
 
BOARD OF APPEALS, CITY & COUNTY OF SAN FRANCISCO 

 
Appeal of           Appeal No. 22-083 
GINA WHITE, ) 
                                                                     Appellant(s) )  
 ) 
vs. )    
 ) 
DEPARTMENT OF BUILDING INSPECTION,  ) 
PLANNING DEPARTMENT APPROVAL Respondent  
 
 

NOTICE OF APPEAL 
NOTICE IS HEREBY GIVEN THAT on November 15, 2022, 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 November 1, 2022, to Matthew 
Manteuffel, of a Site Permit (addition at first & second floors extend by approximately  9'-7 1/2"; adding 224 square feet 
to each level; relocate powder room, replace existing wood deck, new sliding door & window at rear, add new bathroom, 
laundry, office & skylight; renovate kitchen) at 272 Eureka Street. 
 
APPLICATION NO. 2021/08/10/6180 
 
FOR HEARING ON January 4, 2023 
 
Address of Appellant(s):                  Address of Other Parties:  

 
Gina White, Appellant(s) 
278 Eureka Street 
San Francisco, CA 94114 
 

 
Matthew Manteuffel, Permit Holder(s) 
c/o Jack Backus, Agent for Permit Holder(s) 
Jack Backus Architects 
1057 Hubert Road 
Oakland, CA 94610 
 
 
 
 

 
 



      Date Filed: November 15, 2022 
 
CITY & COUNTY OF SAN FRANCISCO  
BOARD OF APPEALS 
 

PRELIMINARY STATEMENT FOR APPEAL NO. 22-083     
 
I / We, Gina White, hereby appeal the following departmental action: ISSUANCE of Site Permit No. 
2021/08/10/6180  by the Department of Building Inspection which was issued or became effective on: 

November 1, 2022, to: Matthew Manteuffel, for the property located at: 272 Eureka Street.  
 

BRIEFING SCHEDULE:  
 
The Appellants may, but are 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. 
 
Appellants’ Brief is due on or before:  4:30 p.m. on December 15, 2022, (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 shall be emailed to: boardofappeals@sfgov.org, julie.rosenberg@sfgov.org 
corey.teague@sfgov.org, tina.tam@sfgov.org, jack@jbackusarchitects.com and manteuffel415@gmail.com. 
 
Respondent's and Other Parties' Briefs are due on or before: 4:30 p.m. on December 29, 2022, (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 shall be emailed to: boardofappeals@sfgov.org, 
julie.rosenberg@sfgov.org, corey.teague@sfgov.org, tina.tam@sfgov.org and ginabythebay@gmail.com 
 
Hard copies of the briefs do NOT need to be submitted to the Board Office or to the other parties. 
 
Hearing Date: Wednesday, January 4, 2023, 5:00 p.m., Room 416 San Francisco City Hall, 1 Dr. Carlton B. 
Goodlett Place.  The parties may also attend remotely via Zoom.  Information for access to the hearing will be provided 
before the hearing date. 
 
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 changes 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/boa. You may also request a hard copy of 
the hearing 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:  
 
See attachment to the preliminary Statement of Appeal. 
 

Appellant: 
 

Signature: Via email 
 

Print Name: Gina White, appellant 
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My name is Gina White, and I own the home at 278 Eureka St. I am appealing permit 

202108106180 for an expansion project at 272 Eureka St that is adjacent to my home. I first 

learned of this project on Friday, 11/4/22 when I received the permit issuance letter dated 

11/1/22. I am disturbed that I wasn’t given notice of the pre-application meeting or given any 

opportunity to provide input on the project. The lack of outreach shows a lack of concern for 

neighbors by the developer. I hope to reach an amicable resolution with the developer to 

reduce the impacts to my home. 

The addition will significantly reduce my privacy, with south-facing windows that can see 

directly into bedrooms on my second floor. The windows will also have views into my kitchen 

and dining room. Moreover, because of our location on the side of a hill, there are many 

months when my home does not receive direct sunlight, but I do receive indirect light from the 

north.  The addition will block the majority of the indirect light I receive, leaving my home in the 

bottom of a dark canyon. The reduced privacy and light in my home will significantly impact the 

enjoyment of my home and my property value. 

