor’s Submittal: 

Zoning Administrator Action Memo regarding demolition 
Response to DR Application dated February 18, 2014  
Environmental Determination 
HRER 
Context Photos 
3-D Rendering(s) 
Reduced Plans 
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Design Review Checklist 
 
NEIGHBORHOOD CHARACTER (PAGES 7-10) 

QUESTION 
The visual character is: (check one)  
Defined  
Mixed X 
 
Comments:  The block is architecturally mixed.  Most of the buildings are two to three-stories in height 
and located near the front of their respective lots. 
 
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 proposed building would be constructed primarily within the existing building 
footprint with an addition at the front of the building.  Most of the buildings on the subject block do not 
have side spacing though the adjacent building to the west is set back on both sides.  The project would 
retain a majority of the open space located on the east side of the lot.  The height of the building is kept 
low which reduces light and air impacts to the DR requestor’s windows on the east side of his building.  
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The minimal increase in height also helps to retain the unprotected public view corridor over the 
property some of which would be lost.    
 
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 existing property is lacking a presence at the street as the building is hardly 
discernable from over the front fence.  The proposed project would bring the development closer to the 
street which is compatible with the character of development within the neighborhood.  Most of the 
buildings within the neighborhood are located on 25 foot wide lots with yards located behind the 
building.  The existing building and the proposed building upset this pattern.  However, the second floor 
of the proposed building would be pulled back two feet further from the rear providing a greater rear 
yard at the second floor, bringing the building closer into conformance with the rear yard requirement.  
This combined with the low relative height of the proposed building reduces its impact on adjacent 
properties. 
 
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:   There is not pattern of building entrances on the block face.  The proposed building 
would have an entrance that is similar to the existing building which is a gated entrance into the garden.  
However, the gate would be recessed approximately 16 feet from the front property line with landscaping 
at the sidewalk.  The two garages at the front of the property would be consolidated into one double-
wide garage.  The extra garage width is appropriate given the extra width of the lot and the presence of a 
similar garage width on the adjacent property to the east. The additional garage width requires a variance 
from the Code.  The garage would have a green roof to soften its appearance.  A green roof and roof deck 
would also be located on the rear portion of the new dwelling.   
 
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   
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Are the building’s materials properly detailed and appropriately applied? X   
 
Comments: The proposed building would have minimalist modern detailing and be finished in 
stained wood siding.  Wood siding is a common material that is found within the neighborhood though it 
is generally painted.  The windows would be vertically oriented with some obscured behind wood slats.   
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1650 Mission Street Suite 400   San Francisco, CA 94103  

NOTICE OF BUILDING PERMIT APPLICATION   (SECTION 311/312) 
 

On March 29, 2013, the Applicant named below filed Building Permit Application No. 2013.03.29.3348 with the City and 

County of San Francisco. 
 

P R O P E R T Y  I N F O R M A T I O N  A P P L I C A N T  I N F O R M A T I O N  

Project Address: 3660 21
st

 Street Applicant: Bridgett Shank 

Cross Street(s): Church and Sanchez Sts. Address: 1005 Sansome Street, Suite 240 

Block/Lot No.: 3605/019 City, State: San Francisco, CA  94111 

Zoning District(s): RH-1 / 40-X Telephone: (415) 252.1441 x 25 

You are receiving this notice as a property owner or resident within 150 feet of the proposed project. You are not required to 

take any action. For more information about the proposed project, or to express concerns about the project, please contact the 

Applicant listed above or the Planner named below as soon as possible. If you believe that there are exceptional or 

extraordinary circumstances associated with the project, you may request 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. 

 

Members of the public are not required to provide personal identifying information when they communicate with the 

Commission or the Department. All written or oral communications, including submitted personal contact information, may 

be made available to the public for inspection and copying upon request and may appear on the Department’s website or in 

other public documents. 

 
P R O J E C T  S C O P E  

  Demolition   New Construction   Alteration 
  Change of Use   Façade Alteration(s)   Front Addition 
  Rear Addition Side Addition Vertical Addition 
P R O J E C T  F E A T U R E S  EXISTING  PROPOSED  

Building Use Residential  No Change 
Front Setback (measured to residence) 53 feet 15 feet 
East Side Setback    6 inches 7 feet  
West Side Setback None No Change  
Building Depth 61 feet 96 feet 
Rear Yard 0 feet 3 feet 
Building Height (measured above grade) 23 feet, 7 inches 24 feet 
Number of Stories 2 2 over basement 
Number of Dwelling Units 1 No Change 

P R O J E C T  D E S C R I P T I O N  

The subject property contains four existing structures.  There are two detached garages located at the front of the lot, a single-
family residence located at the rear of the lot, and an accessory green house structure located to the east of the residence which 
is connected by a covered breezeway.   The proposal is to remove the front garage at the west side of the property and the 
greenhouse structre and construct an addition to the front and east sides of the building.  There would be a minimal increase in 
the height of the building and the light well on the west side of the building would be infilled.  The project has been determined to 
be tantamount to demolition but it will be administratively approved pursuant to case No. 2013.0179D because it has a value 
greater than at least 80% of the combined land and structure values of single-family homes in San Francisco.  The project also 
requires variances from the Planning Code for rear yard, front setback, and garage door width.  The variance hearing will be 
noticed to the public at a later date pursuant to case No. 2013.0179V.   See attached plans. 

 

For more information, please contact Planning Department staff: 

Planner:  Michael Smith 

Telephone: (415) 558-6322       Notice Date:   

E-mail:  Michael.e.smith@sfgov.org     Expiration Date:   
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GENERAL INFORMATION ABOUT PROCEDURES 
 
 
Reduced copies of the site plan and elevations (exterior walls), and floor plans (where applicable) of the proposed 

project, including the position of any adjacent buildings, exterior dimensions, and finishes, and a graphic reference 

scale, have been included in this mailing for your information.  Please discuss any questions with the project 

Applicant listed on the reverse. You may wish to discuss the plans with your neighbors and neighborhood association 

or improvement club, as they may already be aware of the project. Immediate neighbors to the project, in particular, are 

likely to be familiar with it. 

 

Any general questions concerning this application review process may be answered by the Planning Information 

Center at 1660 Mission Street, 1st Floor (415/ 558-6377) between 8:00 a.m. - 5:00 p.m.  Please phone the Planner listed 

on the reverse of this sheet with questions specific to this project. 

 

If you determine that the impact on you from this proposed development is significant and you wish to seek to change 

the proposed project, there are several procedures you may use. We strongly urge that steps 1 and 2 be taken.  

