EXISTING CITY PRACTICE FOR VIEWS, SOLAR ACCESS AND 

PRIVACY IN S-14 ZONE AND ADDITIONAL OPTIONS

FOR CONSIDERATION

April 2, 2002

I. Views

A.
Does the City review view impacts on neighboring properties?

Yes, where impacts on significant views from existing and future houses within approximately 100' of the project site can be minimized or mitigated through moderate and considerate site planning and building massing.

B.
What is considered a significant view?
Either of the following:

(1)
View of S.F. Bay with large area of water and a landmark element (bridge, S.F. skyline, Mt. Tamalpais, etc.). Such views may be available from more than one location in the house.

(2) If bay/landmark view is not available, a "significant view" is the best view that the property enjoys involving such features as:

a. At least one bridge.

b. S.F. skyline.

c. Any portion of S.F. bay with large area of water.

d. Lake Merritt.

e. Other landmark features, such as the Campanile.

f. Any open hillside area with minimal development.

The best view will usually be from only one location in the house.

C. From which directions are significant views from a property subject to protection?

1. Downslope views from rear, with outwardly angled view corridor. 

2. Downslope views to the side (i.e. sideways across adjacent properties),  but only on extreme cross slopes where change in elevation between adjacent properties is at least one story, e.g. Hiller Drive.  In all other cases, views to the side across a neighbor's property are not typically subject to protection, because protecting such views severely limits the buildable envelope on the project site.

3. Other orientations, depending on whether the property has a "natural view" given its siting, topography, area and options for siting the new adjacent building.   A "natural view" must be downward and outwardly angled.  A view over the crest of a hill is not considered a "natural view". 

D.
From which parts of a property is view protection considered?
The following responses apply only to the orientations identified in Item C above:

1. Living room.

2. Family room.

3. Master bedroom.

4. Dining room (if only view).

5. Deck or patio (secondary).

6. Other rooms, but only if these are where the best view is available and only if above locations 1-5 do not have any significant view.

Priority is given to protecting the best views from the most significant rooms, but not all views from all rooms.  

To warrant view protection, a room will require significant window orientation toward the view, e.g. a  large "picture" window or glass doors.

E.
What percentage loss of a significant view is considered acceptable?
Do not try to quantify the amount of acceptable view loss in advance. Evaluate on a case by case basis.  The acceptable view loss is that loss which cannot be accommodated by considerate and moderately skillful design (i.e. the design makes some effort to address view impacts, treats the building as multiple volumes rather than designing only according to the building envelope, and is not completely driven by the floor plans) of a reasonably sized house (considered to be a house up to 3,500 square feet in floor area, excluding garage).

F. Which neighboring properties are evaluated for view impacts?
In most cases, evaluate any property within 100 feet (2-3 lots) of the project structure, including properties across the street.  

Evaluation of view impacts on properties other than adjacent properties, but still within 100 feet of the project structure, is usually triggered by input received during the public comment period.

G. What kinds of project modifications, if any, are required to protect significant views?

1. Height reduction measures such as:

a. Pushing more of the building volume below grade if this does not require excessively tall retaining walls (6' max. on downslopes, 12' max. on upslopes).

b. Reduced ceiling heights (usually no lower than 9').

c. Split-level floor plans.

2. Reconfigured, shifted and/or rotated massing (changes to projections, recesses, roof slopes, siting, heights, setbacks, etc.) This may result in reduced floor area, which is appropriate if the building still has at least 3,500 square feet floor area plus garage, or if the building is larger than neighboring buildings.
The above modifications will depend on whether they would create an excessive hardship on the subject property, such as loss of subject property views or significant reduction of siting options.

Additional options recommended for consideration:
1. Establish an "inner building envelope" guideline (as opposed to the "outer envelope" defined by height limits, setbacks, and other zoning standards) that would be defined by a quantified reduction of the outer envelope and serve as the maximum normally required reduction of a building's size.  For example, it could be a "5' guideline", where height reductions of normally no more than 5' below the height limit and/or setback increases of normally no more than 5' at specific locations on the proposed building would be required if these changes would help preserve neighbors' significant views. 

2. Do not allow building depth to extend beyond a line connecting the closest corners of the adjacent buildings.  This could apply only to the portions of building depth that actually create view blockage and in that case would usually apply only to upper floors.  The Planning Commission had previously requested consideration of this technique as a guideline.

H. Under what circumstances, if any, can a project be approved even if it adversely affects a view as determined by Items B - F above?

1. The project’s maximum height is no greater than 2’ above the impacted neighbor building’s main floor.  (Usually applied only to steeper slopes.)

2. View protection would drastically compromise the project's developability, e.g. require a house with floor area less than 3,500 square feet excluding garage.

3. Reasonable consideration to views is provided in the design through use of techniques such as those listed in Item G. above.

II. Solar Access.

A.
Does the City review solar access impacts on neighboring properties?

Yes, where the south (including southwest and southeast) sun is significantly blocked.

B.
Which parts of a property, if any, are considered for solar access protection?

Primary focus is on south-facing decks, patios, gardens and major living areas with large windows.  Highest priority is given to outdoor areas, especially decks/patios close to a living unit.

C.
What techniques are required to protect solar access to neighboring properties?

Project modifications are requested only for impacts to the portions of a property identified in Item II. B. above. Similar to view impact mitigations such as changes to  massing, heights, setbacks, roof slopes, etc.

Mitigation is generally not required if: (1) the height of building walls  or roof lines impacting solar access are moderately scaled and high and long building walls along side property lines have been avoided; or (2) other approaches are used demonstrating sensitivity to solar access.  A mixture of one and two story wall heights/roof lines would usually be considered sensitive, while very tall elements backed up to a side lot line would usually be considered insensitive.

Mitigation is also not required if it would cause significant loss of use to the subject property.

Additional option recommended for consideration:
Give priority to solar impacts at certain times of day (e.g. 9 a.m. - 3 p.m. or 10 a.m. - 2 p.m.) and possibly certain seasons as is done for Special Residential Design Review. Provide list of reasonable mitigations.

III. Privacy.

A. Does the City review privacy impacts on neighboring properties?

Only when privacy concerns are raised by neighbors. In these cases, the City will usually only request the applicant to consider project modifications to address the concerns. The City will normally require such changes only where the privacy impact is extreme and caused by project design features which are unusually intrusive (e.g. a very large deck looking down and in close proximity to a neighbor's master bedroom.)

Additional option recommended for consideration:

Mitigation of privacy concerns identified by staff regardless of neighbors' input (neighbors move, and often misread plans).

B. Which parts of a property are considered for privacy protection?

1.
Master bedroom (highest priority).

2.
Living room (lower priority).

3. Family room (lower priority).

4. Deck or patio (lower priority).

C.
Which neighboring properties are evaluated for privacy impacts?
Only properties abutting the sides and rear of project site.


D.
What techniques are used to mitigate privacy impacts?


1.
Impacts from side elevations:

a. Offset windows.

b. High windows.

c. Obscure glass.

d. Landscape screens.

2.
Impacts from rear elevations: landscape screens.

3.
Impacts from decks: privacy screens on sides.

4.
Reduce size of very large windows.

5. Angle/orient window away from neighbor.

6. Limit size and/or location of upper floor decks where sight lines indicate privacy problem.
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