I request the following modifications to the proposed addition: 

1. Eliminate the south-facing windows and skylight. 

2. Set the addition back from our shared property line by 6 feet. 

3. Reduce the total extension length to a maximum of 9’ to the rear on all levels. 

Multiple neighbors have all expressed concerns about this permit, which demonstrates a 

lack of consideration for the neighborhood. I support the appeal submitted by Megan Porter; 

another affected neighbor who lives at 282 Eureka. Daisy Church and Stephanie Berman at 

268 and 270 Eureka also have concerns and their lightwell will be blocked by the expansion. 

Tori Downes and Estelle Rubenstein of 254 Eureka St. also have concerns.  
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Permit Details Report

Report Date: 11/15/2022 7:43:44 AM
   
Application Number: 202108106180
Form Number: 3
Address(es): 2699 / 016 / 0 272 EUREKA ST

Description:
ADDITION AT 1ST & 2ND FLRS. EXTEND BY APPX 9'-7 1/2". ADDING 224 SQ FT TO EA
RELOCATE PWDR RM, REPLACE (E) WOOD DECK, (N) SLIDING DOOR & WINDOW A
(N) BATH RM-LAUNDRY-OFFICE & SKYLIGHT. RENOVATE KITCHEN.

Cost: $373,273.00
Occupancy Code: R-3
Building Use: 27 - 1 FAMILY DWELLING

Disposition / Stage:

Action Date Stage Comments
8/10/2021 TRIAGE  
8/10/2021 FILING  
8/10/2021 FILED  
11/1/2022 PLANCHECK  
11/1/2022 APPROVED  
11/1/2022 ISSUED  

Contact Details:
Contractor Details:

License Number: 960464
Name: STEPHEN BARRON
Company Name: BARRON CONSTRUCTION INC.

Address: 432 BRIARWOOD DR * SO. SAN FRANCISCO CA 94080-
0000

Phone:

Addenda Details:
Description:

Step Station Arrive Start In
Hold

Out
Hold Finish Checked By Hold Description

1 CPB 8/12/21 8/12/21 8/12/21 ROBINSON
CHARLES to ppc

2 CP-ZOC 8/12/21 5/20/22 5/20/22 KARIMZADEGAN
NILOUFAR 5/20/2022: N.Karimzadegan 311 cleared on

3 CP-NP 3/18/22 3/18/22 3/23/22 KARIMZADEGAN
NILOUFAR

3/18/22: Emailed the 311 cover letter. (JL)
3
the 311 notice on 4/1/22; expires on 5/2/22.

4 BLDG 6/6/22 7/5/22 7/5/22 SZETO DAVID RE-ASSIGNED (BR)

5 BLDG 7/5/22 7/18/22 8/1/22 8/15/22 8/15/22 BENDEZU
SEBASTIAN

Approved after comments issued were addre
#1. Customer provided complete new set.

6 SFFD 8/15/22 9/8/22 9/8/22 ZIEGLER ERIK
9/8/22 Project approved by Ziegler of SFFD
by Lt. Kathy Gilbraith. Plans routed to PPC.
erik.ziegler@sfgov.org

7 DPW-
BSM 9/8/22 9/9/22 9/9/22 10/14/22 CHOY CLINTON

Approved SITE Permit only *revision*. 10/1
ADDENDUM requirement(s) for sign off: In
of-Way Conformity (final inspection). Down
application(s) at
http://www.sfpublicworks.org/services/per
forms and submit electronically to
bsmpermitdivision@sfdpw.org. Your constru
will be ON-HOLD until all necessary permit
or the assigned BSM plan checker(s) may rec
off. Please call the office at (628) 271-2000 o
bsmpermitdivision@sfdpw.org for more info
Hold 09/29/22 Revision to sheet A1.1 (slip s
hold 9/09/2022. Requirement(s) for sign of
Sidewalk Encroachment (Property line incor
MG

8 SFPUC 9/12/22 9/19/22 9/19/22 CHUNG DIANA
Capacity Charge not applicable. No change i
enough fixtures added to warrant a larger m
PPC - 09/19/22.