 

1. Seek a meeting with the project sponsor and the architect to get more information, and to explain the project's 

impact on you and to seek changes in the plans. 

 

2. Call the nonprofit organization Community Boards at (415) 920-3820, or online at www.communityboards.org 

for a facilitated discussion in a safe and collaborative environment through mediation.  Community Boards acts 

as a neutral third party and has, on many occasions, helped parties reach mutually agreeable solutions.   

 

3. Where you have attempted, through the use of the above steps, or other means, to address potential problems 

without success, call the assigned project planner whose name and phone number are shown at the lower left 

corner on the reverse side of this notice, to review your concerns. 

 

If, after exhausting the procedures outlined above, you still believe that exceptional and extraordinary circumstances 

exist, you have the option to request that the Planning Commission exercise its discretionary powers to review the 

project. These powers are reserved for use in exceptional and extraordinary circumstances for projects, which generally 

conflict with the City's General Plan and the Priority Policies of the Planning Code; therefore the Commission exercises 

its discretion with utmost restraint. This procedure is called Discretionary Review. If you believe the project warrants 

Discretionary Review by the Planning Commission over the permit application, you must make such request within 30 

days of this notice, prior to the Expiration Date shown on the reverse side, by completing an application (available at 

the Planning Department, 1660 Mission Street, 1st Floor, or on-line at www.sfplanning.org). You must submit the 

application to the Planning Information Center (PIC) during the hours between 8:00 a.m. and 5:00 p.m., with all 

required materials, and a check, for each Discretionary Review request payable to the Planning Department.  To 

determine the fee for a Discretionary Review, please refer to the Planning Department Fee Schedule available at 

www.sfplanning.org or at the PIC located at 1660 Mission Street, First Floor, San Francisco.  For questions related to the 

Fee Schedule, please call the PIC at (415) 558-6377.  If the project includes multi building permits, i.e. demolition and 

new construction, a separate request for Discretionary Review must be submitted, with all required materials and 

fee, for each permit that you feel will have an impact on you.  Incomplete applications will not be accepted. 

 

If no Discretionary Review Applications have been filed within the Notification Period, the Planning Department will 

approve the application and forward it to the Department of Building Inspection for its review. 

 

BOARD OF APPEALS 

An appeal of the decision of a building permit application by the Planning Commission may be made to the Board of 

Appeals within 15 calendar days after the building permit is issued (or denied) by the Director of the Department of 

Building Inspection. Appeals must be submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 

304. For further information about appeals to the Board of Appeals, including current fees, contact the Board of Appeals 

at (415) 575-6880. 

http://www.communityboards.org/
http://www.sfplanning.org/
http://www.sfplanning.org/
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4 ouri Pi;or to a Discretionary Revec Request 

Prior Acfion 	 YES 	 NO 

	

Have you discussed this project with the permit applicant? 	 0 

Did you discuss the project with the Planning Department permit review planner? 
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Cnanes Mode 	: oiect s a Result of Medaiori 

If vou have discussed the project with the applicant, planning staff or gone through mediation, please 
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Discretionary Review Request 

In the space below and on separate paper, if necessary, please present facts sufficient to answer each question. 

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 or 
Residential Design Guidelines? Please he specific and site specific sections of the Residential Design Guidelines. 

2. The Residential Design Guidelines assume some impacts to he reasonable and expected as part of construction. 
Please explain how this project would cause unreasonable impacts. If you believe your property, the property of 
others or the neighborhood would be adversely affected, please state who would be affected, and how: 

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 ?l? 



3660 21 s’  Street - Application for Discretionary Review 

Attachment 

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

and extraordinary circumstances that justify Discretionary Review of this project? 

How does the project conflict with the City’s General Plan or the Planning Code’s 

Priority Policies or Residential Design Guidelines? 

3666 21 "  Street, abutting 3660 to the west, has been the Pera family residence for over 70 

years. My grandmother and grandfather, Janet and Guido Pera, purchased their home in the 

1950’s and it has been our family residence continuously since that time. My father Angus Pera 

has lived at 3666 the past 22 years. I am his son Arran Pera and intend to one day move into 

this home with my own family. 

Standards for this site are not regular Section 311 standards 

This is a very steep block in the very steep Dolores Heights SUD area. Along with Chinatown, 

Dolores Heights was one of the earliest to have a specific plan incorporated into the Planning 

Code - before there were individual area plans. Both were adopted before and are in addition 

to any 311 policies or attempts to define Neighborhood Character under 1986 Proposition M. 

The specific Planning Code 241 policies for Dolores Heights were adopted in 1980 after the 

Commission acted in September to initiate this plan (Resolution 8087). The policies, design 

guidelines and mapping of the Dolores Heights SUD - were adopted by the Planning 

Commission. They emphasize protecting landscaping, the slope of lots and view corridors. All 

are undermined by the proposed development. Because the home at 3660 21st  was 

intentionally sited in the rear of the lot, there is a PUBLIC view over this site when travelling 

DOWN 215t  Street. See attached photo taken from car going down 21st  Street. 

The current owner of the downhill property at 3660 21 st  Street proposes an addition, as well as 

a variance, that conflicts with: 

� the historical development of that house which is sited toward the rear of the lot so that 

other homes have been developed taking that siting into effect 

� the unique policies of the Planning Code Dolores Heights Special Use District that recognize 

the steep streets and views available to the public from them and over this property in 

particular 

� the election of open space in the front of the lot between the garages to a variance which 

effectively eliminates any obstructed yard 

� the intentional removal the historic gardens which were recognized in the Dolores Heights 



SUD 

Discretionary review is warranted to weigh the extraordinary impacts this particular project will 

have not only on our individual property concerning privacy, light, air, and view obstruction but 

also the Dolores Heights community at large. The attached photo of this site from 21st 
 Street 

on the first sheet of developers’ plans show the extreme slope of this block. 

The variance application cites the expansion of this property at the REAR of this lot several 

additions in the area of the REAR YARD SETBACK area. They want now to built in the FRONT 

SET BACK AREA of the lot. In 1978 the owner of this lot ELECTED to add a second story to the 

house in the rear setback. An already non-complying structure in the REAR is being so it is also 

non-complying in the FRONT. While being in the Dolores Heights Special Use District designed 

to ensure siting of homes does not harm neighbors or the Public. 

