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CULTURAL SIGNIFICANCE

10SVN was home to the now-legendary music venue, Fillmore West,
established by the nationally significant San Francisco music promoter

and impresario, Bill.Graham.

5 ‘

Grateful Dead at Filmore West, 1969

ol Bill Graham at Fillmore, 1964

Bo ‘Elu;-dl_ﬂl.l at Fillmore West. 1970

Saurce: Historic Resources Evaluation, September 2014
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Improve Urban Form Increase Affordable Housing § Enhance the Public Realm
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THE SITE TODAY

MARKET OCTAVIA
PLAN AREA

Source: Adapted from SF Planning, The HUB Workshep 1. April 13. 2016
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Source: Adapted from SF Planning. The HUB Workshop 1, April 13, 2016
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T TRANSFORM AN UNDERUTILIZED SITE INTO A THRIVING MIXED-USE RESIDENTIAL PROJECT

0440 5 R

2 BRING HIGH DENSITY TO A TRANSIT-RICH KEY INTERSECTION




3 ACTIVATE THE SITE THROUGH THE CREATION OF A RICH PUBLIC REALM

"—~—.____

4 CREATE THE FIRST CARBON-NEUTRAL HIGH RISE RESIDENTIAL DEVELOPMENT IN SAN FRANCISCO




DESIGN CONCEPTS

1. RESPOND TO SURROUNDING NEIGHBORHOODS, SCALE,
AND MATERIALS.

2. INTEGRATE NATURE WITH URBAN CONTEXT.
3. BREAK DOWN MASSING TO RESPOND TO SITE & CONTEXT.
4. ENHANCE & SUPPORT PUBLIC REALM, AND CULTIVATE

COMMUNITY & CULTURE.
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INTEGRATE NATURE
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NATURAL 10 SOUTH VAN NESS URBAN

10 SOUTH VAN NESS IS LOCATED IN A UNIQUE POSITION BETWEEN TWIN PEAKS AND THE FINANCIAL DISTRICT

THE PROJECT SYNTHESIZES BOTH: THE TOWER BUNDLES REPRESENT THE URBAN ELEMENT WHILE SKY GARDENS

INTRODUCE NATURE ONTO THE SKYLINE

_ 10 South Van Ness and The Hub

Bullding “ b

Ferry




MASSING

EVOLUTION OF FORM

1. REDUCTION IN STREET WALL

MASSING

EVOLUTION OF FORM

2. ROTATED & SET BACK TO
REDUCE STREET FRONTAGE



EVOLUTION OF FORM

MASSING

3. PUSHED DOWN AND PERMEATED

MASSING

EVOLUTION OF FORM

4. BUNDLES SLIM THE TOWER REDUCING
ITS PERCEIVED BULK ON THE SKYLINE



MASSING

5. VOIDS ARE INTRODUCED THROUGHOUT
THE TOWER.THE CUT-OUTS PROVIDE GREEN
OUTDOOR SPACES THAT POPULATE THE
BUILDING VERTICALLY

EACH BUNDLE SPONSORS A SKY
GARDEN

THE SKY GARDENS ARE ARRANGED
IN A SPIRAL STEPPING UP THE
TOWER

THE SKY GARDENS ARE LOCATED
AT HEIGHTS THAT PROMOTE A
CONNECTION TO THE SURROUNDING
CONTEXT

EACH SKY GARDEN RELATES TO
DIRECTIONAL VIEWS

o

=

THE SKY GARDENS ARE POSITIONED
TO RELATE TO SURROUNDING
CONTEXT AND GIVE SCALE



PODIUM

PUBLIC REALM
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Connection to Market Street
and Muni Portal
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MARKET STREET

Widened Sidewalk W
: a0 . .
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;_ g E S = New Public Plaza

Passenger Loading Zone

UNITY FEEDBA(

Mid-Block Passage

An Improved 12th
Street Experience
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MARKET STREET

12TH STREET

Covered Passage with Retail
Ferry Building, SF



NEIGHBORHOOD AMENITIES
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10 SOUTH VAN NESS
HISTORIC INTERPRETATION OPPORTUNITIES

JANUARY 09, 2019



ARCHITECTURAL INTEGRITY : D

:  The building has gone through many exterior and
interior.alterations over the last few decades.

B s

Saurce: Historic Resources Evaluation, September 2016

10 SOUTH VAN NESS

Source: Historic Resources Evaluation, September 2016

10 SOUTH VAN NESS



PART OF A LARGER MOVEMENT

POSTERS | FEEa
- Lo

PEOPLE

PROTEST

10 SOUTH VAN NESS

mmersive audio walks . = T EICHTTTL A : Go alone or sync au
rough fascinating places / -k | Ry i with friends

riindex. php2titie=The_Firewsy Ravelt

“Malvina Reynolds sings her anti-freeway ballad at the May 17,
1964 rally to save the Panhandie In Golden Gate Park.’ pay

1960S: PACIFIC

HEIGHTS +

= - COUNTER-CULTURE
+

- T ENVIDNANMENTAI ICM

2018 Bose (Formerly Detour)

» Immersive and interactive audio tour
of various city neighborhoods with
geolocated markers to signify key
places. Stories told by locals and
professional organizations. Plans
to be implemented into augmented
reality platform.

view  Back To Beginning ',"
» Opportunity to tell story of Bill par= i ) BRCEREE S '.h..'gl-f:
Graham and The Fillmore West by Y ,x” s
partnering with local organizations _gff{ i R ;_-'_w
to create a “counterculture district’ L “m s ’ e

within San Francisco.

(" CONTINUED ) 5
i ik _L PROGRAM
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IAME Mural Arts Program
Philadelphia, Pennsylvania

» Mural Arts established as part of the
Philadelphia Anti-Graffiti Network.

» MuralAB is a subset think-tank
which organizes public events and
exhibitions, residences for artists =
and curators, and special projects. =

FRSIRTST

a part of a “mural mile” within
the neighborhood or of a larger
“counterculture” district.

» Opportunity for 10SVN to become = @ '""i

5.1
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phia’s murals @ dozen limes wondenng
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5 murais Jie mever before,
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&r City
the City of Murals

(L2234

¢ CONTINUED
PROGRAM sompne 5
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5 Ishes

N The Stand, New York

SIZE: ERAIR

» Pop Up gallery in a bodega’s beer
storage to showcase artwork and
performances, host community
dinner parties and poetry slams, to
promote and celebrate both street
and anonymous artists.

