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NOTICE OF APPEAL 

NOTICE IS HEREBY GIVEN THAT on August 18, 2021, the above named appellant(s) filed an appeal with the Board 
of Appeals of the City and County of San Francisco from the decision or order of the above named department(s), 
commission, or officer.  
 
The substance or effect of the decision or order appealed from is the ISSUANCE on August 4, 2021 to Woods Family 
Investments, LP, of a Site Permit (erect new four-story, single family residence, this is a front building) at 1224 Funston 
Avenue. 
 
APPLICATION NO. 2018/12/11/8001 
 
FOR HEARING ON October 20, 2021 
 
Address of Appellant(s):                  Address of Other Parties:  

 
Rose Feng, Appellant(s) 
1218 Funston Avenue 
San Francisco, CA 94122 
 

 
Woods Family Investments, LP, Permit Holder(s) 
c/o Toby Morris, Agent for Permit Holder(s) 
Kerman Morris Architects LLP 
139 Noe Street 
San Francisco, CA 94114 
 
 
 

 
 



      Date Filed: August 18, 2021 
 

CITY & COUNTY OF SAN FRANCISCO  
BOARD OF APPEALS 
 

PRELIMINARY STATEMENT FOR APPEAL NO. 21-080    
 

I / We, Rose Feng, hereby appeal the following departmental action: ISSUANCE of Site Permit No. 

2018/12/11/8001  by the Department of Building Inspection which was issued or became effective on: August 4, 

2021, to: Woods Family Investments,LP, for the property located at: 1224 Funston Avenue.  
 

BRIEFING SCHEDULE:  
 
The Appellant may, but is not required to, submit a one page (double-spaced) supplementary statement with this Preliminary 
Statement of Appeal. No exhibits or other submissions are allowed at this time. 
 
Appellant's Brief is due on or before:  4:30 p.m. on September 30, 2021, (no later than three Thursdays prior to the hearing 
date). The brief may be up to 12 pages in length with unlimited exhibits.  It shall be double-spaced with a minimum 12-point 
font.  An electronic copy should be emailed to: boardofappeals@sfgov.org, julie.rosenberg@sfgov.org 
scott.sanchez@sfgov.org and toby@kermanmorris.com. 
 
Respondent's and Other Parties' Briefs are due on or before: 4:30 p.m. on October 14, 2021, (no later than one Thursday 
prior to hearing date).  The brief may be up to 12 pages in length with unlimited exhibits.  It shall be doubled-spaced with a 
minimum 12-point font.  An electronic copy should be emailed to: boardofappeals@sfgov.org, julie.rosenberg@sfgov.org 
scott.sanchez@sfgov.org and rose_ye_feng@yahoo.com. 
 
The Board’s physical office is closed to the public and hard copies of the brief do NOT need to be submitted. 
 
Only photographs and drawings may be submitted by the parties at the hearing. 
 
Hearing Date: Wednesday, October 20, 2021, 5:00 p.m., via Zoom.  Information for access to the hearing will be provided 
before the hearing date. Please note: Should the City’s Health Orders permit in-person hearings, the Board reserves the right to hold 
the hearing at SF City Hall. Advance notice shall be provided to the parties.) 
 
All parties to this appeal must adhere to the briefing schedule above, however if the hearing date is changed, the briefing 
schedule MAY also be changed. Written notice will be provided of any change to the briefing schedule.  
 
In order to have their documents sent to the Board members prior to hearing, members of the public should email all 
documents of support/opposition no later than one Thursday prior to hearing date by 4:30 p.m. to boardofappeals@sfgov.org.  
Please note that names and contact information included in submittals from members of the public will become part of the public 
record. Submittals from members of the public may be made anonymously.  
 
Please note that in addition to the parties' briefs, any materials that the Board receives relevant to this appeal, including letters 
of support/opposition from members of the public, are distributed to Board members prior to hearing. All such materials are 
available for inspection on the Board’s website at www.sfgov.org/boaYou may also request a copy of the packet of materials that 
are provided to Board members at a cost of 10 cents per page, per S.F. Admin. Code Ch. 67.28.  
 
 
 
The reasons for this appeal are as follows: Not Submitted. 
 
Appellant or Agent (Circle One): 
 
                                                                                                                                           Signature: Via Emai 
 
                                                                                                                                          Print Name: Rose Feng 
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         BRIEF SUBMITTED BY THE APPELLANT(S) 



Background 

 The plan is to demolish an existing one-car garage at the front of the subject 

property (located at 1224 Funston Avenue), and construct a new four-story, single-

family residence. The existing two-story residential building located at the rear of the 

subject property is to remain. This proposed building requires a front yard variance and 

a rear yard variance, and the variances were granted by San Francisco Planning 

Department. On Aug 4, a building permit was granted, but there are several issues that 

need to be resolved. 

Issue #1 Height of the building  

The proposed building plan will significantly reduce the sunlight to the 

neighboring property (“Neighbor”) at 1218 Funston Avenue. The Shadow Analysis 

provided by Symphysis, Bioclimatic Design Consulting, in Exhibit 1 shows that 

compared with a four-story building, a three-story building will significantly reduce its 

impact on Neighbor’s façade. The impact of the proposed four-story project on 

Neighbor’s windows varies from -19.7% reduction in sunlight hours to a reduction of -

28.7%. This is equivalent to blocking the sunlight over 45 minutes per day, every day of 

the year. The shadow analysis shows that a three-story project could reduce the impact 

on neighbor’s façade by an average of -7.5%. With the proposed four-story project, the 

average reduction in hours of sunlight received on Neighbor’s façade is -20.7%, with a 

maximum reduction of -89% near the house’s entry door. The analysis shows that a 

three-story design could reduce the impact on the neighbor’s façade by about 7%. 

 

 



Issue #1 resolution 

To minimize the impact of the Neighbor’s property, the proposed building needs 

to be changed to a three-story building. This is a reasonable compromise solution that 

allows the owner at 1224 Funston Ave and our city to have more housing while at the 

same time significantly reducing the impact of the proposed building on the Neighbor’s 

windows and façade.  

Issue #2 Openings on property line wall (Exhibit 2) 

 The proposed building has three openings on the property line wall. This design 

doesn’t agree with AB-009. According to AB-009, the openings shall be located entirely 

above any adjoining roof or at least six feet laterally beyond any wall of an adjoining 

building. All buildings in our neighborhood obey this rule. In our last hearing, the 

respondent’s response was that they would keep these openings on their proposed 

building, and would remove them if their neighbor wants to build a building in the front 

yard. This response is unreasonable. The ownership at 1224 Funston Avenue can 

change in the future. So this promise cannot be relied upon by the Neighbor.  

Issue #2 resolution 

 This design error should be fixed right away. The three openings on the property 

line wall should be removed from the design. 

Issue #3 Plumbing system of the proposed building 

 As we can see from Exhibit 3, the two adjacent structures located on 1218 

Funston Avenue and 1222 Funston Avenue are like Siamese twins, in that they share a 

common plumbing system. The proposed building should have a separate standalone 

plumbing system so as not to affect the plumbing of the home at 1218 Funston Avenue. 



The reason why I raise the issue here is because the building permit has been issued, 

so once construction starts, the plumbing system of the proposed building will be built at 

the same time. Two weeks after the building permit was issued, we haven’t heard a 

word from respondent on this. I need assurance from the respondent that the 

construction of the proposed building will not affect the existing plumbing system at 

1218 Funston Avenue in any way. 

Issue #4 Common entry 

 As we can see from Exhibit 3, the properties located on1218 Funston Avenue 

and 1222 Funston Avenue are like Siamese twins, in that they share the same front 

yard entrance. In other words, the people currently living in 1218 Funston Avenue are 

entitled to use the entire entrance.  Once the construction at 1224 Funston Avenue 

starts, the entrance of 1218 Funston Avenue will be reduced by half right away, and the 

front yard of 1218 Funston Avenue will be left open, and become insecure from outside 

intrusion.  

Issue #4 Resolution 

 The owner of 1224 Funston Avenue should build a new front yard entrance for 

the owner of 1218 Funston Avenue before the construction starts. 
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I. INTRODUCTION & ANALYSIS SUMMARY 
_______________________________________________________________________________ 

SYMPHYSIS was asked to perform a shading analysis to assess the shading impact 

of a proposed building to be built at 1222 Funston Avenue, upon the house and 

yard of the adjacent property at 1218 Funston Avenue. 

After performing the analysis, SYMPHYSIS concludes that the proposed project at 

1222 Funston Avenue would reduce available hours of sunlight reaching the 

house windows at 1218 Funston Avenue by up to 28.7%, and by up to 39.2% in the 

yard.  One window would lose up to 280 hours of sunlight per year; that averages 

to 45 minutes of lost sunlight for every day of the year.  The yard would lose 893 

hours of sunlight, or an average of 2 hours and 25 minutes for each day of the 

year. 