The existing house, which has been determined to be in good condition, already provides for 

most of the uses planned for the new house. The proposed bedrooms along with a playspace 

for future children can be easily added to the existing house between the kitchen and the 

existing western garage. As for the home office, one already exists in the current study. A 

guest room, a bedroom with its own bath, already exists along the northern edge of the 

property on the first floor. A master bedroom and a roof deck already exists on the 2nd  floor. 

There is no need for construction of sub-standard sized childrens’ bedrooms (61 sq ft each) 

without the required second means of egress along the west property line in the front setback 

area. The Housing Code requires that sleeping rooms shall have not less than 70 square feet of 

floor area. The additional spaces should be arranged in a location where they will not ignore 

the requirements of the Dolores Heights SUD, the neighboring properties or compromise public 

views. 

A review of the variance applications and serial permits for 3660 show that the owners have 

consistently located the mass of this building in the rear of the property. 

Lack of required report for the CEQA exemption 

The CEQA Catex is based on incomplete information and calculations and therefore must be 

revised. On 1/18/13 the project architect claimed that a geotech report was NOT required 

because the site does not have more than 20% slope. This is noted in hand on page 2 of the 

categorical exemption. This assertion ignores the dramatic slope at the south edge of the site 

along 21st  Street which exceeds a 20% slope (East-west direction). They instead use a diagonal 

line through the site. The site is 50’ wide therefore a 20% slope would equal a difference of 10 

feet. As can be seen from the cover page of the plans AND the photo attached to this 

application which shows the view of the City looking northeast OVER THE SITE from 
21St  Street, 

there is a VERY STEEPLY SLOPING SITE along 
21st  Street and on this block. 

2 



The Boundary & Topographic Survey done by sponsor - page 3 of plans dated 3/29/2013 - 

shows BY DEVELOPERS’ SURVEY that site drops more than 10 feet of at front property line. The 

WEST property line at the 21st 
 Street sidewalk is measured "310.50 - B/W" (bottom of wall). 

(Ms. Shank says this corner is 311.39’. ) The EAST property line at the 21st 
 Street sidewalk is 

measured "298.76 - B/W" (bottom of wall). This is a difference in the drop in elevation of 11.74 

inches - more than the 10 inch drop required (23.48% slope). 

Using that same survey, 215t  Street is approx. 310 at the West property line and appears to be 

around 298.5 at the East property line. A similar drop of over 10 feet is evident on the 

sidewalk. 

The lack of this report is not minor. The stability of the site during construction is critical to 

providing support for the property at 3666 21st  St uphill. 

The map showing the contour lines for the slopes in this area of Dolores Heights - as well as the 

siting of the building is shown on the Attached SF Property Information Map. 

2. Please explain how this project would cause unreasonable impacts. It you believe 

your property, the property of others or the neighborhood would be adversely 

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

See 1 above. 

The developer proposes to use a series of different variance applications to expand the house 

IN THE REAR SETBACK by adding a second story where he is advantaged in variance application 

#1 VZ78.11. Now in variance application #2 current owner Chris Cox wants to expand in the 

area NOT built in variance #1. In Variance application #1 former owner David Welisch added a 

second story in the REAR of the site and revised existing front entrance to provide a stair to 

same. He INTENTIONALLY built in the rear to not occupy the FRONT of the lot. This intentional 

siting of the building in the rear affects the orientation neighbors of the project as well as the 

public views from 215t  Street. This is exacerbated by the relocation of the garage so that there 

the public view from 21 st  Street currently available over the area between the separated 

garages is limited. See attached photo that shows "flags" erected by sponsor to show the 

outlines of their proposed expansion in the front of the lot. 

This owner has already destroyed/removed the historic garden in the front on this lot. This 

garden (or former owner Bill Gaede) was on the May April 2005 Garden Conservancy Open 

Days. The front garden courtyard was designed by the now-deceased award winning landscape 

architect Harlin Hand. It was between the garages and the residence at rear and has been 

virtually leveled. See attached article and photos. 



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 effected noted above in question #1? 

See siting issues and recommendations set out in 1 above. 

The split garage siting benefits the entire neighborhood and City by opening up a view of 

downtown and the Bay over this lot. The staff recommendation to eliminate the garage is not 

based on evaluation of this site in context of the Dolores Heights SUD. 

ri 
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Discretionary Review Application 
Submittal Checklist 

Applications submitted to the Planning Department must he accompanied by this checklist and all required 
materials. The checklist is to be completed and signed by the applicant or authorized agent. 

REQURED MATERALS  (pias crec coo DR APPLICATION 

Application, with all blanks completed 

Address labels (original), if applicable 0 

Address labels (copy of the above), if applicable 0 

Photocopy of this completed application El 

hooaraphs that illustrate your concerns go 

:.onvenant or Deed Restrictions 

Check payable to Planning Dept. U 

Letter of authorization for agent Li 
Other: Section Plan, Detail drawings (i.e. windows, door entries, trim), 
Specifications (for cleaning, repair, etc.) and/or Product cut sheets for new 
elements i.e. windows, doors) 

NO1ES. 

0 Requadd Malone 

MOW ; nal  MateriC 

0 Two sets of original labels and one cope of addresses of adjacent property owners and owners of property across street 

For Departwert Use Dry 

Application received by Planning Department: 

By: 	 Date: 



Applicant’s Affidavit 

Under penalty of perjury the following declarations are made: 
a: The undersigned is the owner or authorized agent of the owner of this property. 
b: The information presented is true and correct to the best of my knowledge. 
c: The other information or applications maybe required. 

Signre:  	Date: 

Print name, and indicate whether owner, or authorized agent: 

Arc4 	 - 
Owner I 	oriz ,aer 	ce c) 



U 0 



San Francisco Property Information Map 

San Francisco Property Information Map 
Public Access to Useful Property Information & Resrnirces at the Click of a Mouse 
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San Francisco Property Information Map 
Public Access to Useflul Property information & Resources at the Click of a Mouse 
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More than a view blooms atop Dolores Heights / Abundant, rocky landscape by Harlan Hand part of’Operi Days’ - SFGate 
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More than a view blooms atop Dolores Heights I Abundant, rocky 

landscape by Harlan Hand part of ’Open Days’ 
Alice Joyce 

Published 4:00 a.m., Wednesday, April 77, 2005 

0 	0 	
Commanding vistas of San Francisco set off Bill 

0  and use Gaede’s garden in Dolores Heights, where 

Tweet 	Like 	 Share 	a verdant collection of orchids, clipped evergreens 

Comments (0) 1  Email This 	
and succulents grows on a multilevel hardscape 

[A! Larger I Smaller 	Font 	
with rockwork. 

http:J/www.sfgate.com/bayarea/article/More_than_a_view_blooms-atop-DolOres-Heights-2Sl9lBO.PhP  



More than a view blooms atop Dolores Heights / Abundant, rocky landscape by Harlan Hand part of’Open Days’ 

Printable Version 	 A wooden doorway and connecting arbor draped in 
jasmine and bougainvillea ornament the garden’s 
front entrance, flanked by richly planted beds that 

soften the look of the concrete sidewalk. 