» Opportunity to build in flexible micro-
spaces on the ground floor of 10
SVN to enhance public realm and
pedestrian experience.

(" CONTINUED
< B PROGRAM ) ?

10 SOUTH VAN NESS




IBM Think Exhibit (Above)
Lincoln Center, New York ; :
Strike a Pose (Below) rY 4 eiffia . L
The Palladium, Los Angeles  FENNLS ' -' o
» |BM Think Exhibit: Digital data wall
utilizing 360° film and interactive
experience to celebrate 100 years
of innovation and to showcase IBM’s
vision for a smarter planet.

ook Cigs gual

Image source: Second Story proposal/fg[,thei;A'Paﬂa/ﬂium

» Strike a Pose: Proposal and prototype
by Second Story for the historic
interpretation at the Los Angeles
Palladium. Visitors strike a pose in
front of reflective surface to unlock
avideo clip of historical icon. After

each video, text appears totell a

story behind the clip.
LU CONTINUED
—Q-GaR -
10 SOUTH VAN NESS

(NI Sound Time Machine
The Palladium, Los Angeles

» Proposal and prototype by Second
Story for the historic interpretation at
the Los Angeles Palladium.

» Visitors step into an interactive
installation to activate sound spots
and listen to songs of various
decades and past shows at the
Palladium. Illuminated day and night.

L CONTINUED
— ARENT PROGRAM

10 SOUTH VAN NESS




M Bill Graham Exhibit
CJM, San Francisco

I -:5.000 SF (iobby onty)

» Travelling exhibit of art and
memorabilia of the counterculture
era.

» Includes audio tour walking visitors
through Bill Graham’s life and the
Rock and Roll Revelution, as told by
Bill Graham in his own words.

INTERPRETIVE : { 3
EXPERIENCE - B

10 SOUTH VAN NESS

00Nl StoreFront Lab

Mission, San Francisco

pirds] +530 SF

» A place for dialogue and public
engagement, supporting particpatory
projects that bridge disciplines and
prompt discussion.

» Host experiments lasting from a
day to a month in forms of salons,
interactive and performative
installations, lectures, film
screenings, workshops, pop-ups etc.

InereRemvE 0
EXPERIENCE g ?

10 SOUTH VAN NESS




2wl Third Angle, Studio 2 @N.EW.
Portland, Oregon

B3 :2.0005F

» Intimate flex-space hosting Third
Angle. a contemporary music
ensemble organization that performs,
records, and commissions new
works in order to promote music of
the era to a diverse audience.

Image Source: Second Story, Frozen Music Performance

» Performance programs incorporate
artistic design environments that
blend and synchronize with the
music.

INTERPRETIVE 3
EXPERIENCE

10 SOUTH VAN NESS

0]l Minnesota Street Project
Dogpatch, San Francisco

m +4,600 SF (central atrium only)

» Affordable spaces for art galleries
and related non-profits.

» Hosted “World According to Sound
Experience”, a travelling audio show
partnered with the Centers for the SFirisED Bulding
Blind. Each episode is 90 seconds, Broadway Performance ™™=
containing stories about evocative
and unusual sounds.

» Home of SFArtsED, offering young
students opportunity enter the arts
and be mentored by working artists.

INTERPRETIVE 3
EXPERIENCE /

10 SOUTH VAN NESS




(]I SFMoMA White Box
SOMA, San Francisco

RIVA2] Unknown

» The White Box in the SFMoMA
houses a versatile, double-height
multi-purpose gallery, education,
performance, and event space
focused around performance-based
work.

» Key elements of the design are the
use of a flexible ceiling and movahle
podia and seating to accomodate
theater-in-the-round configurations,
multi-screen projections, and
installations.

INTERPRETIVE §§{ NN

10 SOUTH VAN NESS
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\ S ——— e // \\ — e, i
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INTERPRETIVE EXPERIENCE CONTINUED PROGRAM
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10 SVN GROUND PLANE e &

“, ( PEDESTRIAN-CENTRIC ) E o
10 SOUTH VAN NESS
10 SVN GROUND PLANE &
&
o, ey
// PUBLIC

12T ST

PROGRAM TYPE

@ POTENTIAL AREAS FOR GROUND FLOGR RETAIL
@ POTENTIAL AREAS FOR CULTURAL PROGRAMMED SPACE
{7 RESIDENTIAL SERVICES

10 SOUTH VAN NESS



GROUND FLOOR

10 SOUTH VAN NESS

DOUBLE HEIGHT SPACES

OPTION 1: OPEN TO RETAIL BELOW
OPTION 2: CREATE ADDITIONAL RETAIL OR
CULTURAL SPACE AT MEZZANINE LEVEL

MARKET STREET

PROGRAM USES
POTENTIAL AREAS FOR INTERPRETIVE EXPERIENCES
() POTENTIAL AREAS FOR GROUND FLOOR RETAIL
@D POTENTIAL AREAS FOR CULTURAL PROGRAMMED SPACE
RESIDENTIAL SERVICES
@00 BUILDING SERVICES

b > | 55 What are the benefits?

| ACTIVATE EMPTY SPACE

fﬂuu(‘(”ﬂ( A1k AND FRONTAGES '

- € ’C’ e l
{ TEST AND PROTOTYPE BEFORE
CONSTRUCTION _,'

{ BUILD EXCITEMENT
WITHIN THE NEIGHBORHOOD



»

»

»

Some ideas...

Temporary installation inviting
people to record their stories at the
Fillmore West. Recordings can be
broadcasted on a digital screen.

Vision booth to show “before and
after” or display future activation
strategies on site

Temporary “sound box” playing
music from Fillmore West days

Pop-up recording studio inviting
people to record and broadcast their
favorite songs

10 SOUTH VAN NESS




BALLROOM TECHNICAL CONSIDERATIONS
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Source: BART, with input by Magnusson Klemencic Assaciates (MKA)}
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Butkus, Audrey (CPC)

From: Tal Yeshanov <tyeshanov@gmail.com>

Sent: Tuesday, January 15, 2019 12:26 PM

To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]

Subject: Fwd: Re: URGENT: Imminent Rezoning of ELGIN PARK is bad for neighbors CASE:2018-015443MAP

Follow Up Flag: Follow up
Flag Status: Flagged

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

Dear Rafael Mandelman and Audrey Butkus,

t am the property owner of 75 Elgin Park (the building directly adjacent) and would like to register an official complaint
against rezoning the Elgin Park frontage of 170 Valencia.