The report herein describes the proposed project, as well as the methodology 

used for the shading analysis, along with its results and graphics.   

 

 

 

 

 

_____________________________________ 
Olivier A. Pennetier, M.Arch, LEED AP, CEA 

SYMPHYSIS Principal 

12/23/2020 

 

 

 

 

 

 

 

CEA# R16-19-20172 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Our services consist of professional opinions and conclusions developed in accordance with generally accepted environmental design, 

solar engineering and daylighting design principles and practices.  Our conclusions and recommendations are based on the information 

provided by the clients, USGS Digital Elevation Model and publicly available Geographic Information System database.
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II.  PROJECT LOCATION 
_______________________________________________________________________________ 

The proposed project is located at 1222 Funston Avenue in San Francisco CA, in 

the Northwestern quadrant of Inner Sunset neighborhood, block 1738, lot 040.  

 

 

FIGURE 1: LOCATION MAP 

 

 

FIGURE 2: BLOCK MAP

PROPOSED 

PROJECT LOT 
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III.  PROPOSED PROJECT DESCRIPTION 
_______________________________________________________________________________ 

The proposed project is a new 4 story single family residence. The new residence 

is proposed to be 39’-0” high and 49’-6” deep from the front property line, with a 

27’-6” deep rear open space separating it from the existing cottage at the rear of 

the same property.  The house at 1218 Funston Avenue is adjacent to the North of 

the existing rear cottage at 1222 Funston Avenue 

The following images show the 3D massing models for the existing conditions and 

proposed design.  

 

 

 
FIGURE 3: 3D MASSING MODEL OF THE EXISTING CONDITIONS – SEPTEMBER 21ST, 4:00 PM. 

1218  

FUNSTON 

N 

1222 

FUNSTON 
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FIGURE 4: 3D MASSING MODEL OF THE PROPOSED CONDITIONS – SEPTEMBER 21ST, 4:00 PM.      

N 

1218  

FUNSTON 

1222 

FUNSTON 
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IV. ANALYSIS METHODOLOGY & FINDINGS 
_______________________________________________________________________________ 

SYMPHYSIS utilized various tools to develop this shading impact analysis.  Here is a 

breakdown of the analysis process, and the tools used at each stage of the 

analysis: 

1) A 3D model of the existing and proposed conditions was created within a 

CAD software (ArchiCAD), using the architect’s drawings of the proposed 

project, dated R1 01/15/2020 (procured through SF Planning Public Portal).  

The house at 1218 was modeled as a mirror copy of the existing cottage at 

1222 Funston Avenue.  All the surrounding buildings footprints were obtained 

from the current SF Planning GIS layer, and extruded to match the current 

Google Earth building elevation (± 6”).  The terrain was modeled based on 

Google Earth photogrammetry, and matched to the drawing’ survey 

elevations. 

 

2) The 3D models were sent into a building performance analysis tool called 

Autodesk Ecotect to calculate shading and available incident solar radiation, 

based on the latest Typical Meteorological Year (TMY3) weather file for San 

Francisco.  These TMY3 files have recorded solar radiation data, averaged 

over 30 years, and account for cloudiness and other atmospheric obstructions 

of solar radiation.  Analysis grids were created over the façade of 1218 

Funston, as well as its yard and individual windows facing West.  These analysis 

grids are a series of “sensors’ onto which many calculations can be done, 

such as shading and number of sunlight hours that can reach the grid sensors.  

First, the calculations were computed for the existing conditions, then another 

pass with the proposed design. The difference between the two conditions 

highlights the areas that are most impacted by the proposed project. The 

shading calculations were set for the entire year.  

 

The following is a breakdown of the analysis results for the windows, façade and 

yard. 

WINDOWS 

Seven windows were identified to be impacted on the West façade of 1218 

Funston Avenue. See the image below. 
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% REDUCTION OF SUNLIGHT HOURS 

0% -3% -6% -9% -12% -15% -18% -21% -24% -27% -30%+ 

FIGURE 5: IDENTIFIED WINDOWS AND SUNLIGHT REDUCTION IMPACT ON WEST FAÇADE OF 1218 FUNSTON AVENUE. 

 

The impact of the proposed 4 story project on the selected windows varies from -

19.7% reduction in sunlight hours for window B to a reduction of -28.7% for window 

D (-280 hours of sunlight).  This is equivalent to blocking the sunlight over 45 

minutes per day, every day of the year. See Table 01 for the results on all the 

windows, including when the 4th story of the proposed project is removed. The 

analysis shows that a 3-story project could reduce the impact on the windows by 

an average of -7.5%.  The proposed project starts to impact window F from July 5th 

at 4:20 pm (PDT) and stops the impact the following June 12th at 4:20 pm (PDT). 

 

FAÇADE 

Similarly to the windows, the entire West façade of the house at 1218 Funston 

Avenue was analyzed for impact on the sunlight currently received. 

The average reduction in hours of sunlight received on the façade is -20.7%, with 

a maximum reduction of -89% near the house’s entry door.  The analysis shows 

that a 3-story design could reduce the impact on the façade by about 7%. 

A B C D E F 

G 
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% REDUCTION OF SUNLIGHT HOURS 

0% -3% -6% -9% -12% -15% -18% -21% -24% -27% -30%+ 

FIGURE 6: FACADE SUNLIGHT REDUCTION IMPACT E OF 1218 FUNSTON AVENUE. 

 

YARD: 

The front yard of the property was also analyzed for impact on available sunlight 

throughout the year.  The yard is substantially impacted by the proposed project 

as it is located North of the proposed project, thus it is impacted every day of the 

year. On average, the yard would see a reduction in sunlight hour of 39.2%, with 

highest impact concentrated directly North of the proposed 4-story project and 

up to -86% sunlight reduction.  A 3-story project would reduce this impact only 

minimally, by about -3.4%. 

See the analysis grid graphics of the existing and proposed conditions as well as 

the percentage difference impact at the end of this report. 

The full results of the analysis are highlighted in Table 01 below, showing the 

impact for the existing and proposed conditions, as well as a with a 3-story 

building design for comparison: 
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TABLE 01: RESULTS OF THE SHADING IMPACT ANALYSIS FOR THE PROPOSED PROJECT & A 3-STORY BUILDING DESIGN 

 

The following graphics show the shading impact of the proposed 4-story project 

upon the property of 1218 Funston Avenue, on May/July 21st, Fall/Spring 

equinoxes on September and March 21st between 3 pm PDT and 5 pm PDT and 

Winter Solstice on December 21st between 2 pm PST and 4 pm PST; the impact of 

a 3-story design project is also presented after each graphic of the proposed 4-

story design.  

 

  

HOURS OF SUNLIGHT 

EXISTING 

CONDITIONS 

HOURS OF SUNLIGHT 

PROPOSED 4 

STORIES 

SUNLIGHT 

HOURS 
% DIFFERENCE 

HOURS OF SUNLIGHT 

PROPOSED 3 

STORIES 

SUNLIGHT 

HOURS 
% DIFFERENCE 

DELTA 4-3 

STORIES 

WINDOW A 1028 742 -286 -27.8% 846 -182 -17.7% -10.1% 

WINDOW B 1448 1163 -285 -19.7% 1260 -188 -13.0% -6.7% 

WINDOW C 979 776 -203 -20.7% 839 -140 -14.3% -6.4% 

WINDOW D 977 697 -280 -28.7% 785 -192 -19.7% -9.0% 

WINDOW E 1378 1080 -298 -21.6% 1165 -213 -15.5% -6.2% 

WINDOW F 1153 849 -304 -26.4% 924 -229 -19.9% -6.5% 

WINDOW G 1683 1426 -257 -15.3% 1528 -155 -9.2% -6.1% 

FAÇADE 1307 1036 -271 -20.7% 1129 -178 -13.6% -7.1% 

YARD 2276.7 1383.48 -893 -39.2% 1460.83 -816 -35.8% -3.4% 
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A01    FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:00  PM [ PDT ]  
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A01b    FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:00  PM [ PDT ]  
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A02    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
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J U LY /M A Y  21 S T   03:30  PM [ PDT ]  
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A02b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:30  PM [ PDT ]  
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A03    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:00  PM [ PDT ]  
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A03b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:00  PM [ PDT ]  
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A04    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
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J U LY /M A Y  21 S T   04:30  PM [ PDT ]  
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A04b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:30  PM [ PDT ]  
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A05    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
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J U LY /M A Y  21 S T   05:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 



 

S Y M P H Y S I S  | 1222 FUNSTON AVENUE SHADING IMPACT ANALYSIS REPORT | DECEMBER 23RD 2020         PAGE 20 OF 46 

A05b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   05:00  PM [ PDT ]  
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B01    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:00  PM [ PDT ]  
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B01b    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:00  PM [ PDT ]  
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B02    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:30  PM [ PDT ]  
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B02b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:30  PM [ PDT ]  
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B03    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 