9 BLDG 10/11/22 10/12/22 10/12/22 BENDEZU
SEBASTIAN 10/12/22: Reviewed page A1.1 and stamped 

10 CP-ZOC 10/14/22 10/18/22 10/18/22 JIMENEZ SYLVIA
10/18/22: Re-stamp plans for horizontal add
changes to scope of work or unit count. Appl
routed to DBI. SJ

11 CP ZOC 10/20/22 10/25/22 10/25/22 JIMENEZ SYLVIA Re-stamped sheet. No changes to plans since

http://www.sfgov.org/
http://www6.sfgov.org/index.aspx?page=2
http://www6.sfgov.org/index.aspx?page=3
http://www6.sfgov.org/index.aspx?page=4
http://www6.sfgov.org/index.aspx?page=5
http://www6.sfgov.org/index.aspx?page=6
http://www6.sfgov.org/index.aspx?page=44
http://www.sfgov.org/
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Contact SFGov Accessibility Policies
City and County of San Francisco © 2022

11 CP-ZOC 10/20/22 10/25/22 10/25/22 JIMENEZ SYLVIA stamp. SJ

12 PERMIT-
CTR 5/18/22 5/18/22 5/18/22 ESPINO HENRY

05/27/2022: New Form 3/8 Pink Applicatio
Permit Center Teamfrom Jack Backus Archi
transferred to SF Planning Attn: Niloufar Ka
05/18/2022: Project received by Permit Cen
transferred to SF Planning Intake for review
Applicants may contact pic@sfgov.org for fu
updates. -MT

13 PPC 10/19/22 10/27/22 10/27/22 TAING SOK-IM

10/27/22: To CPB; ST
10/27/22: Planning s
signatures; ST
10/20/22: To Sylvia Jimenez 
stamp on page A0.2 and stamps & signature
application; ST
10/14/22: TO PLANNING fo
plans received on 08/15/22:me
10/12/22: To
(BSM) to review revised page A1.1; ST
10/11/
Bendezu (BLDG) to review revised sheet pag
9/29/22, then to BSM to sign off; ST
9/30/2
pending BSM approval; ST
09/21/22: TO BS
meeting;me
9/20/22: To hold bin pending B
9/12/22: To SFPUC to review revised set rec
ST
09/08/22: TO BSM;me
08/15/22: TO SF
To Sebastian Bendezu (BLDG) per applicant
7/20/22: to PUC;EC. 6/6/22: To BLDG; ST

PLANNING;me

14 CPB 10/27/22 11/1/22 11/1/22 SECONDEZ
GRACE

11/1/22: issued. gs
11/1/22: invoiced. gs
11/1
need payer info. sent email to Matt Manteuf

This permit has been issued. For information pertaining to this permit, please call 628-652-3450.


 

Appointments:

Appointment Date Appointment AM/PM Appointment Code Appointment Type Description Time Slots

Inspections:

Activity Date Inspector Inspection Description Inspection Status

Special Inspections:

Addenda No. Completed Date Inspected By Inspection Code Description Remarks

For information, or to schedule an inspection, call 628-652-3400 between 8:30 am and 3:00 pm.

Station Code Descriptions and Phone Numbers

Online Permit and Complaint Tracking
home page.

Technical Support for Online Services
If you need help or have a question about this service, please visit our FAQ area.

http://www6.sfgov.org/index.aspx?page=44
http://www6.sfgov.org/index.aspx?page=73
http://www6.sfgov.org/index.aspx?page=45
http://www.sfgov.org/
https://dbiweb.sfgov.org/dbipts/
http://dbiweb.sfgov.org/DBI_FAQ/DBI_FAQs.html


  

         BRIEF SUBMITTED BY THE APPELLANT(S) 



STATEMENT OF FACTS

I own and reside at 278 Eureka Street, next door to the project site, and have

lived here for twelve years.  I first discovered the plans to create an addition at 272

Eureka Street when I received a letter from the city dated November 1, 2022, stating

that a permit had been granted. I include below an excerpt of the plan, with my notes in

red indicating my home, and indicating my existing windows impacted by the plan.

I never received notice of the pre-application meeting and was never afforded the

opportunity to raise my concerns to the Project Sponsor or the Planning Department

before this appeal. When I asked other neighbors about this, many of them had also not

been informed about the plans.