Please review the below letter:

On Thursday 1/17 @ 1pm the SF Planning Commission will decide on rezoning the Elgin Park
frontage of 170 Valencia (The Baha'i Temple) from a residential zone to a commercial zone,
like on Valencia. This change allows any legal commercial use on Elgin Park, potentially
allowing current or future owners to use the Elgin Park side as a bowling alley, pool hall,
restaurant, bar, etc.

Our Concerns
If rezoned:

e The current or future owners can use the Elgin Park side for any legal commercial use, including
a restaurant, bowling alley, bar, or concert music venue. This is too permissive for a
small residential alley like Elgin Park.

o The current or future owners will be able to make noise, without limitation on weekdays
past 10pm.

« The building height allowance on Elgin Park will be increased from 4 stories to up to 8
stories for this site.

e This would allow other Elgin Park prcperties to also become NCT-3 commercial corridor
zoned sites

« Commercial use of the Elgin Park frontage will increase traffic and noise in ways
inconsistent with our residential use and zone.

This does not preserve the character of Elgin Park, It decreases safety on Elgin Park. It
increases traffic and noise on Elgin Park. It is inconsistent with SEC 101.1. General
Plan Consistency and Implementation section (b)(2) and (b)(4).

Proposed Solutions




The planning department has promoted the most permissive solution. Elgin Park Neighbors
support the SFGMC and its intended use however this use can be achieved as a more
narrowly-tailored "COMMUNITY FACILITY". We urge the Planning Commission to instead:

e Support a Conditional Use that meets the SFGMC use but does not accrue to changed
use of the Elgin Park frontage, restricts noise to reasonable 10pm limits on weekdays,
and limits broader commercial use.

« Alternately we support a variance that allows specific use to accommodate the current
owner's plans.



Butkus, Audrey (CPC)

-
From: elizabeth hundt <elizhundt@gmail.com>
Sent: Tuesday, January 15, 2019 3:09 PM
To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]
Subject: Imminent Rezoning of ELGIN PARK is bad for neighbors CASE:2018-015443MAP

Follow Up Flag: Follow up
Flag Status: Flagged

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

Planning Commission and Supervisor Mandelman:

On Thursday 1/17 @ 1pm the SF Planning Commission will decide on rezoning the Elgin Park frontage of 170
Valencia (The Baha'i Temple) from a residential zone to a commercial zone, like on Valencia. This change
allows any legal commercial use on Elgin Park, potentially allowing current or future owners to use the Elgin
Park side as a bowling alley, pool hall, restaurant, bar, etc.

Our Concerns
if rezoned:

e The current or future owners can use the Elgin Park side for any legal commercial use, including a restaurant,
movie theater, bar, or concert music venue. This is too permissive for a small residential alley like Elgin
Park.

« This would be the lone commercially zoned building a small street completely zoned residential. A
classification of NCT-3, intended for "some of the longest commercial streets in the City, some of which
have continuous retail development for many blocks", seems wildly inappropriate.

e The NCT-3 zone has no limit on hours of operation. The current or future owners will be able to make
noise, without limitation on weekdays past 10pm.

« The building height allowance on Elgin Park will be increased from 4 stories to up to 8 stories for this
site.

e Awning and signage on the Elgin Park frontage would be permitted without any conditions.

« This would allow other Elgin Park properties to also become NCT-3 commercial corridor zoned sites

« Commercial use of the Elgin Park frontage will increase traffic and noise in ways inconsistent with our
residential use and zone.

This does not preserve the character of Elgin Park, It decreases safety on Elgin Park. It increases traffic and
noise on Elgin Park. It is inconsistent with SEC 101.1. General Plan Consistency and Implementation section
(b)(2) and (b)(4).

Proposed Solutions

The planning department has promoted the most permissive solution. Elgin Park Neighbors support the
SFGMC and its intended use however this use can be achieved as a more narrowly-tailored "COMMUNITY
FACILITY". We urge the Planning Commission to instead:

« Support a Conditional Use that meets the SFGMC use but does not accrue to changed use of the Elgin
Park frontage, restricts noise to reasonable 10pm limits on weekdays, and limits broader commercial
use.

o Alternately we support a variance that allows specific use to accommodate the current owner's plans.

1



Best Regards,

Elizabeth Hundt

31 Elgin Park

San Francisco, CA 94103



Butkus, Audrey (CPC)

From: TAKADA YOKO <yokomk@mac.com>

Sent: Wednesday, January 16, 2019 6:49 AM

To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]
Subject: 2018-015443MAP: 170 Valencia

Follow Up Flag: Follow up
Flag Status: Flagged

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

Supervisor Mandelman and Audrey,

| live on Elgin Park and received Notice of Public Hearing regarding the rezoning at 170 Valencia Street. | read
the Executive Summary of the proposal by SF planing. | have concerns about the proposed rezoning. As SF
Plannign Department is trying to establish a uniformed zoning for the site, | believe that it really meant to be
Conditional Use. | support the Elgin Park Neighbors concerns and proposed solutions as follow:

Our Concerns
If rezoned:

e The current or future owners can use the Elgin Park side for any legal commercial use, including a restaurant,
movie theater, bar, or concert music venue. This is too permissive for a small residential alley like Elgin
Park.

e This would be the lone commercially zoned building a small street completely zoned residential. A
classification of NCT-3, intended for "some of the longest commercial streets in the City, some of which
have continuous retail development for many blocks", seems wildly inappropriate.

e The NCT-3 zone has no limit on hours of operation. The current or future owners will be able to make
noise, without limitation on weekdays past 10pm.

¢ The building height allowance on Elgin Park will be increased from 4 stories to up to 8 stories for this
site.

« Awning and signage on the Elgin Park frontage would be permitted without any conditions.

« This would allow other Elgin Park properties to also become NCT-3 commercial corridor zoned sites

+ Commercial use of the Elgin Park frontage will increase traffic and noise in ways inconsistent with our
residential use and zone.

This does not preserve the character of Elgin Park, It decreases safety on Elgin Park. It increases traffic and
noise on Elgin Park. It is inconsistent with SEC 101.1. General Plan Consistency and Implementation section
(b)(2) and (b)(4).

Proposed Solutions

The planning department has promoted the most permissive solution. Elgin Park Neighbors support the
SFGMC and its intended use however this use can be achieved as a more narrowly-tailored "COMMUNITY
FACILITY". We urge the Planning Commission to instead:

e Support a Conditional Use that meets the SFGMC use but does not accrue to changed use of the Elgin
Park frontage, restricts noise to reasonable 10pm limits on weekdays, and limits broader commercial
use.

o Alternately we support a variance that allows specific use to accommodate the current owner's plans.