 

S Y M P H Y S I S  | 1222 FUNSTON AVENUE SHADING IMPACT ANALYSIS REPORT | DECEMBER 23RD 2020         PAGE 26 OF 46 

B03b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:00  PM [ PDT ]  
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B04    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:30  PM [ PDT ]  
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B04b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:30  PM [ PDT ]  
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B05    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   05:00  PM [ PDT ]  
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B05b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   05:00  PM [ PDT ]  
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C01    WINTER SOLSTICE   
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C01b    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:00  PM [ PS T ]  
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C02    WINTER SOLSTICE   
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C02b   WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:30  PM [ PS T ]  
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C03    WINTER SOLSTICE   
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C05    WINTER SOLSTICE   
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D ECEM BE R  21 S T   04:00  PM [ PS T ]  
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D01    SUNLIGHT HOURS IMPACT ON THE YARD   
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D02    SUNLIGHT HOURS IMPACT ON THE YARD   
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D02b   SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    P R O P O S E D  C O N D I T I O N S W I T H  3 - S T O R Y  B U I L D I N G  
 

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

3000 2750 2500 2250 2000 1750 1500 1250 1000 750 500 



 

S Y M P H Y S I S  | 1222 FUNSTON AVENUE SHADING IMPACT ANALYSIS REPORT | DECEMBER 23RD 2020         PAGE 44 OF 46 

D03    SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    P E R C E N T A G E  D I F F E R E N C E  
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D03b   SUNLIGHT HOURS IMPACT ON THE YARD   
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October 14, 2021 

Email Delivery 

President Darryl Honda and Members of the SF Board of Appeals 
49 South Van Ness Avenue, Suite 1475 
San Francisco, CA 94103 
 

Re: Site Permit Holder’s Brief in Opposition to Appeal 
Appeal No.:   21-080 
Appeal Title:   Feng vs. DBI, PDA 
Subject Property:  1224 Funston Ave 
Permit Type:  Site Permit 
Bldg. Permit No.:  2018/1211/8001 
 

Dear President Honda and Board Members, 

 I am the Architect/Agent acting on behalf of Kieran Woods, Owner of 1222 

Funston Avenue in San Francisco. His project was issued a site permit (BPA 

#2018/1211/8001) on August 4, 2021 to construct a new single-family home at the 

front of the lot (new address: 1224 Funston Avenue); the site permit is before you. 

This is the second time this Appellant has brought this project to this Board, 

the first being BOA appeal #20-061 of the Variances, which was heard on 

10/28/2020, referred to the ZA for confirmation of his earlier decisions, and 

continued to 11/04/2021, where the Zoning Administrator’s Variance Decision was 

upheld, with an additional condition forbidding any additional decks (see Exhibit A - 

NSR).  
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In addition to the site permit appeal currently before you (Appeal No. 21-

080), this project has been subject to a high level of agency review and 

neighborhood notification including, 

• a noticed pre-application community meeting (9/5/18), 

• 311 notification of BPA #2018-1211-8001 (11/26/19-12/26/19), 

• a Variance Hearing 2018-015239VAR before the Zoning 

Administrator (12/5/19), 

• redesign for the Zoning Administrator (1/15/20), 

• 311 re-notification of BPA #2018-1211-8001 (2/20/20-3/6/20), 

• Planning Commission Discretionary Review Hearing 2018-

015239DRP (7/23/20) – unanimous approval, 

• Board of Appeals Hearing No. 20-061 on issuance of a Variance 

Decision (10/28/20 and continued to 11/4/20) – approval with 

conditions. 

 We ask that the Board deny this appeal of the site permit BPA #2018-1211-

8001 and uphold the prior decisions this Board (Appeal No. 20-061 of the 

Variances), the San Francisco Planning Commission (2018-015239DRP), the Zoning 

Administrator (2018-015239VAR), and the Planning Department staff and 

Residential Design Advisory Team.  
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A. PROJECT HISTORY: 

The scope of work for this project, submitted in 2018, proposes a new single-

family home be constructed at the front of this RH-2 / 40-X lot in the Inner Sunset. 

The lot is characterized by a large front yard with a small one car detached garage to 

be demolished to make room for the new structure; and a small 815 square foot 

cottage in the rear of the property to remain (see Exhibit B, City Approved Plans, 

survey sheet G0.04 and photos G0.03 and see Exhibit C – 1222/1224 Funston Block 

Face). The cottage has been found ineligible for the California Register and is not a 

contributor to any historic district. The cottage is “existing non-conforming,” in that 

it is in the required rear yard of the lot as defined by today’s Planning Code section 

134, which calls for the rear 45% of this 120-foot deep lot to be undeveloped. 

The cottage at 1222 Funston, moreover, is a duplicate of and attached to a 

cottage on the Appellant’s property (1218 Funston) located immediately to the 

north. The Appellant’s cottage (1218 Funston) encroaches onto the subject parcel 

by about 12 inches (see Exhibit B, City Approved Plans, survey sheet G0.04 and see 

Exhibit D – Common Demising Wall). 

The project sponsor decided at the onset that instead of pursuing demolition of 

the existing cottage to create a conforming lot condition with a new 2-unit structure 

at the front of the lot, he would preserve the existing small affordable rental cottage 
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and build a new single-family home in the buildable envelope of the parcel (towards 

the front of the lot). This decision also benefited the Appellant, as removal of the 

cottage at 1222 Funston would also have required removal of a portion of the 

Appellant’s cottage on the project sponsor’s lot. 

Kerman Morris Architects (KMA) designed the proposed home and made 2 

rounds of revisions pursuant to Department Plan Check Letters and RDAT comments 

which lowered the height of the proposed building and increased its distance from 

the Appellant’s cottage. The Planning Department encouraged us to pursue a front 

yard variance in order to shift the new structure more towards the front property 

line (reduce the front setback) and provide ample space (the “rear yard equivalent”) 

between the proposed back wall of the new structure and the façades of both our 

cottage and that of the Appellant (see Exhibit B – City Approved Plans, site plan 

A1.01). 

 

B. PRIOR ACTIONS: 

At the 12/05/2019 Variance Hearing, the Appellant voiced opposition to the 

project, and subsequently the 311 Notice period expired (on 12/26/19); but no 

Discretionary Review was filled. Unusually, the Planning Department subsequently 

contacted the project sponsor and Kerman Morris Architects (KMA) and asked for 

additional changes, namely that the proposed new home be slid another 30 inches 
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towards the street, in order to open up more space at the rear for the benefit of the 

soon to become Appellant. Those changes were made to the project plans, the 

revised project was re-noticed and this time the Appellant Rose Feng filed her DR. 

The DR was heard 07/23/2020 before the full Planning Commission and with 

unanimous approval by all Commissioners and with no further changes. 

The Variances were appealed to the Board of Appeals (No. 20-061) which was 

heard (with lively and extensive discussion) on 10/28/2020; referred back to the ZA 

for confirmation of his earlier decisions; and continued to 11/04/2021, where the 

Zoning Administrator’s Variance Decision (see Exhibit E – Variance Decision) was 

upheld, with an additional condition forbidding any additional decks. 

 

C. THE BOARD OF APPEAL VARIANCE DECISION: (No. 20-061) 

The Board of Appeals Variance hearings involved in-depth analysis by all present 

Board Members and Commissioners, lively discussion of far-ranging topics, and 

close scrutiny of all aspects of this project. Because this project is being re-

considered de novo for this hearing, the findings of those hearings deserve 

attention. 

• The non-conforming cottages at the rear of the subject and appellant’s 

lots create a hardship and design challenges: As outlined in our and Mr. 
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Scott Sanchez’s (Planning Department) responses to Board 

Commissioner questions, this is a tough site. With the decision to keep 

the existing cottage (which of course benefits the appellant), the only 

development opportunity to get a second unit on this RH-2 lot is to push 

the new/proposed home forward on the lot. This necessitated variances 

to both rear yard requirements and front setback requirements, simply 

to create a reasonable floor plate for the proposed home (see Exhibit B – 

City Approved Plans). The fourth floor is necessary to get around 3,000 

square feet of living space. 

• Other development options are more impactful on the Appellant: 

Demolishing the cottage on the subject lot would enable a conforming 2-

unit building to be constructed that would be significantly larger than the 

proposed single family home; however the buildable envelope for that 

structure (even without variances) would result in a structure 

significantly closer to the Appellant’s home; exerting a greater shadow 

impact on the Appellant (see Exhibit F – Development Alternatives). 