The proposed project includes a rear addition that would extend 9-and-a-half-feet

back on the second floor. The cantilevered third-floor addition would extend even

further, extending thirteen feet into the rear yard beyond the existing home. My home is



located on the side of a hill with buildings above me to the south and to the west.

Because of this, most of my windows currently receive only indirect light in the winter. A

significant portion of that light comes from the space where the addition will be built and

will be blocked by the project. Exhibit A and Exhibit B show the indirect light currently

available in my kitchen and dining room.

My home has two bedrooms in the back, on the third floor, and I am also

concerned about privacy with the project’s south-facing windows in the addition, which

will be quite near and look into my bedroom windows.

ARGUMENT

A. LacN Rf NRWice

Several neighbors and I never received the pre-application meeting notice or the

322 notice. After receiving the permit issuance letter, I spoke to the Project Sponsor,

Matthew Manteuffel, who told me he had posted a notice on his garage door about

construction.  His garage door is only partially visible to me from my property as his

stairway is in between my property and his garage door. At no point did Mr. Manteuffel

reach out to me during the permit process to discuss his plans until I was forced to

submit this appeal. Multiple neighbors have concerns with the project design, and

another neighbor has submitted an appeal. The amount of opposition this far along in

the process confirms a lack of outreach by the Project Sponsor.

Because of the lack of notice, I was unable to raise my concerns to the Project

Sponsor at the pre-application meeting, or to the Planning Department. I was also

unable to file a request for Discretionary Review. This appeal represents my only



opportunity to protect the light and privacy of my home. These concerns should be

addressed now, before construction proceeds.

B. AdYeUVe LighW IPSacWV

If the construction proceeds as planned, my dining room and kitchen will be at

the bottom of a dark canyon, receiving almost no natural light. The existing building at

272 Eureka alUead\ extends more than 5 feet further into the rear yard than my home,

and the proposed extension will increase that to over fourteen feet. (See Exhibit A and

B) The addition on the lower floors is built all the way up to the side property line, which

will prevent any light from reaching my windows. The lower floor additions should be set

back at least 6 feet from the side property lines to lessen the impact to my home.

The cantilevered third-story addition is particularly problematic, as it extends

eYen fXUWheU than the lower floor additions, significantly impacting any light from

reaching my windows. The third floor adds a third bedroom measuring over 170 square

feet, which could easily be reduced without impacting the project design, while

significantly reducing the impacts to my home.

Rather than make any project modifications, Mr. Manteuffel has told me that he

plans to remove his plum tree to compensate for the light blocked by the addition.  The

plum tree does not significantly block light, especially in the winter when it loses its

leaves, and will not compensate for the light blocked by the addition. Mr. Manteuffel has

not offered to provide any changes to respond to my concerns.





EXHIBIT A - PHOTO FROM KITCHEN

WINDOW

Natural light from the kitchen window.  Red dashes show where the construction

will block the light.



EXHIBIT B - PHOTO FROM DINING ROOM

WINDOW

Natural light from the dining room window.  Red dashes show where the

construction will block the light.



EXHIBIT C - LETTER OF SUPPORT



EXHIBIT D - LETTER ABOUT LACK OF NOTICE



 

          BRIEF SUBMITTED BY THE PERMIT HOLDER(S)  
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Response to Appeal 22-083 

My name is Matt Manteuffel and my family bought 272 Eureka Street in 1983. This 

street and neighborhood has been the greatest community we could have asked for and we 

have strived to pay it back by being good neighbors to all of those around us. I have lived here 

for all 34 years of my life and, serendipitously, my wife attended St. Philip’s elementary school 

just a few blocks away. We have made many memories here, both good and bad. My parents 

brought me back here from the hospital in 1988, my mother passed away here in 2002, I had 

graduation parties here in 2003 and 2007 – the full circle of life. 272 Eureka is not just a house, 

it is our home. The only modest construction we’ve done to our 120+ year old house was in 

1993. It has been my lifelong goal to renovate my childhood home and grow my family there.  

My wife and I love this neighborhood and the community, as a result we have great respect for 

our neighbors and the City’s building permit procedures. Over the past 16 months, we have 

worked with City departments to obtain their approvals, diligently followed all codes and 

regulations, selected an architect to design a plan that would respect our neighbors’ property, 

and worked with our neighbors, to make this a reality. We were ecstatic to receive our site 

permit. 