1



Best Regards,

Yoko Takada



Butkus, Audrey (CPC)

From: Josh Horowitz <joshwitz25@gmail.com>

Sent: Wednesday, January 16, 2019 12:41 PM

To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]

Subject: Rezoning of 170 Valencia Street CASE:2018-015443MAP

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

Ms Butkus & Supervisor Mandelman's staff:

| recently noticed that the city is holding a hearing on rezoning the Elgin Park side of 170 Valencia. In particular, the city
is proposing changing the lot's zone from a residential zone to NCT-3. As the owner of 73 Elgin Park, the building directly
adjacent to 170 Valencia, | am deeply opposed to rezoning the back half of 170 Valencia.

| have nothing against the San Francisco Gay Men's Choir (in fact, I'm a big fan!), and would support a conditional use
waiver so they can use the space as a community center, for rehearsals, etc., but a zone of
NCT-3 not suited for a small residential street like Elgin Park.

The proposed zone is the one of the most permissive commercial zones in the city, permitting almost any use of the
building, including a bar, restaurant, music venue, movie theater, etc, and no limit on hours of operation. The zone is
intended for "the longest linear commercial streets in the City, some of which have continuous retail development for
many blocks." (This is from http://default.sfplanning.org/plans-and-programs/in-your-neighborhood/invest-in-
neighborhoods/excelsior-strategy/EOMWG_PlanningCode720_ExcelsiorQuterMission.pdf

- see section 752)

This zone seems wildly inappropriate for Elgin Park, a street with no other commercially zoned lots.

I've lived next to the Baha'i Center for over a decade, and they have been great neighbors. When the SFGMC or other
groups use the auditorium (which, btw, adjoins both my bedroom and my toddler's), we hear them clearly, but they are
done by 9pm, and | have never complained. |I'm worried that with a change to NCT-3, the many potential uses of that
space will force me to move.

Further, if the Baha'i Center building receives a NCT-3 zone, it is only a matter of time before the adjoining dual zoned
building next door also asks for a similar zone, turning our tiny residential street into a commercial thoroughfare.

When the city moved the Central Freeway exit ramp behind our street, the community spent years working with the city
to make Elgin Park a special place. There were dozens of meetings, with many of the neighbors involved. Rezoning this
building would ruin all that hard work and time.

Again, | have nothing against the SFGMC, and support a conditional use waiver for them to use the space as a
community center or similar. But please reconsider changing the zone of that building to NCT-3. It would be a terrible

mistake.

Thank you for your time. | welcome you to contact me via phone or email to discuss this further.



Sincerely,

Josh Horowitz
415-317-5692
joshwitz25@gmail.com



Butkus, Audrey (CPC)

From: Charles Wolfus <cwolfus@gmail.com>

Sent: Wednesday, January 16, 2019 4:38 PM

To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]
Subject: CASE:2018-015443MAP

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

On Thursday 1/17 @ 1pm the SF Planning Commission will decide on rezoning the Elgin Park frontage of 170
Valencia (The Baha'i Temple) from a residential zone to a commercial zone, like on Valencia. This change
allows any legal commercial use on Elgin Park, potentially allowing current or future owners to use the Elgin
Park side as a bowling alley, pool hall, restaurant, bar, etc.

Qur Concerns
If rezoned:

» The current or future owners can use the Elgin Park side for any legal commercial use, including a
restaurant, bowling alley, bar, or concert music venue. This is too permissive for a small residential
alley like Elgin Park.

« The current or future owners will be able to make noise, without limitation on weekdays past 10pm.

¢ The building height allowance on Elgin Park will be increased from 4 stories to up to 8 stories for this
site.

e This would allow other Elgin Park properties to also become NCT-3 commercial corridor zoned sites

« Commercial use of the Elgin Park frontage will increase traffic and noise in ways inconsistent with our
residential use and zone.

This does not preserve the character of Elgin Park, It decreases safety on Elgin Park. It increases traffic and
noise on Elgin Park. It is inconsistent with SEC 101.1. General Plan Consistency and Implementation section
(b)(2) and (b)(4).

Proposed Solutions

The planning department has promoted the most permissive solution. Elgin Park Neighbors support the
SFGMC and its intended use however this use can be achieved as a more narrowly-tailored "COMMUNITY
FACILITY". We urge the Planning Commission to instead:

e Support a Conditional Use that meets the SFGMC use but does not accrue to changed use of the Elgin
Park frontage, restricts noise to reasonable 10pm limits on weekdays, and limits broader commercial
use.

¢ Alternately we support a variance that allows specific use to accommodate the current owner's plans.

Make a difference, ACT NOW:
Forward this email to Audrey.butkus@sfgov.org and mandelmanstaff@sfgov.org.
Show up at the Planning Commision meeting on 1/17 @ 1pm. Contact Josh at aveBmail@gmail.com if
you can attend.

Best Regards,

Charles Wolfus



Butkus, Audrey (CPC)

- i
From: Tessa Springer <tessa@aesthetepainting.com>
Sent: Thursday, January 17, 2019 10:41 AM
To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]
Cc: Tessa Springer
Subject: Case No 2018-015443MAP

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

Good Morning,
Re: Case No: 2018-015443MAP
My name is Tessa Springer and | am the homeowner at 46 Elgin Park San Francisco.

I am writing because | cannot attend the hearing today at 1:00 pm. | am also writing because | strongly oppose the re-
zoning effort at 170 Valencia Street. Elgin Park is a narrow one block long neighborhood street that borders the west
side of 170 Valencia. The residents here have formed a very tight community and many of us have resided here for 20
plus years building a strong neighborhood over the years. While | do not believe that the SFGMS will take advantage of
an NCT-3 zoning, future occupants will have that capability. This is the primary concern for those of us who live here.

The 170 Valencia zoning currently does not have an impact on Elgin Park. | oppose the new zoning at this time.
Please note my opposition in the Public records.