• The neighborhood context is diverse and complex: The neighborhood 

includes homes and multi-unit buildings in varied styles in the block face, 

generally around 3-stories tall. Across the street is an apartment block 
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that spans half the block, which is 4-stories tall and modern in aesthetic 

(see Exhibit C – 1222/1224 Funston Block Face). Scott Sanchez reported 

back to the Board at the 11/4/20 hearing that the ZA reconfirmed he 

took all this into account when he required us to move the structure 

forward, lower it, and hold the 4th floor back from the block face so it is 

not disruptive of neighborhood patterns. The front entry stairs follow the 

pattern of the homes in the block face to the south and the subject 

building’s modern aesthetic is in keeping with the block face across the 

street (see Exhibit B – City Approved Plans, site plan A5.01). 

• Commissioners expressed concern about proposed building scale, but it 

is consistent with neighborhood context and Residential Design 

Guidelines:  Commissioners expressed concern whether a 3,700 square 

foot home is excessive for this site and results in too great impacts on 

the Appellant’s home. The proposed home is actually less than 3,000 

square feet in living area, and KMA presented in the 11/4/20 hearing 

Assessors records that show over a third of structures in this block face 

are larger at 3,800 to 4,600 square feet (see Exhibit G – 1224 Funston: 

Proposed Gross Building Areas and see Exhibit H – Neighboring Gross 

Building Areas). 
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D. ISSUES RAISED BY THE APPELLANT AND RESPONSE: 

The Appellant’s Brief raises four (4) “Issues” and suggests “Resolutions” to those 

issues. We will discuss those here: 

 

Appellant Issue #1: Height of the Building/Shadow analysis: 

The Appellant claims that the 4-story single-family home proposed for 1224 

Funston on the subject property will “significantly reduce sunlight” to her property. 

KMA has consistently stated in our filings that due to solar geometry, our proposed 

home located to the south of her property will indeed result in new shadows on the 

home at 1218 Funston; but that the proposed design “threads the needle” 

mitigating impacts on her property, and still creates a viable new dwelling unit (see 

Exhibit J – KMA Shadow Diagrams 11/4/21 presented at Appeal No. 20-061 

Hearing).  

Ms. Feng suggests in her brief that a 3-story structure should be built instead of 

the approved 4-levels, and that the reduction in shadows of a smaller home justifies 

this “reasonable compromise.” We disagree: The 4th floor fully fits withing the 

building envelope, requires no variances and was found compliant with the 

Residential Design Guidelines. 
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The Appellant includes a “Shading Impact Analysis Report” by Symphysis 

(12/23/20) in support of her claims. KMA commissioned a peer review of that study 

(see Exhibit K – Prevision Peer Review of Appellant’s Shadow Report) by locally 

accepted Prevision Design (Adam Philips). Prevision points out that the 

methodology for data collection is not explained and the study does not follow 

adopted San Francisco standard shadow analysis methodology for public spaces 

(which weighs changes in light against the Theoretical Annual Available Sunlight 

absent obstructions). Hence the percentage claims are misleading. For example, the 

Symphysis study states, “the shadow analysis shows that a three-story project could 

reduce the impact on the neighbor’s façade by an average of -7.5%.” Using the same 

Symphysis data, one could also say, “with a 4-story project, over 79% of hours of 

sunlight received by the façade are preserved,” and “removing a story from the 

subject property only modesty improves sunlight hitting the façade.”   

     The point is this: There are no standards in the Planning Code to assess and 

regulate the impact of shadows on private property. The Planning Department 

relies on the Residential Design Guidelines (RDGs) to establish reasonable impacts. 

This project has been found consistent with the RDGs by Planning design review 

staff, the Zoning Administrator, and the Planning Commission.  We acknowledge the 

proposed building will cast some new shadow on the appellant’s property. Still, we 

agree with the Planning Commission, the Zoning Administrator, and the Planning 
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Department’s Residential Design Advisory Team, that some degree of shadow 

impact is inevitable and that the proposed 4-story design reasonable mitigates 

impacts on the neighbor to achieve a viable new dwelling unit. 

 

Appellant Issues #2 through #4, and a proposal to work with the Appellant: 

     We have considered the Appellant’s remaining “Issues and Resolutions.” The 

Project Sponsor proposes to address each one to the benefit of the Appellant, 

assuming the proposed 4-story home on the subject lot is upheld and the Appellant 

agrees to work with the Project Sponsor to provide reasonable accommodations 

during construction (see Exhibit L – Offer to Appellant). In brief, with respect to the 

remaining Issues, the Project sponsor proposes: 

 

Appellant Issue #2: Openings on property line wall: 

As requested by the Appellant, the Project Sponsor agrees to remove all property 

line windows on our proposed 4-story home facing the common property line. We 

would agree to this as an additional requirement of approval which Kerman Morris 

Architects would effect in the Addendum submittal (see Exhibit B – City Approved 

Plans, elevation A5.03). 

 

Appellant Issue #3: Plumbing system of the proposed building: 
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Per the attached letter the Project Sponsor agrees to put his existing rear cottage 

and the proposed new 4-story home on a new stand alone sewer line not shared 

with the Appellant. Based on the location of the sewer clean out in the sidewalk, it 

appears that the existing shared sewer line is on the Appellant’s property (under her 

front yard) and hence the hook up to 1222 Funston (cottage in rear of subject 

property) can be abandoned without impact on the Appellant. Should the existing 

sewer line be found to be located on the Project Sponsor’s property, we propose to 

install a new sewer line for the sole use of the Appellant at 1218 Funston (see 

Exhibit B – City Approved Plans, elevation A5.03). 

 

Appellant Issue #4: Common Entry: 

The Appellant notes that the existing gate at the sidewalk giving access to both 1218 

Funston Avenue and 1222 Funston Avenue rear cottages (which is located on the 

common property line between these two parcels) will no longer be serviceable 

upon construction of a home at 1224 Funston Avenue (see Exhibit B, City Approved 

Plans, survey sheet G0.04). The Project Sponsor agrees to move the existing gate or 

replace it in front of the Appellant’s property and to extend/replace the fence to 

secure the property. In addition to this accommodation, the Project Sponsor offers 

to build a new concrete pathway leading to the Appellant’s home in return for 
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limited access to her property to 1) install his foundations and 2) erect scaffolding to 

install siding on the wall facing the common side property line.  

 

E. CONCLUSION: 

The project proposal before the Board is the same proposal that was approved with 

Appeal No. 20-061 the last time this project was reviewed by your body on 

11/4/2020. The only change made was the inclusion of the Board’s stipulated NSR 

imposing the condition of no additional decks to address privacy concerns. The 4-

story project as designed is a reasonable proposal which has been thoroughly 

reviewed and vetted by City Agencies with jurisdiction. We have addressed most of 

the Appellant’s issues and request your support for the project as designed by 

denying the Appeal. 

 

Sincerely, 

 
        
Edward “Toby” Morris, Kerman Morris Architects LLP 

 



Index of Exhibits 
BOA Appeal #21-080   
1222/1224 Funston Avenue 
 
 
Exhibit A BOA Appeal No. 20-061 NSR   
 
Exhibit B City Approved Plans: “Site Permit R1,” 1/15/20  
 (approved 8/4/21) 
 
Exhibit C 1222/1224 Funston Block Face  
 (both sides of street)  
 
Exhibit D Common Demising Wall 
 
Exhibit E Variance Decision (09-02-2020) 
 
Exhibit F Development Alternatives 
 
Exhibit G 1224 Funston: Proposed Gross Building Areas 
 (square footages) 
 
Exhibit H Neighboring Gross Building Areas 
 (square footages) 
 
Exhibit J KMA Shadow Diagrams (11/4/20)  
 
Exhibit K Prevision Peer Review of Appellant’s Shadow  
 Report 
 
Exhibit L Offer to Appellant (10/13/21) 
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Variance Decision 
Date: September 2, 2020 
Case No.: 2018-015239VAR 
Project Address: 1222 Funston Avenue  
Block/Lots: 1738/040 
Zoning: RH-2 (Residential-House, Two Family) 
Height/Bulk: 40-X Height and Bulk District 
Applicant: Edward D. Morris, Kerman Morris Architects LLP 
 139 Noe Street 
 San Francisco, CA 94114 
Owner: Woods Family Investments, LP 
 1485 Bayshore Boulevard, Suite 149 
 San Francisco, CA 94124 
Staff Contact: Sylvia Jimenez – (628) 652-7348 
 sylvia.jimenez@sfgov.org   
 

Description of Variance – Front Setback and Rear Yard Variance Sought:  

The proposal is to demolish an existing one-car garage at the front of the subject property and construct a new 
four-story, single-family residence. An existing two-story residential building located at the rear of the subject 
property is proposed to remain.  
 
Planning Code Section 132 requires the property to maintain a front yard equivalent to 15 feet. The proposed 
single-family residence encroaches approximately 9 feet 11 inches into the required front yard setback, providing 
only approximately 5 feet 1 inch of setback. Therefore, a variance is required.  
 