 I will address all points that the appellant, Gina White (“Ms. White”) raised in her 

appeal, as well as the proposed compromise we have offered ahead of this appeal hearing. In 

sum, we feel that (1) adequate notice was provided; (2) we have already changed our plans in 

accordance with planner guidance to account for neighboring buildings so indirect light will no 

longer be materially impacted (we are also willing to compromise further by removing a tree); 

and (3) we have already offered to address Ms. White’s privacy concerns by volunteering to 



2 
 

remove the bedroom windows at issue completely from our design. For context, I feel it is 

important to begin with a timeline of events as it addresses Section A of Ms. White’s appeal: 

Timeline and Summary of Communication with Neighbors 

• 8/12/2021 – initial plans submitted (copy and rendering of the 2nd floor plan included as 

Exhibit A). 

• 9/22/2021 – pre-application notices sent out as required by the Planning Department: 

“Applicants should mail the pre-app notices to adjacent neighbors and neighborhood 

organizations per usual, but with the addition of a copy of the plans.” We elected to 

send these out via certified mail. This included Ms. White at 278 Eureka as her property 

is adjacent to the south. Per USPS, notice was left on 9/28/2021 at 11:09am. Please see 

receipt of certified mail (Exhibit B). 

• 10/8/2021 – at Pre-application meeting, the owners of the adjacent building to the 

north of our home at 268/270 Eureka were the only attendees and voiced concerns 

about their lightwell potentially being partially impacted by the rear horizontal addition. 

• 10/21/2021 – we met with adjacent owners of 268/270 Eureka to discuss their concerns 

in person. 

• 1/21/2022 – providing these concerns and asking for a solution, we met with our 

assigned Planner and the City’s architect planner who instructed us to set back the 

proposed horizontal addition by 5 ft on the 2nd floor away from both of our adjacent 

neighbor’s property lines. They also asked us to remove the pitched roof to reduce the 

height so we revised our plans accordingly. Please see email from Planner (Exhibit C) 

and revised plan and rendering. While not our first choice from a design perspective, we 
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were more than willing to make modifications to be accommodating neighbors and 

comply with City guidance. 

• 4/1/2022 – as instructed and carried out by the Planning department, “Neighborhood 

Notification (311 notice) is mailed to residents and owners of properties located within 

150 feet of the subject property and registered neighborhood groups for a 30-day public 

review period.” A list of those mailed can be found in Exhibit D including Ms. White and 

the others cited in her appeal as they live within 150 feet. Those names are highlighted 

for ease of reference. As instructed by Planning, we posted an 11”x17” notice on the 

front of our home for 30 days. Please see Exhibit E for photo of notice posted and 

declaration of posting. 

• 4/12/2022 – in our discussions, our adjacent owners from 268/270 Eureka relay that 

they are satisfied with the revised plans received in the 311 neighborhood notification 

notice. From these conversations, no outstanding follow-up items remained. 

• 5/2/2022 – 311 notice period expires with no discretionary reviews filed. 

• 11/1/2022 – the site permit is issued. 

• 11/15/2022 – two appeals are issued. One from Gina White and one from Meg and Joe 

Porter at 282 Eureka which was subsequently withdrawn. Please reference Exhibit E. 

• 11/18/2022 – I met with Ms. White to hear her concerns and discuss the plans. 

• 11/28/2022 – I called Tori Downes from 254 Eureka because she was listed in Ms. 

White’s initial appeal as “having concerns”.  To my relief, she stated that she had, “no 

problems with the structure as I live 5 houses down but want to support my friend Gina 
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White. Please discuss with her.” From this conversation, no outstanding follow-up items 

remained. 

o In response to Exhibit C in Ms. White’s appeal, please note that Tori Downes is 

included in the 311 neighborhood notification mail list, Exhibit D below, as her 

house is within 150 feet.  