Thank you,
Tessa Springer

Aesthéte

46 Elgin Park

SF CA, 94103

415 864 7178 t

4154315133 f
tessa@aesthetepainting.com
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(| San Francisco Employment 1996-2018
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Job growth in San Francisco continues
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Change in SF Employment Since 1996
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San Francisco Job Growth by Industry, 2008-2017
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But the makeup of the local economy is changing



Bay Area Employment, Change Since 2008, Selected Industries
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Construction Cost across US Cities 2017 - 2018
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And ever increasing construction costs are affecting project feasibility



SF MSA Gross Domestic Product and Wages 2001 - 2017
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Regional GPD growth far outpaces average earnings
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San Francisco MSA Annual Wages by Wage Group, 2001 - 2017
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And not all are benefitting equally from the expanding economy



San Francisco Employed Residents by Race 2010-2017
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Cumulative Percent Change in Number of Households Since 1990 by Income
Group in 2000 and 2013, San Francisco and Bay Area
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SF and the Bay Area have seen a huge rate increase in high-income households



Home Value Index for
SanFrancisco, Bay Area,
and California, 1996-2017

Home prices in SF and the Bay Area have soared since 2010
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FIGURE 18

Median Rent and

Median Asking Rent for
San Francisco, Bay Area,
and California, 2005-2017

Rents in SF and the Bay Area have also risen dramatically, but have recently plateaued
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MEDIAN ASKING RENT - 1BR MEDIAN SALES PRICE
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Still rents and sales prices remain out of reach to many
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Economy is holding steady; job growth and applications for housing projects continue but at
slower rate

GDP growing faster than wages; higher housing costs overburden lower income households,
especially Black and Latino

Major increase in construction costs dampening housing production
Wide range of projects:

10 major projects in pipeline to add over 35K units

Very large projects are still coming in

Increase in small projects especially with ADUs since 2013
Record number of units in pipeline in 2018: 70,600

Above average number of units under construction in 2018: 7,500

Record number of affordable housing units built in 2017: 1,500
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APPEAL OF REINSTATED IMPROPER
CEQA CATEGORICAL EXEMPTION
2417 GREEN STREET PROJECT, SAN FRANCISCO
CONTINUED FOUNDATION & SIDEWALL DAMAGES
TO THE ARCHITECTURALLY & STRUCTURALLY UNIQUE

HISTORICAL RESOURCE AT 2421 GREEN STREET
ENVIRONMENTAL IMPACT REPORT REQUIRED

LAWRENCE B. KARP CONSULTING ENGINEER



LAWRENCE B. KARP
CONSULTING GEOTECHNICAL ENGINEER

FOUNDATIONS, WALLS, PILES
UNDERPINNING, TIEBACKS

DEEP RETAINED EXCAVATIONS
SHORING & BULKHEADS
EARTHWORK & SLOPES
CAISSONS, COFFERDAMS
COASTAL & MARINE STRUCTURES

January 17, 2019 SOIL MECHANICS, GEOLOGY

GROUNDWATER HYDROLOGY
CONCRETE TECHNOLOGY

C&CSF Planning Commission
Rich Hillis, President

City Hall, Room 400

San Francisco, CA 94102

Subject: Appeal of Reinstated Improper
CEQA Categorical Exemption
2417 Green Street Project [Block 560 - Lot 028]
Brick Foundation & Sidewall Fenestration Damage
To the Architecturally and Structurally
Unique Historical Coxhead House at 2421 Green
Environmental Impact Report Required

Dear President Hillis and Members of the Commission:

This report supplements, with updated facts and further professional evaluation, the assessment
of the intended building enlargement project at 2417 Green with respect to CEQA, State of
California, and City of San Francisco design and construction requirements under the respective
Building Codes as well as convention as reported to the Board of Supervisors on 1/9/18.

Recognizing the consistent failure of the developers of 2417 Green to acknowledge their historic
environment with the serious effects of excavating into a hillside under a building, and the
permissiveness of City Planning in their issuance of an improper Determination of Categorical
Exemption contrary to CEQA prohibitions, the Board unanimously granted the appeal of the
owner of the Coxhead House at 2421 Green on 1/9/18 and ordered return of the inappropriate
document to the Planning Department. Instead of preparing the required CEQA document for
review and public comments, the Planning Department chose to reissue the Determination.

What is bizarre about the reissue of the Determination, after the Board of Supervisors granted the
appeal 11-0 ruling the Determination was contrary to CEQA (significant potential damages to a
building proven to be a unique architectural resource) is that the Planning Department, knowing
that they had no intention of complying with CEQA, and furthermore having received the
information contained in the 1/9/18 engineering report for the Board of Supervisors that showed
the permitted construction at 2417 Green (the “Project”) encroached on the land and foundation of
2421 Green (the “Historic Resource™), never revoked their approval of the building permit for
construction; instead they caused the Building Department to merely suspend the permit which
means that it could be quickly activated in an instant without any correction of the construction
approved on 2421 Green. The wrongfully reinstated Determination notes (page 2 96): “Building
permits for excavation that were suspended pending CEQA compliance may also rely on this
exemption.” In short, by ignorance or corruption, the Planning Department always intended to
allow illegal construction that would not only affect the stability of the foundation at 2421 Green,
but would also allow construction over the property line to support the new foundation for the
2417 Green basement garage by attaching it to the 125 year old brick foundation of 2421 Green.

100 TRES MESAS, ORINDA CA 94563 (415) 860-0791 fax: (925) 253-0101 e-mail: Ibk@berkeley.edu



Planning Commission RE: CEQA Violations & Illegal Construction, 1/17/19 Page 2 of 4

City Planning Approved & Continues Approving Permits Encroaching on a Neighbor

In addition to approving the project at 2417 Green that damages an historic resource entitled by the
National Register of Historic Places by way of obliterating the windows on the major east elevation
of 2421 Green and taking away the lateral and subjacent support of 125 year old brick foundation
walls including anchoring new construction at 2417 Green to the foundation of 2421 Green, the
Planning Department approved building permit issuance based on drawings which clearly show
new construction on the uphill neighboring property at 2421 Green that is intended to support the
enlarged basement at 2417 Green which stands today as it did on 1/9/18 when the Board of
Supervisors repealed the Categorical Exemption that allowed the building permit to be issued.

Exhibit 1 shows this week’s printouts of the permit records for Permit Application 2017.10.02.0114
(10/2/17). Control by City Planning. Checked 10/10/17 by CP Christopher May “Approved ...
Garage excavation in basement level ... unchanged.” Rubber stamped by Building Department (DBI)
“Approved” (without comment), and then mechanically stamped by office of the director of building
inspection for construction on 11/3/18. 2017.10.02.0114 is the operative building permit for the 2417
Green project; it was suspended on 10/20/17 which was and is a temporary act that can be set aside at
any time but then finally approved on 11/3/18. It was NOT revoked after the Board of Supervisors
reviewed the 12/30/17 architectural report and the 1/9/18 engineering report, and granted the appeal
of the Determination of Categorical Exemption. The director of DBI should have been notified and
the permit should have been revoked immediately upon the reversal by the Board of Supervisors, and
a proper environmental review should have been performed. Instead, the Determination was reissued.