Planning Code Section 134 requires the property to maintain a rear yard equivalent to 45 percent of the lot 
depth. The proposed building does not extend into the required rear yard. However, an existing second building 
is located entirely within the required rear yard. Pursuant to a Zoning Administrator interpretation, such a 
development scenario requires a rear yard variance.  
  

Procedural Background:  

1. The Project is exempt from the California Environmental Quality Act (“CEQA”) as a Class 1 categorical 
exemption. 

 
2. The Zoning Administrator held a public hearing on Variance Application No. 2018-015239VAR on 

December 5, 2019. 
   

3. Planning Code Section 311 notification was mailed on November 26, 2019 and expired on December 26, 
2019. Subsequently, the project was modified to relocate the proposed building approximately 2 feet 6 
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inches towards Funston Avenue and reduce the overall building height by 6 inches. A 15-day Section 311 
notice was mailed on February 20, 2020 and expired on March 6, 2020. A Discretionary Review application 
was filed on February 26, 2020. 

 
4. The Planning Commission held a duly noticed public hearing for the Discretionary Review on July 23, 2020 

and voted to not take Discretionary Review and approve the project pursuant to DRA-709. 
 

Decision: 

GRANTED, in general conformity with the plans on file with this application, shown as EXHIBIT A, which were 
revised and approved by the Planning Commission pursuant to DRA-709,to demolish an existing one-car garage 
at the front of the subject property and construct a new four-story, single family residence, subject to the 
following conditions: 
 

1. The authorization and rights vested by virtue of this decision letter shall be deemed void and cancelled if 
(1) a Site or Building Permit has not been issued within three years from the effective date of this 
decision; or (2) a Tentative Map has not been approved within three years from the effective date of this 
decision for Subdivision cases; or (3) neither a Site or Building Permit or Tentative Map is involved but 
another required City action has not been approved within three years from the effective date of this 
decision. However, this authorization may be extended by the Zoning Administrator when 
implementation of the project is delayed by a public agency, an appeal or a legal challenge and only by 
the length of time for which such public agency, appeal or challenge has caused delay. 

 
2. Any future physical expansion, even in the buildable area, shall be reviewed by the Zoning Administrator 

to determine if the expansion is compatible with existing neighborhood character and scale. If the 
Zoning Administrator determines that there would be a significant or extraordinary impact, the Zoning 
Administrator shall require either notice to adjacent and/or affected property owners or a new Variance 
application be sought and justified. 

 
3. The proposed project must meet these conditions and all applicable City Codes. In case of conflict, the 

more restrictive controls apply. 
 

4. Minor modifications as determined by the Zoning Administrator may be permitted. 
 

5. The owner of the subject property shall record on the land records of the City and County of San 
Francisco the conditions attached to this Variance decision as a Notice of Special Restrictions in a form 
approved by the Zoning Administrator. 

 
6. This Variance Decision and the recorded Notice of Special Restrictions shall be reproduced on the Index 

Sheet of the construction plans submitted with the Site or Building Permit Application for the Project, if 
applicable.  

 

Findings: 

Section 305(c) of the Planning Code states that in order to grant a variance, the Zoning Administrator must 
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determine that the facts of the case are sufficient to establish the following five findings: 
 

FINDING 1. 

That there are exceptional or extraordinary circumstances applying to the property involved or to the intended 
use of the property that do not apply generally to other properties or uses in the same class of district. 
 
Requirement Met. 
 

A. The historic development pattern of the subject property (developed circa 1908) is atypical, as it and the 
adjacent lot to the north are the only lots on the subject block to have buildings placed at the rear of the 
lot. The rear yard development pattern does occur in residential districts across the City, it is not the typical 
pattern.   

 
B. The subject property is subject to the maximum front setback of 15 feet due to the rear yard development 

pattern of the adjacent lot to the north, which is not typical. The majority of other buildings on this block 
face have no front setback, although several have front setbacks less than 15 feet.   

 

FINDING 2. 

That owing to such exceptional and extraordinary circumstances the literal enforcement of specified provisions 
of this Code would result in a practical difficulty or unnecessary hardship not created by or attributed to the 
applicant or the owner of the property. 
 
Requirement Met. 
 

A. Literal enforcement of the Code in this situation would result in an unnecessary hardship and practical 
difficulty toward constructing a second single-family home in an RH-2 Zoning District. The intent behind 
the relevant Zoning Administrator rear yard interpretation is to ensure such a project is appropriately 
designed and sited given the context of the subject and surrounding lots. The proposal was determined 
by the Planning Department and Planning Commission to be well-designed and consistent with the 
Residential Design Guidelines and surrounding context.  

 

FINDING 3. 

That such variance is necessary for preservation and enjoyment of a substantial property right of the subject 
property, possessed by other property in the same class of district. 
 
Requirement Met. 
 

A. Granting this variance will allow the subject property to provide a second dwelling unit on the subject lot 
as allowed under the RH-2 Zoning District. The Planning Code permits the development of a second 
structure on the subject lot. All of the lots located within the subject block, other than the subject and 
adjacent property at 1218 Funston Avenue, have residential structures at the front portion of the lot. The 
proposed project will match the development pattern of the subject block in a manner consistent with 
the Residential Design Guidelines. This represents a substantial property right of the subject property, 
possessed by other property in the same class of district. 
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FINDING 4. 

That the granting of such variance will not be materially detrimental to the public welfare or materially injurious 
to the property or improvements in the vicinity. 
 
Requirement Met. 
 

A. Granting the variance would not be materially detrimental to the public welfare or materially detrimental 
to the public welfare or materially injurious to the neighboring properties. The project specifically seeks 
to match the well-established pattern of structures in the intermediate context, mirroring the height and 
depth of the adjacent structures while minimizing impact to the existing mid-block open space. Further, 
the project was revised to shift the building approximately 2 feet 6 inches towards Funston Avenue and 
reduce the overall building height by 6 inches to reduce potential impact on the existing structure at the 
rear. As such, the space between the two buildings will be more than 27 feet. The Planning Commission 
found the project to be consistent with the Residential Design Guidelines and approved the project 
without taking Discretionary Review.    

 

FINDING 5.  

The granting of such variance will be in harmony with the general purpose and intent of this Code and will not 
adversely affect the General Plan. 
 
Requirement Met. 
 

A. This development is consistent with the generally stated intent and purpose of the Planning Code to 
promote orderly and beneficial development. Planning Code Section 101.1 establishes eight priority-
planning policies and requires review of variance applications for consistency with said policies. The 
project meets all relevant policies, including conserving neighborhood character, and maintaining 
housing stock.  

 
1. Existing neighborhood retail uses will not be adversely affected by the proposed project. 

 
2. The proposed project will be in keeping with the existing housing and neighborhood character. The 

proposal will add a second dwelling unit on the property. 
 
3. The proposed project will have no effect on the City’s supply of affordable housing. 

 
4. The proposed project does not adversely affect neighborhood parking or public transit. 

 
5. The project will have no effect on the City's industrial and service sectors. 

 
6. The proposed project will have no effect on the City’s preparedness to protect against injury and loss 

of life in an earthquake. 
 
7. The project will have no effect on the City's landmarks or historic buildings. 
 
8. The project would not affect any existing or planned public parks or open spaces. 
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The effective date of this decision shall be either the date of this decision letter if not appealed, or the date of the 
Notice of Decision and Order if appealed to the Board of Appeals. 
 
Once any portion of the granted variance is used, all specifications and conditions of the variance authorization 
become immediately operative. 
 
Protest of Fee or Exaction:  You may protest any fee or exaction subject to Government Code Section 66000 that 
is imposed as a condition of approval by following the procedures set forth in Government Code Section 66020. 
The protest must satisfy the requirements of Government Code Section 66020(a) and must be filed within 90 
days of the date of the first approval or conditional approval of the development referencing the challenged fee 
or exaction. For purposes of Government Code Section 66020, the date of imposition of the fee shall be the date 
of the earliest discretionary approval by the City of the subject development.  
 
If the City has not previously given Notice of an earlier discretionary approval of the project, the Planning 
Commission’s adoption of this Motion, Resolution, Discretionary Review Action or the Zoning Administrator’s 
Variance Decision Letter constitutes the approval or conditional approval of the development and the City 
hereby gives NOTICE that the 90-day protest period under Government Code Section 66020 has begun. If the City 
has already given Notice that the 90-day approval period has begun for the subject development, then this 
document does not re-commence the 90-day approval period. 
 
APPEAL: Any aggrieved person may appeal this variance decision to the Board of Appeals within ten (10) days 
after the date of the issuance of this Variance Decision. For further information, please contact the Board of 
Appeals in person at 1650 Mission Street, 3rd Floor (Room 304), call 575-6880, or visit www.sfgov.org/bdappeal. 
 