• 12/2/2022 – I called Meg Porter from 282 Eureka to discuss her privacy concerns as 

stated in her initial appeal. She explained that she misunderstood the windows in our 

plans and subsequently withdrew her appeal on 12/9/2022 (see Exhibit F). From this 

conversation, no outstanding follow-up items remained. 

o In response to Exhibit D in Ms. White’s appeal, please note that Meg Porter is 

included in the 311 neighborhood notification mail list, Exhibit D below, as her 

house is within 150 feet.  

• 12/10/2022 – met with Ms. White for second time and offered to remove the windows 

in the bedroom as requested in her appeal to alleviate her privacy concerns. 

 As the timeline demonstrates, we have met all of the notification requirements 

provided by the City and also carried ongoing conversations with our neighbors. Please see 

letters of support included as Exhibit G and Exhibit H.  

Although we believe we have followed all permitting steps appropriately and have 

already proposed a design plan that is respectful of our neighbors, we care very much about 

this community and are willing to compromise even further. I have outlined our proposed 

modifications below to address the light and privacy concerns (Sections B and C) raised in Ms. 



5 
 

White’s appeal. Please note for clarity purposes, our homes on Eureka Street have a 

basement/garage, 1st floor, and 2nd floor.  

Notice was Provided 

As described in the timeline above, the pre-application notice was mailed certified to 

Ms. White on 9/22/2021 and notice was left at her door on 9/28/2021 (please see Exhibit B). 

Then, as the Planning department mailed a 311 notice to Ms. White and others named in her 

appeal on 4/1/2022 (please see Exhibit D), we also posted the required notice on the front of 

our house for 30 days (please see Exhibit E). We wanted to be sure we were respecting our 

neighbors and the City’s process so we placed the notice sign on our home where it would be in 

clear view from the sidewalk. All required notice was provided. In addition, since other 

neighbors appeared at our pre-application meeting, we believed the notice process had been 

adequate, so we had no reason to believe further communication was necessary. However, I 

did meet with Ms. White in person on 11/18/2022 and 12/10/2022 to discuss our plans as soon 

as I learned of her concerns.  

No Adverse Light Impacts 

 Ms. White’s indirect light will not be adversely impacted by our proposed addition 

because: (1) our houses get direct sun throughout the day and our build does not impact this; 

(2) the sun rises and sets to the south and west of our houses and Ms. White’s house is south 

and up the hill of our home; and (3) we have already adjusted our design in accordance with 

guidance from our planner to better accommodate neighboring buildings. 
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Living on Eureka Street, we are fortunate enough to have the backside of our homes 

facing directly west. The sun travels over our houses, to the south, and sets behind our back 

fences which affords all of our houses a lot of direct light. Perhaps that is why Ms. White 

references “indirect light”, as opposed to direct light, in her appeal. Our home, 272, is situated 

on the north side and down the hill of Ms. White’s house at 278. The sun maps shown in Exhibit 

I shows the sun rising and setting pattern in relation to our houses. You will see that a modest 

addition to our home, north of Ms. White’s home, should have no significant impact to the light 

of her home as the sun rises and sets to the south and west of our homes.  

In addition, our neighbors to the north of our home at 268/270 Eureka have a 33’-11” 

long 2-story addition that does not impact our light or cast any shadows on our property. 

Please see Exhibit J for orientation which includes northern directional arrow. Although our 

proposed addition is much smaller than our neighbors at 268/270, it would similarly not cast 

any shadows on to Ms. White’s property.  

We worked diligently with the Planning and Building departments for a plan that would 

allow us a modest addition but also be mindful of our neighbors and, when a concern was 

conveyed, we set to work to revise our initial plans in January. It may be prudent to note here 

that while our yard would allow for a much larger build, we have never proposed anything close 

to that out of respect for our neighbors. At the City’s direction, we added a 5 ft setback on the 

2nd floor from both property lines and reduced the height as well. The 1st floor could remain 

unchanged as it is below the allowable height of a fence. Please reference Planner’s email 

Exhibit C. The requirement for a 2nd floor setback is in place to allow for additional light to 

transfer between neighboring buildings and with a 5 ft setback, we could conceivably build back 
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to the allowable limit (up 45% of lot size). Per the SF Planning department’s guidelines, “In 

areas with a dense building pattern, some reduction of light to neighboring buildings can be 

expected with a building expansion... Provide setbacks on the upper floors of the building.” We 

feel that we have already addressed the indirect light concerns by following the planner’s 

recommendations outlined in Exhibit C while building much less than the allowable limit. 