Exhibit 2 shows the title corner of the cover (Sheet S1.0, 4/15/17) for P/A 2017.10.02.0114
(10/2/17) as a revision to P/A 2017.05.11.6316 “Approved Planning Dept. Christopher May”
10/10/17 and rubber stamped approved by DBI (without comment) on 10/12/17 and “Approved”
(mechanical stamp) by the director of building inspection on 11/3/18. P/A 2017.10.02.0114 is the
basis for the current operative building permit, construction underway, for the 2417 Green project.

Exhibit 3 is Permit Application 2017.10.02.0114 (shorthand for application filed 10/2/17) as a
revision to P/A 2017.05.11.6316 rubber stamped “Approved” by the director of DBI, 11/3/18.
2017.10.02.0114 is the current operative building permit (construction underway) for 2417 Green.

Exhibit 4 are excerpts from the permit drawings for P/A 2017.10.02.0114, each and every one
approved by City Planning, original signatures all by Christopher May and then all the drawings
were mechanically stamped “Approved” by the director of DBI. The stamps on the drawings show
that only City Planning reviewed and approved the drawings with DBI then rubber stamping them
without even initialing them in the stamp block provided by intake. DBI abrogated their responsibility
for policing engineering to City Planning. The California Department of Consumer Affairs has no
record of Christopher May being licensed now or ever as a professional engineer or as an architect.

The drawings, intent crystal clear, show that support for the new excavation for construction of an
underground garage at 2417 Green crosses the property line for the purpose of fastening to the 125
year old brick foundations of the historic Coxhead House at 2421 Green to provide support for
2417 Green. The notes in red are those annotated by the undersigned. The approved construction
is illegal under the California and San Francisco building codes, and California law. The fact that
this is the only way the 2417 project can be built is immaterial, the owner should have envisioned
and commissioned a design that was not intrusive upon the neighboring historic building.

LAWRENCE B. KARP CONSULTING ENGINEER



Planning Commission RE: CEQA Violations & Illegal Construction. 1/17/19 Page 3 of 4

The Proposed Construction is Illegal Under California Codes

Exhibit 5 is a section of the 2016 California Building and San Francisco Building Code §1803.5.7
entitled “Excavation Near Foundations.” Building code violation is negligence per se. This code
section has been ignored by City Planning in their approval of the project on 10/10/17, and with
reliance on City Planning approval was DBI rubber stamped “Approved” 11/3/18. Law requires:

§1803.5.7. “Excavation near foundations. Where excavation will reduce support from any
foundation, a registered design professional shall prepare an assessment of the structure as
determined from examination of the structure, the review of available design documents
and, if necessary, excavation of test pits. The registered design professional shall
determine the requirements for underpinning and protection and prepare site-specific plans,
details and sequence of work for submission. Such support shall be provided by
underpinning, sheeting and bracing, or by other means acceptable to the building official.”

Exhibit 6 are sections from the 2016 City & County of San Francisco Building Code: §3307
“Protection of Adjoining Property” incorporating Civil Code §832 (duty to maintain lateral
and subjacent support). Exhibit 4 shows excerpts of drawings by owner/developer/engineer

Durkin submitted for permit; none of the drawings has any specifications or details for

protecting. underpinning and shoring or bracing the neighbor’s building as required by 2016
SEFBC §3307 “Protection of Adjoining Property” incorporating Civil Code §832 (duty to

maintain lateral and subjacent support) and Exhibit 5, CBC & SFBC §1803.5.7 “Excavation
near foundations.” Details on Sheet S4.1 (Exhibit 4) show the proposed foundation for 2417
Green encroaching into the neighboring property by being anchored past the property line into
the foundation for 2421 Green (illegal construction occurring directly on neighboring property).

The Proposed Construction is Illegal Under CEQA

Exhibit 7 are summarized portions of the California Environmental Quality Act (CEQA),
which was enacted more that 35 years ago to protect the environment which includes historic
places and their surroundings. The CEQA regulations City Planning ignores are:

14 Cal Code Regs §15300.2[c]: “Significant Effect. A categorical exemption shall not
be used for an activity where there is a reasonable possibility that the activity will have
a significant effect on the environment due to unusual circumstances.”

14 Cal Code Regs §15300.2[f]: “Historical Resources. A categorical exemption shall
not be used for a project which may cause a substantial adverse change in the

significance of a historical resource.” (Emphasis added.)

14 Cal Code Regs §15064.5[b][1]: “Substantial adverse change in the significance of
an historical resource means physical demolition, destruction, relocation, or alteration

of the resource or its immediate surroundings such that the significance of an historical
resource would be materially impaired.” (Emphasis added.)

The 2417 Green project and the historic 2421 Green Coxhead House both have zero setback
distances from the property line between them. City Planning has approved blocking of the
2421 Green window wall and crossing the property line to construct support for 2417 Green.

LAWRENCE B. KARP CONSULTING ENGINEER



Planning Commission RE: CEQA Violations & Illegal Construction, 1/17/19 Page 4 of 4

Excavation for the proposed basement and underground garage at 2417 Green cannot be
accomplished without construction on 2421 Green because the intended excavation will
compromise the lateral and subjacent support (required by California Civil Code §832 to be
maintained) for the existing Coxhead House at 2421 Green. This building withstood the 1906
earthquake and fire without damage; now it is threatened by a neighbor who intends to
construct an unreasonably large building at 2417 Green undermining below and looming
above windows of the Coxhead House.

To further Planning Department’s approval of damaging and substandard illegal construction,
where they have been given the lead to approve by the Department of Building Inspection,
City Planning has now reissued their Determination of Categorical Exemption in gross
violation of CEQA. None of the various excuses they give for insisting on their determination
has any validity. The design for construction that City Planning has approved for 2417 Green
will cause extensive damage to the physical and historic nature of 2421 Green with its
impairment of the stability of its existing 125 year old brick wythe wall foundations that now
properly support the Coxhead House.