 
Very truly yours, 
 
 
 
Corey A. Teague, AICP 
Zoning Administrator 
 
 
 

 
 

This is not a permit to commence any work or change occupancy. Permits from appropriate 
departments must be secured before work is started or occupancy is changed. 

http://www.sf-planning.org/info
http://www.sfgov.org/bdappeal
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1222 FUNSTON PROPOSED GROSS BUILDING AREAS:

SQUARE FEET

(E) COTTAGE NEW HOME NEW 
LEVEL TO REMAIN (HEATED AREAS) GARAGE TOTALS
FIRST 815                      411                      374                    1,600             
SECOND -                      875                      875                 
THIRD -                      1,058                   1,058             
FOURTH -                      614                      614                 

815                     2,958                   374                    4,147             

3,332                   = TOTAL SF NEW HOME
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To: Edward “Toby” Morris 
 Kerman Morris Architects LLP 
 139 Noe Street 
 San Francisco, CA 94114 
 
From: Adam Phillips, Principal 
 Prevision Design 
 1806 Belles Street, Suite 6B 
 San Francisco, CA 94129 
 
Date: October 12, 2021 
 
RE: Review of “Shading Impact Analysis Report for 1222 Funston Avenue” 
 
 
Dear Mr. Morris: 
 
At your request, I have conducted a review of the “Shading Impact Analysis Report for 1222 Funston 
Avenue” (hereafter “Shadow Report”), included as Exhibit A.  The Shadow Report was prepared by 
Symphysis and is dated December 23rd, 2020.  
 

A. Establishment of Professional Qualifications for Shadow Analysis 

The preparer of the Shadow Report is identified as Oliver Pennetier, who is listed on the 
symphasis.net as the company founder.  In review of the public profile on LinkedIn as well as the 
symphysis.net company website, Mr. Pennietier has a background in Architectural design, use and 
training for the building performance software Ecotect, and formerly held a credential as a 
Residential Certified Energy Analyst (expired in 2020). The website and linked bio references 19 years 
of consulting background and expertise in several fields including: sun & shade, daylight & glare, site 
& climate, Title-24 & code compliance, performance and optimization and wind flow and ventilation.  
The website does not include any completed project or client references for any of the listed areas of 
expertise, but a review of the Shadow Report produced reflects a level of analysis that establishes 
him in my view as a qualified professional.  
 

B. Review of Methodology 

The stated purpose of the Shadow Report was to evaluate the shading impact that would be caused 
by the construction of a proposed 4-story residential project at 1222 Funston Avenue in San 
Francisco on an adjacent yard and residence located at 1218 Funston Avenue.   
 
This analysis relied on a 3D CAD model of the existing building conditions in the local vicinity, 
including 1218 Funston Avenue, other adjacent buildings to the north, south and east including 
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buildings across Funston Avenue from the project site to the west.  The listed data sources for the 
model information appear to be reliable and the shadows cast by the model as depicted in the 
Shadow Report exhibits lack significant detail but were found to be generally correct in size, shape 
and location. 
 
The computational analysis described in the report appears to be substantially generated from 
evaluation of the 3D model by software program Ecotect (produced by Autodesk between 2008-
2015, now discontinued).  I have limited personal experience using this program but understand it 
by reputation to have been an appropriate software platform from which to conduct a shadow 
analysis. 
 

C. Review of Report Findings 

Summary: The Shadow Report characterizes the shadow impact of the proposed project in terms of 
the number of hours that sunlight would be reduced on seven windows, the façade, and the front 
yard area of 1218 Funston.  This information is shown graphically as a color-coded percentage 
sunlight reduction overlay for the windows (page 8) and the façade (page 9), and the rear yard 
(pages 41-45).  Quantitative shadow data is presented in table form on page 10.  Results regarding 
the net change in conditions are presented as total hours reduction in sunlight as well as in form 
percentage difference between existing conditions and conditions with the proposed 4-story 
building.  The table on page 10 also includes an analysis of an alternative 3-story project as do pages 
11-40 which depict snapshot conditions for various afternoon shadow conditions with the proposed 
4-story project and the 3-story alternative with the areas of net new project-generated shadow 
rendered in yellow. 
 
My comments on the findings are as follows: 

1. The Shadow Reports findings are based on and characterized by net change in hours of sunlight 
on specific elements, however the Shadow Report does not state how this is calculated where 
where only partial shading over an element occurs, which would very frequently be the case.  A 
more typical approach for quantified shadow analysis (and the standard methodology for 
shadow analysis in San Francisco) would be to use square foot hours which measures both the 
duration of the shadow as well and size of the shadow in square feet. 
If partial shadow coverage on an element has been registered in the hourly accounting as 
shaded for the full hour, the overall results would likely overstate shadow cast by the project. 
 

2. The Shadow Report states the analysis reflects a full-year calculation, however, does not state 
what daily analysis period (the start and stop times relative to sunrise and sunset within which 
the analysis was conducted), nor at what interval analysis readings were taken between these 
times.   Analysis of the net change in conditions might differ significantly based on the time 
periods the analysis was conducted.  Lacking this clarification, the interpretation of the results of 
the net change in shadow conditions could potentially be misleading. 
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3. The analysis bases much of its characterization of impact as a relative percentage change 
between existing hours of sunlight and hours of sunlight.  This is not typical shadow analysis 
methodology̶a more accepted approach would divide both the annual existing hours of 
sunlight and the annual hours of sunlight with the project by the same total number of total 
annual hours where sun could shine on the elements if all obstructions were removed 
(commonly referred to as the Theoretical Annual Available Sunlight, or TAAS). This method 
assures a fixed baseline value to better characterize the existing condition, which is already 
partially shaded, for a more accurate characterization of the change in conditions with the 
addition of the proposed project.  
Additionally, use of a relative percentage change can yield inconsistent and misleading results, 
since even small changes in sunlight condition, if occurring in areas where the total existing 
hours of sunlight are low under existing conditions, would register as a high percentage change, 
simply due to a small denominator. 
 

4. Characterizations on Page 3 & 8 that the total annual hours reduction in shadow on the yard or 
windows would equivalent to blocking sunlight for the same fixed period per day, every day of 
the year is misleading, and not a typical way to characterize shadow effects.  Consistent shading 
throughout the year is not equivalent to shadow occurring at certain times of year and not at 
others as has been shown to be the case with this project. 

 
In conclusion, it is my professional opinion that the shadow conditions as graphically reflected in the 
Shadow Report (specifically pages 11-40) appear to be substantially correct in their depiction of existing 
vs. net new shadows cast by the project.  The quantitative analysis and characterization of findings I 
found not to follow accepted SF standard shadow analysis methodology, and omissions regarding how 
the analysis was conducted raises potential concerns that some results may be incorrect and/or 
misleading for the reasons stated above. 
 
Should there be future updates or clarifications issued to the Shadow Report relevant to my comments 
above, I would be happy to revisit these items and update my findings.  Please do not hesitate to reach 
out if there are any additional questions regarding this matter. 
 
Sincerely, 
 
 
 
Adam Phillips, Principal 
Prevision Design 
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I. INTRODUCTION & ANALYSIS SUMMARY 
_______________________________________________________________________________ 

SYMPHYSIS was asked to perform a shading analysis to assess the shading impact 

of a proposed building to be built at 1222 Funston Avenue, upon the house and 

yard of the adjacent property at 1218 Funston Avenue. 

After performing the analysis, SYMPHYSIS concludes that the proposed project at 

1222 Funston Avenue would reduce available hours of sunlight reaching the 

house windows at 1218 Funston Avenue by up to 28.7%, and by up to 39.2% in the 

yard.  One window would lose up to 280 hours of sunlight per year; that averages 

to 45 minutes of lost sunlight for every day of the year.  The yard would lose 893 

hours of sunlight, or an average of 2 hours and 25 minutes for each day of the 

year. 

The report herein describes the proposed project, as well as the methodology 

used for the shading analysis, along with its results and graphics.   

 

 

 

 

 

_____________________________________ 
Olivier A. Pennetier, M.Arch, LEED AP, CEA 

SYMPHYSIS Principal 

12/23/2020 

 

 

 

 

 

 

 

CEA# R16-19-20172 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Our services consist of professional opinions and conclusions developed in accordance with generally accepted environmental design, 

solar engineering and daylighting design principles and practices.  Our conclusions and recommendations are based on the information 

provided by the clients, USGS Digital Elevation Model and publicly available Geographic Information System database.
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II.  PROJECT LOCATION 
_______________________________________________________________________________ 

The proposed project is located at 1222 Funston Avenue in San Francisco CA, in 

the Northwestern quadrant of Inner Sunset neighborhood, block 1738, lot 040.  