We are still willing to take measures to further address Ms. White’s concerns as it is 

important to us to continue to foster the positive neighborhood environment that we love so 

much. As a result, we are volunteering to remove a large plum tree from our yard to allow for 

more light. The location of the tree can also be seen in Exhibit J. Ms. White’s appeal includes a 

photo of this tree from her house (Exhibit A) but I’d like to point out that our proposed addition 

does not extend out to the base of that tree and the addition is shorter than the tree in height, 

please see Exhibit K.  

No Impact to Privacy  

 When consulting with the Planning department in January, we were advised that if we 

wanted to include any windows on the side property lines, we should strongly consider transom 

or clerestory windows. Please reference Planner’s email Exhibit C. Those types of windows are 

generally around 2 ft in height and placed on the top portion of the wall to protect privacy but 

allow light to transfer as they are above your head. We chose these purposefully with the 

privacy of our neighbors in mind. While we are disappointed to diminish the light our bedroom 

will receive, we will remove the windows altogether to address Ms. White’s privacy concerns. 

Please see initial and newly revised plans included as Exhibit L. This compromise was proposed 

to Ms. White ahead of the hearing on 12/10/2022 as well. 
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Conclusion  

 We love our neighborhood and Eureka Street community and have strived to be 

hospitable neighbors over the decades and especially the last 16 months as we navigated the 

permitting process. We are proud to raise our growing family in San Francisco and it is our 

dream to make our house a multigenerational home. While we love the charm of living in a 

120+ year old Victorian house, we are also trying to improve on a few limitations while keeping 

the bedroom count unchanged. Namely, adding more closet space and a 2nd full bathroom as 

we grow our family. Many other houses on Eureka Street have solved these shortcomings with 

rear additions. We have followed the City’s design and outreach guidance throughout the last 

16 months, completed all of the required notifications, and received approval from both the 

Planning and Building departments. We’ve been in contact with our neighbors throughout the 

process and modified our plans based on their feedback. 

Because (1) we are confident that adequate notice was provided (although we did 

respond to Ms. White as soon as we learned that she had concerns); (2) we feel the light 

concerns have been adequately addressed and we will also remove the plum tree; and (3) at 

Ms. White’s request, we will remove the south facing transom windows to address her stated 

privacy concerns in Section 3 (please see initial and newly revised plans included as Exhibit L), 

we respectfully ask the Board to uphold the site permit with no new conditions. 

Thank you for your time. 
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Exhibit A - Initial Plans for 2nd Floor 

 

 

Please note highlighted portion which is not set-back.   

 

Please note the pitched roof 
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Exhibit B – Certified Mail Receipt for 278 Eureka Street (Ms. White’s 

Address) & List of all Pre-Application Recipients 
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Exhibit B - continued 
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Exhibit C – Email from Planner + Revised Plan 
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Exhibit C - continued 
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Exhibit C - continued 

 

Please note highlighted portion which is set-back 5 feet from both neighboring properties.   

 

 

Please note there is no longer a pitched roof 

 



16 
 

Exhibit D – Partial 311 Mailing List 
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Exhibit D - continued 
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Exhibit D - continued 
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Exhibit D - continued 
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Exhibit E – Photo of Notice Posted and Declaration of Posting 
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Exhibit E - continued
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Exhibit F – Meg Porter (282 Eureka) Appeal Withdrawal 
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Exhibit G – Letter of Support 
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Exhibit H – Letter of Support 
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Exhibit I – Sun Map (suncalc.org) 
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Exhibit J - Aerial 
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Exhibit K – Addition Relative to Tree 
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Exhibit K - continued 
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Exhibit L – Initial and Newly Revised Rendering of Windows 
Initial 

 

Newly Revised 
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                  PUBLIC COMMENT 



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

From: Tori Downes
To: BoardofAppeals (PAB)
Cc: stellarubenstein@hotmail.com; Gina White
Subject: Re: Support for Appeal 22-083
Date: Monday, December 12, 2022 9:21:31 AM

 

We are emailing you in support of Appeal 22-083.
We are Tori Downes and Estelle Rubenstein. We own the property at 254 Eureka Street, 
five buildings from the proposed construction at 272 Eureka Street, described in permit 
2021/08/10/6180.