Summary

There is no procedure available to the developer of 2417 Green to build the underground
portion of the proposed project at 2417 Green without obtaining the written permission of the
owner of the Coxhead House at 2421 Green to enter and construct foundation underpinning
and shoring on property adjacent to the project, which will not happen. The changes to the
historic Coxhead House, both to its foundation and its major window wall superstructure, will
be significant and adverse, and are not allowed under CEQA. The developer has sought to
circumvent the building codes by not obtaining a land survey and avoiding a geotechnical
exploration of the site. The resubmittal of a wrongful Determination of Categorical
Exemption is nothing but another ruse to develop 2417 Green without compliance with CEQA
and the building codes.
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Home » hicst Requested

Welcome to our Permit / Complaint Tracking System!

AN FRANCISCO

Permit Details Report

Report Date: 11312019 9:12:48 AM
JUILDING INSPECTION
Application Number: 201710020114
Form Number: 8
Address(es) 0560 71028 /0 2417 GREEN ST
TO COMPLY NOV201708032, ADMINISTRATIVE PERMIT TO FACILILATE DCP REVIEW, REVISION TO
Description: PA%Z201705116316, DELETE FREESTANDING RETAINING WALL AT REAR YARD. NO WORK UNDER
THIS PERMIT. NIA MAHER ORDINANCE
Cost $1.00
Occupancy Code: R-3
Building Use: 27 - 1 FAMILY DWELLING
Disposition | Stage:
Action Date | Stage | Comments
100212017 TRIAGE
1002/2017 IFILING
100272017 FILED
T3R07 IAPPROVED
13R17 fissuED
1212012017 JSUSPEND per DCP letter dated 12/20/2017. O'Riordan
Contact Details:
Contractor Details:
License Number: 1012620
Name: PATRICK DURKIN
Company Name: DURKIN INC.
Address: 1055 ASHBURY ST * SAN FRANCISCO CA 94117-0000
Phone:

1 |

Step| Station ! Arrive | Start | InHold r?o ‘:; |

1 [poumse |taen7 [oenr 102M7MAINAL STEVEN  |OK TO PROCESS BY

> leaxe  |1oon7 foeny 102N 7ICHUNG JANCE
Approved: Revision to BPA # 201705116316 to
remove fre ing concrete iing wall in rear

3 fepzoc faron honont 107107}MAY CHRSTOPHER =" a——_— i ""‘"’w ol

planting beds in rear yard unchanged.

s oG hon2nt honang W2N7{YU CYRL APPROVED.

5 MEALTH j1013n7 hoiang 103117 [anproved by M. Zalay

R T T HII7|CHUNG JANCE !

This permil has been issued. For information pertaining to this permit, please call 415-558-6006.

Appointments:

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

Inspections:

Activity Date

Special Inspections:

Inspector [ inspection Description Inspection Status

Addenda No.

Compieted Date | Inspected By Inspection Code | Description

For information, or to schedule an inspection, call 558-6570 between 8:30 am and 3:00 pim.

[ Station Code Desaiptions and Phone Numbess |

Online Permit and Compiaint Tracking home page.
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EPARTMENT OF

Report Date: 1432019 10:02:59 Al
LWILDING INSPECTION
Application Number: 201705116316
Form Number: 8
Address(es) 0560 /028 /10 2417 GREEN ST
Description: PARTIAL DETERIOATED BASEMENT WALL AND FOUNDATION REPLACEMENT WAITH NEW
) LANDSCAPING SITE WALL AT BACKYARD
Coast $100.000.00
Occupancy Code: R-3
Building Use: 27 - 1 FAMILY DWELLING
Disposition ! Stage:
Action Date Stage Comments
SIM2017 TRIAGE
5H112017 FILING
112017 FILED
51182017 AWPPROVED
SH8I2017 PSSUED
191282017 [SUSPEMJ depariment of city planning review requived
121112017 PENS'WE) permil reinstated see pa 201710020114
1272012017 [&JSPEM) E”uspended per DCP lefler dated 12/2042017. ORicsdan
Contact Details:
Contractor Details:
License Number: 1012620
Name: PATRICK DURKIN
Company Name: DURKIN INC.
Address: 1055 ASHBURY ST * SAN FRANCISCO CA 94117-0000
Phone:
Addenda Details:
: e,
]
1 ' 7 7 SMUt
2 |jpoe  jlsmn7 smn? SA7ivy cyr
S = snan? lsnant SHBIMTICHEUNG WAI FONG  [S/8MT. SAFETY PERNIT RECEIVED. WF

This permit has been issued. For information pertaining to this permit, please call 415-558-5096.

Appointments:

Appointment Date

Appointment AM/PM

Appointment Code | Appointment Type | Description | Time Slots

nspection Description

Addenda Completed

Inspection

T Inspected By Coda. " | Description Remiarks

| ICONCRETE (PLACEMENT &

0 1 SAMPLING) ¢ placement

o N

0 13 SPECIAL GRADING, EXCAVATION
AND FILLING (GEQ. ENGINEERED)

0 24C CONCRETE CONSTRUCTION

0 »n OTHERS:AS RECOMMENDED BY  fgeclech of recosd to observe excavation @
PROFESSIONAL OF RECORD start of EA ot

0 24A FOUNDATIONS

0 18A BOLTS INSTALLED IN EXISTING
ICONCRETE

For information, or to scheduie an inspedlion, call 558-6570 between 8:30 am and 3:00 pm.

[T iatinn Cada Nacrerintinne and Phano Nismbars |




Home » host Requested

tAN FRANCISCO

Welcome to our Permit / Complaint Tracking System!

Permit Details Report

Report Date: 1/13/2019 9:22:34 AM
BUILDING INSPECTION
Application Number: 201804277607
Form Number: 8
Address{es). 0560 /028 10 2417 GREEN ST
Desaiplion: Temporary shering comply winov 201727021, io shore up remaing center brick facade
Cost $500.00
Occupancy Code: R-3
Building Use: 27 - 1 FAMILY DWELLING
Dispaosition | Stage:
Action Date Stage Comments
412712018 TRIAGE
712018 FLING
4/2712018 iFLED
N6/2018 IAPPROVED
5/8/2018 ESSUED
1114/2018 ICOMPLETE 294094 Final inspectioniApproved
Contact Details:
Contractor Details:
License Number: 1012620
Name: PATRICK DURKIN
Company Narne: DURKIN INC.
Address: 1055 ASHBURY ST * SAN FRANCISCO CA 94 117-0000
Phone:

Hold Description

'SCHROEDER
v fces  juzins lwzine NG ToRER
3 sp z7na e 2T H KEVIN
3 |nmake lezrns lpins AIZTNB|SAPHONIA COLLINS
4 2Tns Wzing AZTNENU CYRL
5 ices AN [sens SIBNSIYU ZHANG REN
This permi has been issued. For infformation pertaining to this permit, please call 415-558-6096.