These streetside beds look good year-round. A backdrop of shapely winter- blooming jade 
plant grows in tandem with clambering pelargoniums, while combinations of blue, gray 
and pea-green succulent rosettes draw attention in the foreground. 

The Gaedes purchased the property in 1984, and soon afterward, a section of the front 
garden suffered storm damage, prompting Bill Gaede to contact artist and designer 
Harland Fiand, who had worked on the landscape with the former owner. 

Hand said he had always wanted to create a patio in the damaged area. The new rock 

used in the patio’s construction perfectly matches the garden’s older rock because Hand 
was able to procure it from his original source in the Sierra. 

The designer’s style is revealed immediately upon entering the garden, where his 
distinctive rockwork extends to a configuration of interconnecting terraces, with steps 

and paths throughout. 

Plantings show Hand’s collaboration, also, giving rise to a treasury of flora cultivated in 
layered plantings. "When I bought this place, I tried to count the plants," Gaede said. 
"When I reached 1,000, I quit!" 

As you step inside the main door, a mysterious orchid species appears to the left. Gaede 
said he does not know the name of the rare orchid but recalls that the plant survived a 
major freeze soon after he moved into the house. Coming into bloom around May, the 
orchid produces a tiny single mahogany flower held on an upright stem. After blooming 

for one week only, it stops. Gaede said he hopes another orchid fancier may be able to 
identify it one day. 

A pond with water lilies and a fountain emerge nearby. Early in the year, azalea 
’Sherwood Red’ blooms here, bringing the scenery to life. Planted about, Camellia 
reticulata hybrids clothed in emerald foliage are a reliable asset, and still more effective 
adorned in showy flowers. Vermilion ’Bob Hope’ keeps company with ’Coral Delight.’ 

Magnolia cylindrica adds shimmery white flowers to the mix. 

Hand’s design incorporates a network of pathways to allow access to all corners of the 
garden. The setting’s high points offer sweeping views of downtown San Francisco and 

the bay. 

Another brilliant stroke was Hand’s notion to plant cymbidium orchids in the ground. 
"Orchids are typically planted in pots. ... Most people think you cannot plant cymbidiums 
in the ground," Gaede said. All the same, Hand showed Gaede how to do it, using a 

popular polling mix called Super Soil. 

Gaede grows an abundance of cymbidiums and other types of orchids, which bloom 
lavishly primarily during the winter months. Many plants have been growing for 25 
years, and "they just keep going. I thought we’d lose plants when temperatures got down 
to 28 degrees," Gaede said, "but we covered them up and they made it." 

An arbor cloaked in wisteria provides structure in the front garden. Placed by the 
pathways, elegant laceleaf maples are interesting across the seasons, from their sculptural 

http://wwwsfgate.com/bayarea/article/More-than-a-view-blooms-atop-Dolores-Heights-2639  160.php 



More than a view [looms atop Dolores Heights / Abundant, rocky landscape by Harlan Hand part of ’Open Days’ - 

branches to their fine-textured, beautifully colored leaves. 

The topiary outlines of mugho pines are carefully shaped to open their forms and get a 

sort of view through, Gaede said. "Pruning goes on all year. .. . Hand always told me, ’We 

need to keep things down to scale.’’ 

From a doorway to the lower garden, one gazes down on an arrangement of plant 

material that demonstrates Hand’s signature color harmonies: drifts of a low-growing, 

blue-violet succulent and a rare bromeliad, its small bronze leaves splotched in green. 

Fleshy-leaved specimens of coppery orange, cardinal red and apple green complete 

the picture. 

In easy reach, flowering abutilons and fuchsias commingle with cactus species, aloes, 

watsonias and yuccas. 

At the rear of the property, the former owner, a structural engineer and past president of 

the San Francisco Orchid Society, built a retaining wall that runs along a sheer drop-off 

on the edge of the boundary line. 

In this setting, tender Vireya rhododendron specimens find shelter. A tall plant with 

shell-pink flowers contrasts with the soft coral flowers of a mature plant of smaller 

stature, growing beneath. Opposite, a white camellia plays off Rhododendron 

’Fragrantissimum.’ Diverse plantings come into view. Deep purple hybrid Douglas irises, 

the brilliant tones of echeverias and bird- of-paradise consort with a Meyer lemon 

yielding nonstop fruit. Left behind by the former occupant, the sculptural profile of a 

Burmese winged dragon wears a mossy veneer that shows its age. 

Visitors are transfixed by the rear garden’s exhilarating views. Sited "in the weather 

shield of Twin Peaks," Gaede says, "There will be nights when you can see the fog roll in 

all over the city, but we won’t have any here. It’s a great house to have ... to watch the 

weather in San Francisco." 

The Gaede garden at 	02st St. in San Francisco is open to the public on May 22 in 

conjunction with The Garden Conservancy Open Days Program; admission is $5.  Visit 

www.gardenconservancy.org  or phone toll free (888) 842- 2442 for information or to 

order an Open Days directory. 
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AB. ANCHOR BOLT
A.F.F. ABOVE FINISHED FLOOR
AGGR. AGGREGATE
ALUM. ALUMINUM
ALT. ALTERNATE
ANOD. ANODIZED
APPROX. APPROXIMATE
ARCH. ARCHITECTURAL

BD. BOARD
BLDG. BUILDING
BLK. BLOCK
BLK'G BLOCKING
BM. BEAM
BOT. BOTTOM
BTWN. BETWEEN
B.U.R. BUILT UP ROOFING
B.W. BOTH WAYS

C.J. CONTROL JOINT
CLG. CEILING
CLKG. CAULKING
CLR. CLEAR
C.M.U. CONCRETE MASONRY UNIT
COL. COLUMN
CONC. CONCRETE
CONN. CONNECTION
CONSTR. CONSTRUCTION
CONT. CONTINUOUS
C.T. CERAMIC TILE