 

 

FIGURE 1: LOCATION MAP 

 

 

FIGURE 2: BLOCK MAP

PROPOSED 

PROJECT LOT 
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III.  PROPOSED PROJECT DESCRIPTION 
_______________________________________________________________________________ 

The proposed project is a new 4 story single family residence. The new residence 

is proposed to be 39’-0” high and 49’-6” deep from the front property line, with a 

27’-6” deep rear open space separating it from the existing cottage at the rear of 

the same property.  The house at 1218 Funston Avenue is adjacent to the North of 

the existing rear cottage at 1222 Funston Avenue 

The following images show the 3D massing models for the existing conditions and 

proposed design.  

 

 

 
FIGURE 3: 3D MASSING MODEL OF THE EXISTING CONDITIONS – SEPTEMBER 21ST, 4:00 PM. 

1218  

FUNSTON 

N 

1222 

FUNSTON 
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FIGURE 4: 3D MASSING MODEL OF THE PROPOSED CONDITIONS – SEPTEMBER 21ST, 4:00 PM.      

N 

1218  

FUNSTON 

1222 

FUNSTON 
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IV. ANALYSIS METHODOLOGY & FINDINGS 
_______________________________________________________________________________ 

SYMPHYSIS utilized various tools to develop this shading impact analysis.  Here is a 

breakdown of the analysis process, and the tools used at each stage of the 

analysis: 

1) A 3D model of the existing and proposed conditions was created within a 

CAD software (ArchiCAD), using the architect’s drawings of the proposed 

project, dated R1 01/15/2020 (procured through SF Planning Public Portal).  

The house at 1218 was modeled as a mirror copy of the existing cottage at 

1222 Funston Avenue.  All the surrounding buildings footprints were obtained 

from the current SF Planning GIS layer, and extruded to match the current 

Google Earth building elevation (± 6”).  The terrain was modeled based on 

Google Earth photogrammetry, and matched to the drawing’ survey 

elevations. 

 

2) The 3D models were sent into a building performance analysis tool called 

Autodesk Ecotect to calculate shading and available incident solar radiation, 

based on the latest Typical Meteorological Year (TMY3) weather file for San 

Francisco.  These TMY3 files have recorded solar radiation data, averaged 

over 30 years, and account for cloudiness and other atmospheric obstructions 

of solar radiation.  Analysis grids were created over the façade of 1218 

Funston, as well as its yard and individual windows facing West.  These analysis 

grids are a series of “sensors’ onto which many calculations can be done, 

such as shading and number of sunlight hours that can reach the grid sensors.  

First, the calculations were computed for the existing conditions, then another 

pass with the proposed design. The difference between the two conditions 

highlights the areas that are most impacted by the proposed project. The 

shading calculations were set for the entire year.  

 

The following is a breakdown of the analysis results for the windows, façade and 

yard. 

WINDOWS 

Seven windows were identified to be impacted on the West façade of 1218 

Funston Avenue. See the image below. 
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% REDUCTION OF SUNLIGHT HOURS 

0% -3% -6% -9% -12% -15% -18% -21% -24% -27% -30%+ 

FIGURE 5: IDENTIFIED WINDOWS AND SUNLIGHT REDUCTION IMPACT ON WEST FAÇADE OF 1218 FUNSTON AVENUE. 

 

The impact of the proposed 4 story project on the selected windows varies from -

19.7% reduction in sunlight hours for window B to a reduction of -28.7% for window 

D (-280 hours of sunlight).  This is equivalent to blocking the sunlight over 45 

minutes per day, every day of the year. See Table 01 for the results on all the 

windows, including when the 4th story of the proposed project is removed. The 

analysis shows that a 3-story project could reduce the impact on the windows by 

an average of -7.5%.  The proposed project starts to impact window F from July 5th 

at 4:20 pm (PDT) and stops the impact the following June 12th at 4:20 pm (PDT). 

 

FAÇADE 

Similarly to the windows, the entire West façade of the house at 1218 Funston 

Avenue was analyzed for impact on the sunlight currently received. 

The average reduction in hours of sunlight received on the façade is -20.7%, with 

a maximum reduction of -89% near the house’s entry door.  The analysis shows 

that a 3-story design could reduce the impact on the façade by about 7%. 

A B C D E F 

G 
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% REDUCTION OF SUNLIGHT HOURS 

0% -3% -6% -9% -12% -15% -18% -21% -24% -27% -30%+ 

FIGURE 6: FACADE SUNLIGHT REDUCTION IMPACT E OF 1218 FUNSTON AVENUE. 

 

YARD: 

The front yard of the property was also analyzed for impact on available sunlight 

throughout the year.  The yard is substantially impacted by the proposed project 

as it is located North of the proposed project, thus it is impacted every day of the 

year. On average, the yard would see a reduction in sunlight hour of 39.2%, with 

highest impact concentrated directly North of the proposed 4-story project and 

up to -86% sunlight reduction.  A 3-story project would reduce this impact only 

minimally, by about -3.4%. 

See the analysis grid graphics of the existing and proposed conditions as well as 

the percentage difference impact at the end of this report. 

The full results of the analysis are highlighted in Table 01 below, showing the 

impact for the existing and proposed conditions, as well as a with a 3-story 

building design for comparison: 
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TABLE 01: RESULTS OF THE SHADING IMPACT ANALYSIS FOR THE PROPOSED PROJECT & A 3-STORY BUILDING DESIGN 

 

The following graphics show the shading impact of the proposed 4-story project 

upon the property of 1218 Funston Avenue, on May/July 21st, Fall/Spring 

equinoxes on September and March 21st between 3 pm PDT and 5 pm PDT and 

Winter Solstice on December 21st between 2 pm PST and 4 pm PST; the impact of 

a 3-story design project is also presented after each graphic of the proposed 4-

story design.  

 

  

HOURS OF SUNLIGHT 

EXISTING 

CONDITIONS 

HOURS OF SUNLIGHT 

PROPOSED 4 

STORIES 

SUNLIGHT 

HOURS 
% DIFFERENCE 

HOURS OF SUNLIGHT 

PROPOSED 3 

STORIES 

SUNLIGHT 

HOURS 
% DIFFERENCE 

DELTA 4-3 

STORIES 

WINDOW A 1028 742 -286 -27.8% 846 -182 -17.7% -10.1% 

WINDOW B 1448 1163 -285 -19.7% 1260 -188 -13.0% -6.7% 

WINDOW C 979 776 -203 -20.7% 839 -140 -14.3% -6.4% 

WINDOW D 977 697 -280 -28.7% 785 -192 -19.7% -9.0% 

WINDOW E 1378 1080 -298 -21.6% 1165 -213 -15.5% -6.2% 

WINDOW F 1153 849 -304 -26.4% 924 -229 -19.9% -6.5% 

WINDOW G 1683 1426 -257 -15.3% 1528 -155 -9.2% -6.1% 

FAÇADE 1307 1036 -271 -20.7% 1129 -178 -13.6% -7.1% 

YARD 2276.7 1383.48 -893 -39.2% 1460.83 -816 -35.8% -3.4% 
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A01    FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A01b    FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A02    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A02b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   03:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A03    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A03b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A04    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A04b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   04:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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A05    FIRST  & LAST IMPACTING MONTHS ON WINDOWS  
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   05:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 



 

S Y M P H Y S I S  | 1222 FUNSTON AVENUE SHADING IMPACT ANALYSIS REPORT | DECEMBER 23RD 2020         PAGE 20 OF 46 

A05b   FIRST  & LAST IMPACTING MONTHS ON WINDOWS   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

J U LY /M A Y  21 S T   05:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 



 

S Y M P H Y S I S  | 1222 FUNSTON AVENUE SHADING IMPACT ANALYSIS REPORT | DECEMBER 23RD 2020         PAGE 21 OF 46 

B01    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B01b    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B02    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B02b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   03:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B03    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B03b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B04    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B04b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   04:30  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B05    FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   05:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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B05b   FALL /  SPRING EQUINOXES   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

S E PT /M A R  2 1 S T   05:00  PM [ PDT ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C01    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:00  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C01b    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:00  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C02    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:30  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C02b   WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   02:30  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C03    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   03:00  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C03b   WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   03:00  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C04    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   03:30  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C04b   WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   03:30  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C05    WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   04:00  PM [ PS T ]  
 

 
 

 
PROPOSED PROJECT EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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C05b   WINTER SOLSTICE   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

D ECEM BE R  21 S T   04:00  PM [ PS T ]  
 

 

PROPOSED PROJECT  

WITH 3 STORIES 
EXISTING SHADOWS NEW ADDITIONAL SHADOWS CAUSED BY PROPOSED PROJECT 
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D01    SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    E X I S T I N G  C O N D I T I O N S  
 

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

3000 2750 2500 2250 2000 1750 1500 1250 1000 750 500 
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D02    SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