We were not notified of this construction until after the permit had already been granted, 
denying us the opportunity to raise our concerns earlier.  The lack of notification 
demonstrates a lack of care for the neighborhood on the part of the developer.

We support Gina White’s appeal and share her concerns about the loss of privacy due to 
windows with a view into her bedrooms. We also share her concerns about the loss of 
light.  Additionally we believe the proposed construction will lower her property value and 
will lower the property values generally in the neighborhood.  
Please grant her appeal.

mailto:downes.tori@gmail.com
mailto:boardofappeals@sfgov.org
mailto:stellarubenstein@hotmail.com
mailto:ginabythebay@gmail.com


From: Janet Frost
To: BoardofAppeals (PAB)
Subject: Appeal# 22-083
Date: Saturday, December 17, 2022 1:08:06 PM

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

Hello,
I am writing regarding the appeal for 272 Eureka Street. I do not object to the work to be done however our street
has had a number of ongoing projects for over 2 years duration. There are currently 3 active construction sites on the
200 block of Eureka.  These projects take away parking, create noise and dirt and are a general nuisance on our
street.
Is there a way to ensure that permits are issued in a way so as not to so severely impact one block?  I would ask you
to delay until at least one of the other projects is completed.
Best,
Janet Frost
258 Eureka

Sent from my iPad

mailto:janetfrost13@gmail.com
mailto:boardofappeals@sfgov.org


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

From: Jim McDonald
To: BoardofAppeals (PAB)
Cc: manteuffel415@gmail.com
Subject: Support for Permit #20210810680
Date: Sunday, December 18, 2022 3:11:44 PM

 

SUPPORT for Permit #202108106180

My wife and I have lived on Eureka St. for over 50 years, and have known the Manteuffel family since they
moved here in the 1980s, there are only a handful residents on the street that have been here that long. 

It’s nice to see the next generation moving back, and investing in making improvements to the houses and
neighborhood. Matt and his wife are doing this for themselves, not like some of the other projects on the
street.

The addition that has been approved is very modest and will have very little impact on the neighbors.

We fully support moving forward with the permit that has been granted.

Jim McDonald
264 Eureka St. 

mailto:old.sf.stuff@gmail.com
mailto:boardofappeals@sfgov.org
mailto:manteuffel415@gmail.com


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

From: Greg Manteuffel
To: BoardofAppeals (PAB)
Cc: manteuffel415@gmail.com
Subject: Support for Permit # 202108106180
Date: Thursday, December 22, 2022 1:19:20 PM

 

I am emailing you in support of Permit # 202108106180.

My name is Greg Manteuffel and my wife and I bought the property at 272 Eureka Street 40
years ago. We lived there where we raised our son Matt. Matt has always lived in that house
except when he was away at college. While he was away at college, I moved to Santa Cruz
and rented the house as a furnished short term rental. Gina White was the first person to rent
the house from me and then bought the house next door at 278 Eureka. Matt returned from
college in 2014 and has been living at 272 Eureka since. I love that house and was so happy to
hear that Matt and his wife wanted to make it their family home as well. I certainly understand
why they want to remodel the house the house. Victorian homes have hardly any closet space
and a second bathroom helps when you have a growing family.
I have had a cooperative relationship with Gina White who lives next door at 278 Eureka. We
repaired the fence on our property line together and I have referred them to my plumber and
gardener. I've trimmed one of their bushes that was over grown and blocking their front
window and swept up some their leaves when doing that in front of 272. We haven't been
close but we have been good neighbors.
Knowing those houses for 40 years, I do feel that the removal of the large plum tree on our
property line in the back will make a big difference in Gina White's indirect light concerns. It
is a big tree and has leaves for 10 months of the year. That tree provided a lot of welcome
shade in our kitchen in the afternoon and our kitchen is right next to their dining room.
I support the addition and Permit #202108106180 so that Matt and wife can raise my
grandchildren in the same home that I raised him in.

Thank you

Greg

mailto:gregmanteuffel1@gmail.com
mailto:boardofappeals@sfgov.org
mailto:manteuffel415@gmail.com
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