DEG. DEGREE
DET/DTL DETAIL
D.F. DRINKING FOUNTAIN
DIAG. DIAGONAL
DIA. DIAMETER
DN. DOWN
DS. DOWNSPOUT
DWG. DRAWING

E EAST
(E) EXISTING
EA EACH
E.J. EXPANSION JOINT
E.I.F.S. EXTERIOR INSULATION AND

FINISH SYSTEM
EL. ELEVATION
ELEC. ELECTRICAL
ELEV. ELEVATOR
EMER. EMERGENCY
ENCL. ENCLOSURE
EQ EQUAL
EQUIP. EQUIPMENT
EXT. Exterior

F.A. FIRE ALARM
F.D. FLOOR DRAIN
F.D.C. FIRE DEPARTMENT

CONNECTION
FDN/FND FOUNDATION
F.E. FIRE EXTINGUISHER
F.E.C. FIRE EXTINGUISHER CABINET
F.F. FINISH FLOOR
FFE FINISH FLOOR ELEVATION
F.H.C. FIRE HOSE CABINET
FIN. FINISH
FL FLOW LINE
FLR. FLOOR
FLUOR. FLUORESCENT
F.O.B. FACE OF BRICK
F.O.C. FACE OF CONCRETE
F.S. FULL SIZE
FT. FOOT OR FEET
FTG. FOOTING
FURR. FURRING

GA. GAUGE
GALV. GALVANIZED
G.C. GENERAL CONTRACTOR
GL. GLASS
GLB GLUE LAM BEAM
GR. GRADE
GYP. GYPSUM
GYP BD. GYPSUM BOARD
GSM GALVANIZED SHEET METAL

HB HOSE BIB
H.C. HOLLOW CORE
H/C HANDICAPPED
HDWD HARDWOOD
HDWE. HARDWARE
H.M. HOLLOW METAL
HR. HOUR
HT. HEIGHT
HVAC HEATING VENTILATION

AIR CONDITIONING
HW HOT WATER

I.D. INSIDE DIAMETER
INSUL. INSULATION
INT. INTERIOR

JAN. JANITOR
JH JOIST HANGER
JNT. JOINT
JST. JOIST

KIT. KITCHENLAB

LAB. LABORATORY
LAM. LAMINATE
LAV. LAVATORY
LT. LIGHT

MAX. MAXIMUM
MECH. MECHANICAL
MEMB. MEMBRANE
MFR. MANUFACTURER
MIN. MINIMUM
MISC. MISCELLANEOUS
M.O. MASONRY OPENING
MTL. METAL
MUL. MULLION

N NORTH
(N) NEW
N.I.C. NOT IN CONTRACT
NO. NUMBER
NOM. NOMINAL
N.T.S. NOT TO SCALE

O.C. ON CENTER
O.D. OUTSIDE DIAMETER
OH. OVERHEAD
OPG. OPENING
OPP. OPPOSITE

PCT. PRE-CAST
P.L. PROPERTY LINE
P.LAM. PLASTIC LAMINATE
PLAS. PLASTER
PLYWD. PLYWOOD
PR. PAIR

Q.T. QUARRY TILE

R. RISER
(R) REMODELED
R.D. ROOF DRAIN
RE: REFER TO
REFR. REFRIGERATOR
REINF. REINFORCED
REQ'D. REQUIRED
RM ROOM
R.O. ROUGH OPENING
RWL RAINWATER LEADER

S SOUTH
S.C. SOLID CORE
SCHED SCHEDULE
SECT. SECTION
S.F. SQUARE FOOT
SHT. SHEET
SIM. SIMILAR
SPEC. SPECIFICATION
SQ. SQUARE
S.S. STAINLESS STEEL
STAGG. STAGGERED
STD. STANDARD
STL. STEEL
STRUC. STRUCTURAL
SUSP. SUSPENDED

TR TREAD
T&B TOP AND BOTTOM
TER. TERRAZO
T&G TONGUE AND GROOVE
THK. THICK
T/ TOP OF
TYP. TYPICAL

UON UNLESS OTHERWISE NOTED

VCT VINYL COMPOSITION TILE
VER VERIFY
V.I.F. VERIFY IN FIELD
VERT. VERTICAL

W WEST
W/ WITH
W.C. WATER CLOSET
WD. WOOD
W/O WITHOUT
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CURRENT RELEASE DATE:

JOB NO.

PREVIOUS RELEASE

SHEET TITLE

CURRENT RELEASE SET:

PROJECT NAME

PROJECT ADDRESS

CLIENT NAME

3660 21ST STREET,
SAN FRANCISCO, CA.
94114

1/
27

/2
01

4
10

:1
9:

58
A
M

G0.00

PROJECT INFO

3660 21ST
STREET

01.28.2014

12-009

SITE PERMIT &
VARIANCE SET
REV.2

3660 21ST STREET,
LLC

2

ENVIRONMENTAL
EVALUATION (HISTORIC)

NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1

2.14.2013

3.13.2013
3.29.2013
7.03.2013

THIS PROJECT SHALL COPMPLY WITH THE FOLLOWING CODES:

2010 CA BUILDING CODE
2010 CA MECHANICAL CODE
2010 CA ELECTRICAL CODE
2010 CA PLUMBING CODE
2010 CALIFORNIA ENERGY CODE (TITLE-24)
2010 CA FIRE CODE

DRAWING INDEX

VICINITY MAP

ABBREVIATIONS

ARCHITECTURAL SYMBOLS

AERIAL PHOTO

PROJECT INFO SCOPE OF WORK
ADDRESS:  3660 21ST STREET SAN FRANCISCO, CA 94114
BLOCK/LOT: 3605/019

OCCUPANCY: R-3
CONSTRUCTION TYPE: V-B
ZONING: RH-1 (DOLORES HEIGHTS - SPECIAL DISTRICT)

PERMITTED USES: SINGLE FAMILY RESIDENCE
EXISTING USE: SINGLE FAMILY RESIDENCE
PROPOSED USE: SINGLE FAMILY RESIDENCE

SETBACKS:
REAR: 45% OF BLOCK LENGTH (51'-4")
FRONT: 15'-0"
SIDE: 0'-0"

BUILDING HEIGHT:
EXISTING: 23' - 7 1/2"
PROPOSED: 24' - 1 1/2"
PERMITTED: 35' - 0"

# OF STORIES EXISTING: 2
PROPOSED: 2

SQUARE FOOTAGE

           EXISTING            ADDITION      PROPOSED
BASEMENT    329 SF      367 SF              684 SF
FIRST FLOOR 1,665 SF         320 SF 1,985 SF
SECOND LEVEL    553 SF      964 SF 1,529 SF
HOUSE 2,547 SF   1,651 SF 4,198 SF

GARAGE(S)    430 SF        11 SF    441 SF
TOTAL SF  2,977 SF   1,662 SF 4,639 SF

THIS PROJECT CONSISTS OF THE FOLLOWING:
A REMODEL AND ADDITION OF A SINGLE FAMILY HOME.
INTERIOR RENOVATION AT ALL EXISTING LEVELS & (N)
WINDOWS & DOORS AT ALL LEVELS. EXPANSION OF FIRST
LEVEL AND SECOND LEVEL.