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

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

3000 2750 2500 2250 2000 1750 1500 1250 1000 750 500 
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D02b   SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    P R O P O S E D  C O N D I T I O N S W I T H  3 - S T O R Y  B U I L D I N G  
 

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

3000 2750 2500 2250 2000 1750 1500 1250 1000 750 500 
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D03    SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    P E R C E N T A G E  D I F F E R E N C E  
 

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

0% -5% -10% -15% -20% -25% -30% -35% -40% -45% -50%+ 
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D03b   SUNLIGHT HOURS IMPACT ON THE YARD   
_______________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________________ 

    P E R C E N T A G E  D I F F E R E N C E  W I T H  3 - S T O R Y  B U I L D I N G  
 

 
 

 

H O U R S  O F  S U N L I G H T / Y E A R  

0% -5% -10% -15% -20% -25% -30% -35% -40% -45% -50%+ 
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Ltr. Feng 10/13/21 
 
 
   

1 

October 13, 2021 
 
Ms. Rose Feng, Appellant BOA No. 20-061 
1218 Funston Ave. 
San Francisco, CA 94122 
Transmitted by email to:  
rose_ye_feng@yahoo.com 
 
RE:  Board of Appeal No 20-061 and your “Issues” and requested “Resolutions” 
 
Hello Ms. Rose Feng, 
 
We are in receipt of your appeal of our site permit and are preparing for the 10/20/21 Hearing 
before the Board of Permit Appeals.  I want to address your various “Issues and Resolutions” 
articulated in your brief. 
 
Issue #1: Height of the Building: 
We cannot agree to remove the top floor and reduce the size of the proposed new home any 
further. We made several rounds of reductions for the Planning Department, and we have less than 
3,000 square feet of living space in the new home at this time. Because of the need to create a 
reasonable space at the rear between your and our cottages and the back wall of our home, we need 
that 4th floor. We understand and agree that a 3-story home on our lot would cast less shadow on 
you property, but we simply cannot agree to reduce our proposal further. 
 
That being said, the sponsor of our project, Mr. Kieran Woods, knows as your neighbor, he and you 
will need to work together on upcoming issues during construction, so he is committing to address 
your other issues; assuming there are no changes to our 08/04/2021 issued site permit for the 4-
story new home on his property:   
 
Issue #2: Openings on the property line wall: 
We agree to remove all proposed property line windows from our proposal. At the Board of Appeals 
hearing next week on 10/20/21 we will agree to that change being added as a condition of approval 
to be affected in our addendum level drawings (full building permit) that will be reviewed by DBI. 
 
Issue #3: Plumbing system of the proposed building: 
We understand your concern and desire for assurances that our project “will not affect the existing 
plumbing system at 1218 Funston Avenue in any way.” Mr. Woods is in the business of installing 
infrastructure and he has confirmed the sewer clean out in the sidewalk is in front of your property, 
not 1222 Funston. That suggests, but does not guarantee, that the sewer line that serves both 
cottages runs under your property and then does a “Y” to lead separately to each cottage at the rear. 
Mr. Woods agrees to the following to ensure you have your own sewer: 

• If the existing sewer line is on your property, Mr. Woods with your permission will 
disconnect from it, cap it and it will be for your sole use.  

• If the sewer line is found to be on his property at 1222 Funston, Mr. Woods, with your 
permission, will install a new sewer line for your cottage on your property under your front 
yard. 

toby
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• In any case, the plumbing serving 1222 and 1224 Funston Ave will be on that property. 
 

Issue #4: Common Entry: 
You have asked: “The owner of 1224 Funston Avenue should build a new front yard entrance for the 
owner of 1218 Funston Avenue before the construction starts.”  Mr. Woods agrees to move the 
existing gate or replace it in front of your property as you ask. He will repair the fence or replace as 
needed to secure your property. 
 
Mr. Woods further offers to provide your parents (or the owners of 1224 Funston Ave.) with a new 
concrete entry path on your property (the existing one is on both properties); but he requests you 
grant him access to your property for the purposes of installing his new property line foundations 
and to erect scaffolding on your property, in order to install siding on his proposed north wall (along 
the common property line). 
 
We understand that the Board of Appeals hearing is next week 10/20/21, so we may not have time 
to work out details on our offer here prior to the meeting. Nonetheless this offer is in place, and we 
will let the Board of Appeals know of our intentions. Should you find our accommodations agreeable 
and want to withdraw your appeal we would welcome that (however, we are not expecting or 
counting on you to do so; and we plan to present at the hearing next week). 
 
Sincerely yours,     
 
        
 October 13, 2021 
_______________________________ ____________________________ 
Edward D. Morris, Architect (“Toby”) Date 
Kerman Morris Architects LLP 
(Calif. Architectural License #C24585) 
 
 
 

       October 13, 2021 
_______________________________ ____________________________ 
Mr. Kieran Woods       Date 
Owner 1222 and 1224 Funston Ave. 
San Francisco, CA 94122 
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Longaway, Alec (BOA)

From: Austin Arensberg <austinarensberg@gmail.com>
Sent: Friday, October 1, 2021 8:15 PM
To: BoardofAppeals (PAB)
Subject: Appeal No. 21-080 / 1224 Funston Ave. Letter of Support for construction / From 

resident of 1240 Funston Ave.

  

Hi  
 
I am a resident of 1240 Funston Ave. My name is William Austin Arensberg and I am in support of 
building a new four-story single family residence on the 1224 Funston Ave. site. the site permit no. 
2018/1211/9001.  
 
San Francisco needs to build new and modern homes and increase the overall living space 
available.  
 
Thanks  
William Austin Arensberg 

  This message is from outside the City email system. Do not open links or attachments from untrusted sources. 
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Longaway, Alec (BOA)

From: Allan Chalmers <allanchalmers@yahoo.com>
Sent: Tuesday, October 12, 2021 1:45 PM
To: BoardofAppeals (PAB)
Subject: Appeal No. 21-080 1224 Funston Ave.

  

I wish to support the request that this project be cancelled.  I am very surprised that it would have 
even been considered - the project will cause the people living at 1222 Funston to be living in what 
would amount to be a canyon.  My understanding was that a project building next to an existing 
property at the back of a lot was required to be set back approximately halfway from the front of the 
lot to the front of the adjacent property.  That is not what I understand to be the case on this project. 
 
Allan Chalmers 1231 12th Ave. 
 
  

  This message is from outside the City email system. Do not open links or attachments from untrusted sources. 



 
 
            Jim Iwersen 
           1216 Funston Avenue, #1 

    San Francisco, CA 94122 
         
        ttlpar@me.com 

415-566-3014 text/call 
        415-566-6564 land line 
 
 
City & County of San Francisco 
Board Of Appeals 
 
boardofappeals@sfgov.org 
 
Members of the board of Appeals, 
Ladies & Gentlemen, 
 
I am writing to ask you to reconsider the permits granted to 1224 Funston 
Avenue, San Francisco, 94122. 
 
I am the immediate neighbor residing at 1216 Funston Avenue.  I have 
naturally followed the progress of this permit process from the beginning.  
 
This contentious situation is far from ideal, although it seems to follow a 
pattern ensuring the developers receive maximum profitability.   
 
I consider this project too high. This already permitted structure should be 
three (3) floors instead of four (4).  The home will add to our housing stock, 
yes, but for those at the luxury end only.  The affordability is not here.  
 
The issues of removing the garage are not well documented. Specifically, 
the security and proper entrance for the neighbors living at 1218 Funston 
Ave. will be compromised. 
 
This permitted 4 story new construction has other design flaws, e.g., the 
windows on the north side.   
 

mailto:ttlpar@me.com
mailto:boardofappeals@sfgov.org


Why was a three story apartment with two units, or even three never 
considered ?  This would fit the needs of San Francisco, District 5, even 
better.  
 
“More important: Sup. Myrna Melgar, a former planning 
commissioner, said that the need for a developer to make a tidy profit 
should not drive policy decisions. “That’s not something the city 
should take on,” she said. “That’s not what should guide an approval 
for us.” 

It’s hard to described what a significant change that would be to city 
planning policy, which for at least half a century has been driven by 
the idea of enabling developer profits.” 

https://48hills.org/2021/10/in-a-sign-of-major-planning-changes-supes-
reject-tenderloin-tech-dorms/ 
 
This project is bad public housing policy. We need more truly affordable 
dwellings for middle income people here working regular jobs. 
 
This present proposal will add to the poor reputation the planning board 
has earned. Next door at 1228 a luxury home sits unsold. Code violations 
are not addressed with impunity. Airbnb seems to be the beneficiary.  How 
can this be good for the neighborhood ?   Short term rentals benefits who ?  
Why allow more of this ? 
 
Now it the time to step back and correct this mistaken approval.  
 
Respectfully, 
 
Jim Iwersen 
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