PROJECT DIRECTORY
ARCHITECT
FELDMAN ARCHITECTURE
1005 SANSOME ST. STE 240
SAN FRANCISCO, CA 94111
PHONE: 415 252 1441
FAX: 415 252 1442
EMAIL:

OWNER
CHRIS COX & VISRA VICHIT VADAKAN
P.O. BOX 14820
SAN FRANCISCO CA 94114

APPLICABLE CODES

SUBJECT PROPERTY

PERSPECTIVE DRAWING

SUBJECT PROPERTY

GENERAL
G0.00 PROJECT INFO
G0.10 SITE PHOTOS

SURVEY
SU-1 BOUNDARY AND TOPOGRAPHIC SURVEY

LANDSCAPE
L1.01 PRELIMINARY LANDSCAPE SITE PLAN
L1.02 PRELIMINARY LANDSCAPE PLAN - ROOF AND DECK AREAS
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A2.11 PROPOSED FIRST FLOOR PLAN
A2.12 PROPOSED SECOND FLOOR PLAN
A2.13 PROPOSED ROOF PLAN
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A3.11 PROPOSED EAST ELEVATION
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A3.13 PROPOSED NORTH ELEVATION
A4.00 EXISTING BUILDING SECTIONS
A4.01 EXISTING BUILDING SECTIONS
A4.10 PROPOSED BUILDING SECTIONS
A4.11 PROPOSED BUILDING SECTIONS
A8.40 WINDOW DETAILS

VARIANCE
REBUILD EXISTING TWO SINGLE CAR GARAGES INTO ONE TWO
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SECOND FLOOR WITHIN THE REAR YARD SETBACK.

2
ARCHITECT
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FLAVOR IMAGES GROUND FLOOR PRELIMINARY PLANT LIST
Botanical Name Common Name Size

Garden Trees:
Acer palmatum ‘Bloodgood’ Japanese Maple 24” Box
Betula nigra River Birch 36” Box

Shrubs + Groundcovers:
Asparagus ‘Myers’ Myers Asparagus Fern 1 gallon
Blechnum spicant Deer Fern 1 gallon
Carex pansa Dune Sedge plugs
Carex praegracilis Field Sedge plugs
Chondropetalum tectorum Cape Reed 5 gallon
Dicksonia Antarctica Tasmanian Tree Fern 1 gallon
Doryanthes palmeri Spear Lilly 1 gallon
Festuca ‘Scott Mountain’ California Fescue 4” pots
Festuca ‘Molate’ Molate Sedge 1 gallon
Iris douglasiana Douglas Iris 1 gallon
Lomandra ‘Breeze’ Lomandra 1 gallon
Pteris tremula Australian Brake Fern 1 gallon
Polystichum munitum Western Sword 1 gallon
Senecio mandraliscae Blue Kleinia 6” pots

Street Tree Planting:
Ginkgo biloba Maidenhair 36” BoxHardscape Flavor Images are not intended to be exact representations of materials, finishes, colors and/or installation details for the Cox Vichit-Vadakan Residence project.  Rather, the images provide a preliminary 

depiction of each depicted site element, as shown and described herein.
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GREEN ROOF AND DECK PRELIMINARY PLANT LIST
Botanical Name Common Name Size

Shrubs + Groundcovers:

Achillea tomentosa Yarrow Flats
Armeria maritima ssp. californica Sea Pink 4” pots
Blechnum spicant Deer Fern 1 gallon
Carex praegracilis Field Sedge Plugs
Chondropetalum tectorum Cape Reed 1 gallon
Festuca ‘Tomales Bay’ Tomales Bay Fescue 4” pots
Festuca ‘Molate’ Molate Sedge 1 gallon
Fragaria chiloensis Strawberry Flats
Iris douglasiana Douglas Iris 1 gallon
Koeleria glauca Blue Hair Grass Plugs
Lomandra ‘Breeze’ Lomandra 1 gallon
Sedum spurium Two-row Stonecrop Flats
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FLAVOR IMAGES

Flavor Images are not intended to be exact representations of materials, finishes, colors and/or 
installation details for the Cox Vichit-Vadakan Residence project.  Rather, the images provide a 
preliminary depiction of each depicted site element, as shown and described herein.
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ROOF DECK

SIDEWALKFRONT YARD SETBACK

REAR YARD SETBACK
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8

9
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1

2
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EXISTING WALL TO REMAIN

DEMO

ALL DIMENSIONS ARE TO FACE OF
FRAMING U.O.N.
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DIMENSIONS, TYP.
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CURRENT RELEASE SET:

PROJECT NAME

PROJECT ADDRESS

CLIENT NAME
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ROOF PLAN
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STREET
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VARIANCE SET
REV.2

3660 21ST STREET,
LLC

2

ENVIRONMENTAL
EVALUATION (HISTORIC)

NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1

2.14.2013

3.13.2013
3.29.2013
7.03.2013

0' 4' 8' 16'TRUE
NORTH

 1/4" = 1'-0"
1 EXISTING/DEMO ROOF PLAN



A3.11

2

A3.13 1

A3.12

1

A3.101

4
A4.11

2
A4.10
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3
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A

2.1

B C D E F G H

GA GB

G1

G2

166 SF
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17' - 7 1/2"10' - 8 1/4"21' - 6"3' - 0 1/4"
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 3
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52' - 10"

CRAWL SPACE
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' -
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"
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 - 

5 
3/

4"
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224 3
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HOME OFFICE

A1.122

2

11
' -

 3
"

64 SF
MECH

DN
UP

3'
 - 
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2

KEYED NOTES

GARAGE ABOVE SHOWN DASHED

HOUSE ABOVE SHOWN DASHED

FRONT YARD SETBACK

REAR YARD SETBACK

1

2

3

4

ALL DIMENSIONS ARE TO FACE OF
FRAMING U.O.N.

CONTRACTOR TO FIELD VERIFY ALL
DIMENSIONS, TYP.

SHEET NOTES
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2.
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EXISTING WALL TO REMAIN
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AREA OF ADDITION
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FLOOR PLAN

3660 21ST
STREET

01.28.2014
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REV.2

3660 21ST STREET,
LLC
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ENVIRONMENTAL
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NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1

2.14.2013

3.13.2013
3.29.2013
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 1/4" = 1'-0"1 PROPOSED BASEMENT FLOOR PLAN
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NORTH



UP

UP

DN

DNDN

DW

A3.11

2

A3.13 1

A3.12

1

A3.101

4
A4.11

2
A4.10 53 SF

ENTRY

47 SF
LAUNDRY

20 SF
POWDER

185 SF
GUEST ROOM

26 SF
CLOSET30 SF

BATH

391 SF
2-CAR GARAGE

295 SF
DINING

418 SF
LIVING

190 SF
KITCHEN

22 SF
PANTRY

P

P

P

P

REF

22

33 SF
HALL

3
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A
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B C D E F G H

GA GB

OVEN

G1
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BREAKFAST
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KEYED NOTES
1 OUTLINE OF BLDG ABV SHOWN DASHED

2

PATIO

3

4

5

SLOPED METAL ROOF

6

7

COVERED ENTRY WAY

8

GREEN ROOF

9

METAL SUNSHADE AWNING ABV
SHOWN DASHED

10

FIREPLACE

METAL PLANTER

STEEL COLUMN

METAL SUNSHADE AWNING

14

SHELVES15

16

17

18

DESK

WINDOW SEAT

11

12

METAL GUARDRAILS13

MURPHY BED

SKYLIGHT

STEEL BEAM

BUILT-IN STORAGE

19 OUTLINE OF EXISTING BUILDING,
SHOWN DASHED

20 FRONT YARD SETBACK

21 REAR YARD SETBACK

NEW WALL

EXISTING WALL TO REMAIN

LEGEND

AREA OF ADDITION

ALL DIMENSIONS ARE TO FACE OF
FRAMING U.O.N.

CONTRACTOR TO FIELD VERIFY ALL
DIMENSIONS, TYP.

SHEET NOTES
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SHEET TITLE
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REV.2

3660 21ST STREET,
LLC

2

ENVIRONMENTAL
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NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1
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3.13.2013
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4
A4.11

2
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BATH
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WALK-IN-CLOSET
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WALK-IN-CLOSET
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FAMILY ROOM
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CHANGING ROOM
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MASTER BEDROOM

14 SF
W.C.
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ROOF GARDEN
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9
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15
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3' - 6"

KEYED NOTES

OUTLINE OF BLDG ABV SHOWN DASHED

PATIO

SLOPED METAL ROOF

GREEN ROOF

METAL SUNSHADE AWNING ABV SHOWN DASHED

FIREPLACE

METAL PLANTER

STEEL COLUMN

METAL SUNSHADE AWNING

SHELVES

DESK

WINDOW SEAT

BUILT-IN CLOSETS

METAL GUARDRAILS

MURPHY BED

SKYLIGHT

STEEL BEAM

COVERED ENTRY WAY

OUTLINE OF EXISTING BUILDING,
SHOWN DASHED

FRONT YARD SETBACK

REAR YARD SETBACK

1

2

3

4

5

6

7

8

9
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FLOOR PLAN
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STREET

01.28.2014
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REV.2

3660 21ST STREET,
LLC

2

ENVIRONMENTAL
EVALUATION (HISTORIC)

NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1

2.14.2013

3.13.2013
3.29.2013
7.03.2013
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NORTH

 1/4" = 1'-0"
1 PROPOSED SECOND FLOOR PLAN
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KEYED NOTES

GREEN ROOF

METAL PLANTER

BEAM BELOW

BALCONY

ROOF GARDEN

SLOPED ROOF

(P) TWO CAR GARAGE

METAL SUNSHADE AWNING
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3

4

5

6

7

8

9
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BENCH

FRONT YARD SETBACK

11
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REAR YARD SETBACK13

NEW WALL

EXISTING WALL TO REMAIN
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1-HR RATED ASSEMBLY

ALL DIMENSIONS ARE TO FACE OF
FRAMING U.O.N.

CONTRACTOR TO FIELD VERIFY ALL
DIMENSIONS, TYP.

SHEET NOTES
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2.

CURRENT RELEASE DATE:
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PREVIOUS RELEASE
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NEIGHBORHOOD OUTREACH
SITE PERMIT/VARIANCE
SITE PERMIT/VARIANCE R1

2.14.2013

3.13.2013
3.29.2013
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 1/4" = 1'-0"
1 PROPOSED ROOF PLAN



T.O. ROOF @ GARAGE A
13' - 9 1/2"

F.F. @ GARAGE A
2' - 0"

T.O. ROOF @ ENTRY GATE
15' - 1 1/2"

T.O. ROOF @ GARAGE B
21' - 6"

P P
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3
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3
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3 4
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5
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313' - 2 1/2"

301' - 5"

3

3

F.F. @ GARAGE B
9' - 8 1/2"

T.O. ROOF @ GARAGE A
13' - 9 1/2"

F.F. @ ENTRY GATE
5' - 9 3/4"

F.F. @ GARAGE A
2' - 0"
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 1/4" = 1'-0"2 EXISTING NORTH GARAGE ELEVATIONS

 1/4" = 1'-0"1 EXISTING SOUTH GARAGE ELEVATIONS/STREET VIEW



FIRST FLOOR F.F.E.
0' - 0"(299' - 5")

SECOND FLOOR F.F.E.
9' - 11 1/4"(309' - 4 1/4")

1
A4.00

T.O. FLAT ROOF @ SECOND FLOOR
20' - 6 1/4"(319' - 11 1/4")

T.O. ROOF @ NOOK
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KEYED NOTES

WOOD TRELLIS

OUTLINE OF NEIGHBORING BUILDING
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SITE PERMIT/VARIANCE
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3.13.2013
3.29.2013
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 1/4" = 1'-0"
1 EXISTING SOUTH ELEVATION
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FIRST FLOOR F.F.E.
0' - 0"(299' - 5")

SECOND FLOOR F.F.E.
9' - 11 1/4"(309' - 4 1/4")

BASEMENT F.F.
-5' - 5 1/4"(293' - 11 3/4")

1
A4.01
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T.O. ROOF @ REAR P.L.
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SITE PERMIT/VARIANCE
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0' - 0"(299' - 5")
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9' - 11 1/4"(309' - 4 1/4")
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21' - 1 3/4"(320' - 6 3/4")
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SECOND FLOOR F.F.E.
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KEYED NOTES
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1/4" BACKER ROD AND SEALANT

RAINSCREEN DRAINAGE MAT

WD. SIDING

2 LAYERS OF 15 LB BLDG FELT
LAP OVER HEAD FLASHING

2 LAYERS S.A.S.M., SEE 1/- FOR
INSTALLATION INSTRUCTIONS

BLK'G AS REQ'D.

1" WD. TRIM

HEADER S.S.D.

5/8" GYP. BD.

F.
O

.F
.

MTL. HEAD FLASHING

SHIM AS REQ'D.

BLKG & SHIM AS REQ'D.

WD. WINDOW

WD. SUBSILL

2X SILL PLATE

3" MIN.

2 LAYERS OF 15 LB BLDG FELT
LAP OVER HEAD FLASHING

2 LAYERS S.A.S.M., SEE 1/- FOR
INSTALLATION INSTRUCTIONS

(1-A)
CONSTRUCT ROUGH OPENING PER WINDOW
MANUFACTURER INSTRUCTIONS. VERIFY
SHEATHING CUT FLUSH WITH ROUGH OPENING AT
ALL EDGES

(1-B)
INSTALL SHEATHING PAPER AT SILL, CUT IT
SUFFICIENTLY LONG TO PROJECT BEYOND
THE VERTICAL S.A.S.M. TO BE APPLIED AT
STEP 1-D. NOTCH SHEATHING PAPER TO
ACCOMODATE WINDOW.

(1-C ; 1-CA)
INSTALL SELF ADHERING SHEET MEMBRANE
(S.A.S.M.) AT SILL WITH 9" BELOW AND 3" BEYOND
INTO THE ROUGH OPENING. EXTEND S.A.S.M. 3"
BEYOND VERTICAL S.A.S.M. TO BE APPLIED AT
STEP 1-D. SEE DIAGRAM 1-CA FOR ADDT'L INFO.

(1-D)
APPLY S.A.S.M. AT JAMB SIMILAR TO STEP 1-C.
CUT SUFFICIENTLY LONG TO PROJECT 4" BEYOND
VERTICAL S.A.S.M. TO BE APPLIED AT STEP 1-E

(1-E)
APPLY S.A.S.M. AT HEAD
SIMILAR TO STEP 1-C.

(SEE BELOW)

6"
3"

6"

3" S.A.S.M. OF 1'-0" WIDE PANEL CUT,
SEALED AND FOLDED INTO ROUGH
OPENING. CONTINUOUS BEAD OF
SEALANT(DIAGRAM N.T.S)

STEP 1: SILL, JAMB & HEAD FLASHING

(2-A)
APPLY CONT. ELASTOMERIC SEALANT BEAD TO THE
INTERIOR SIDE OF WINDOW NAIL FINS. APPLY
ADDITIONAL SEALANT AT MITER CORNERS OF
WINDOW FRAME (BACKSIDE). INSPECT WINDOW FINS
FOR DAMAGE. INSTALL WINDOW PER
MANUFACTURER'S INSTRUCTIONS UNLESS
OTHERWISE NOTED BY MANUFACTURER, INSTALL AS
FOLLOWS:

-DO NO FASTEN THROUGH HEAD FIN. NAIL 1/2"
 ABOVE FINS. BEND NAIL DOWN OVER HEAD FIN TO
 ALLOW FOR MOVEMENT. TAP DOWN SHARP EDGE
 OF NAIL HEAD TO AVIOD DAMAGE TO FLASHING
 PAPER

-MIN. 3 FASTENERS EACH SIDE AT 16" O.C. MAX, TYP.

-NO FASTENERS TO BE WITH 3" OF OUTSIDE
 CORNER OF FINS

STEP 2: WINDOW INSTALLATION

(3-A)

(3-B)
WHERE HEAD TRIM OCCURS, INSTALL SHEET
METAL HEAD FLASHING WITH SOLDERED END
CAPS, TYP. SEE DIAGRAM 3-C. INSTALL SHEET
METAL FLASHING TO HAVE A 2" MIN. VERTICAL
LEG, A HORIZONTAL LEG 1/8" DEEPER THAN HEAD
TRIM, AND A VERTICAL1/4" HEMMED BOTTOM
EDGE. INSTALL S.A.S.M. OVER VERTICAL LEG OF
SHEET METAL FLASHING. EXTEND SHT. METAL
FLASHING 4" BEYOND JAMB ROUGH OPENING.

(3-C)
SOLDERED END CAPS @ SHT.MTL.
HEAD FLASHING

STEP 3: HEAD AND POST FLASHING

(SEE BELOW)

SOLDERED
END CAP

WINDOW ROUGH
OPENING @ JAMB

(4-A)
APPLY 6" WIDE STRIP S.A.S.M. AT SILL TO
LAP NAIL FIN. CUT SUFFICIENTLY LONG TO
PROJECT 3" BEYOND THE VERTICAL
S.A.S.M TO BE APPLIED AT STEP 4-B

(4-B)
CONTINUE INSTALLING 6" WIDE S.A.S.M.
AT JAMB TO OVERLAP NAIL FIN. AND
EXTEND 3" BEYOND SILL S.A.S.M.

(4-C)
INSTALL 6" S.A.S.M. AT HEAD TO OVERLAP
SHT. MTL. HEAD FLASHING. EXTEND 3"
GEYOND EDGE OF S.A.S.M. AT JAMB

STEP 4: 2ND S.A.S.M. APPLICATION

(5-A)
INSTALL BUILDING PAPER. OVERLAP
WEATHERBOARD FASHION FROM
BOTTOM TO TOP OF WALL PER
MANUFACTURER'S INSTRUCTIONS.

NOTE: DO NOT PENETRATE THE
WINDOW NAIL FINS WITH FASTENERS
FOR SIDING OR TRIM

STEP 5:BUILDING PAPER APPLICATION

3"

RETURN

INTO R.O.

1-D 1-A 1-E

1-CA

1-CA

1-C1-B 3"1'-0"

1'
-3

"
1'

-1
"

9"

2-A

3-B 1-E

M
IN9"4"

4"

3-B
3-C

4-C

4-B

4-A

5-A

WHERE OCCURS, APPLY VERTICAL STRIP OF
MODIFIED BITUMINOUS SHEET WATERPROOFING
MEMBRANE TO MULLIONS BETWEEN ADJACENT
WINDOWS. OVERLAP JAMB FLANGES COMPLETELY.
EXTEND 4" BEYOND TOP OF HEAD FLANGE AND 4"
BEYOND BOTTOM OF SILL FLANGE.

3"
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