Appointment [Appointment] Appointment

|
AM/PM Appointment Type Description

Inspactor Inspection Description Inspection Status
11/14/72018 Kevin Birmingham FINAL INSPECT/APPRVD FINAL INSPECTIAPPRVD

Addenda|Completed | < {inspection| .- -

No. Date Inspected By | Code Description . Remarks
3 10/10/2018 |SHAINAL 24F IOTHERS lemparary shofing of (E) brick wall
0 10/10/2018 [SHAINAL 21A ISHORING |

For information, or to schedule an inspectien, call 558-6570 between 8:30 am and 3:00 pm.

[ Swation Code Desciiptions and Phone Numbers |

Oniine Permit and Complaint Tracking home page.
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FS FAR SOE SSL STAMNLESS STEEL
FN. FINISH SURFACE STRUCT  STRUCTURA
FIG FOOTING s
I FEET
TaB
oA GAUGE T&C
GAY  GALVANIZED THK
) GRADE BEAM THRD
T GLUED—LAMINATED BEAM 7.0,
Toc
HGR HANGER TOF
HORZ  HORIZONTAL T0S
HSB HIGH STRENGTH BOLT TS
HSS HOLLOW STRUCTURAL SECTION ™
™"
f MOMENT OF INERTIA
s INTERNATIONAL CODE COUNGIL UND
i INSIDE DIAMETER
¥ INSIDE FACE VERT
INT INTERIOR VIF
a JOINT W WITH
JST W/N  WITHIN
w/0 WITHOUT
KD WO WOOD
WF WIDE FLANGE SECTION
LB WS WOOD SCREW
LG WP WORK POINT
LLH WHS WELDED HEADED STUDS
L WNF WELDED WIRE FABRIC
LS
LSH
LSt
m :
LWe
LEGEND NO UNDERPINNING

EXCAVATION SEQUENCE AND MAXIMUM WADTH OF
SEE GEOTECHMICAL INVESTIGATION REPORT

/1o /17

d Planning Dept. Christopher May

Conp{ »| N ZotNOR03T
Rsisi g € PBRmT To Haunrs
De P PRNERS . ZXWSem © BPA
T ZoWMDS L. p woekk wRkL
Thet PERRNT

SCOPE OF WORK

GARAGE EXPANSION, PARTIAL DETERIORATED
BASEMENT WALL AND FOUNDATION REPLACEMENT
WITH NEW LANDSCAPING SHE WALL AT BACKYARD.

TYPE OF CONSTRUCTION: B
NUMBER OF STORIES: 3 STORES + 1 BASEMENT
USE OF BUILDING: SINGLE FAMILY DWELLING

OCCUPANCY CLASSIFICATION:  R-3

-

H7 <C
E(.J
—0
noO
v
52
%.*éé
(] OL.L
T 3 <
iy NN

GENERAL NOTES
ABBREVIATIONS
LEGEND

DATE (04./15/2017

SCALE. NONE

DRAWN ¢ iy

498 2017.501.00

510
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APPLICATION FOR BUILDING PERMIT | mmWo&i’kﬁMﬂm S g
ADDITIONS, ALTERATIONS OR REPAIRS DEPARTMENT OF BURLDING INSPECTION -
APPLICATION 15 MEREBY MADE TO THE DEPARTMENT OF =8
FORM 3 3 OTHER AGENCIES REVIEW REBIRED | FERMISSON 10 BUD M ACCOMDANGE WITH THE PLANS "“"hz
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COHDITIONS AND STIPULATIONS

; t ’:,, : OE: i
£ RN REASON: -
..:W 'Yﬁn mﬁ o Tv - ¥
' i mShats
Wi 3- -
BUADING ISPECTOR, DEFT. OF BLDG. INSF. NOTIED MRt
APPROVED: ey o~ T Spd 4 287 -0 WhHBiw 18 Almeds DATE:
s STA D403, COXA TG RETawk, why, (& Raat UL, |Ineason:
& EAJAT O OF QARAGE 4o
e BAE Ml LG s D RAySD
PLAssries, &> nd RLAL a4 gl "“‘_‘L"F*«—m *(°(_.ot.1
AAIL ot B A 2B DEPAHTMENT OF GITY PLANNING TR Ay | | NOTHIED MR
APPROVED: i BATE:
] REASON.
] |
LY
o 1
SUREAU OF FINE PREVENTION & PUBLIG SAFETY NOTIFRED ML
APPROVED: DATE:
O]
o/
NOVIRIED MR
APPROVED: DATE:
L]
APPROVED: M‘E
D REASON:
MOTIFED MR,
APPROVED: DATE:
WA i e
*11,‘ Dust Condre! Plam and other documents and i {4 ""‘""1
| SRS S i v o e £,55 01
DEPARTMENT.OF PUBLIC HEALTH 1efs NOTIRED MR
: R
APPROVED: I \ L DATE: e
v REASON:
-
|
nsneva,om’emmmcv NOTIRED MR
APPROVED: ‘{,‘ DATE:
rj REASOMN:
i
HDUSING MSPECTION DIVISION NOTIRED MR.
of the var [ o chefor noted on this applitation, amd =

i agree o comply with al At o7 5P
o .

i ]

5 o Bt s, which ars berely made » part of this application.
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CITY AND COUNTY OF SAN FRANCISCO
DEPARTMENT OF BUILDING INSPECTION |
APPLIGATION 15 HEPEBY MADE TO THE DEPARTMENT OF
EUNLDING INSPECTION OF SAN FRANCISCO FOR
FORM 3 ) OTHER AGENCIES REVIEW REQUIRED PERMISSION TO BURD IN ACCORDANCE WITH THE PLANS
AND SPECIACATIONS SUBMITTED HEREWITH AND
FORM 8 &WEB THE-COUNTER ACCORTING TO THE DESCRIPTION AND FOR THE PURPOSE

qoll HEREINAFTER 8ET FORTH.
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CONDITIONS AKD STIPULATIONS

T Oy e OBt | IREASON:
MAY 11 2807
e BUILDING INSPECTOR, DEPT. OF BLDG INSF. NOTIFIED MR,
APPROVED: DAYE:
REASON:
DEPARTMENT OF CTTY PLANNING NOTIRIED MR.
APPROVED: o -
D REASON:
BUREAU OF FIRE PREVENTION & PUBLIC SAFETY NOTIFED MR.
APPROVED: DAYE:
! REASON:

L] W/

4 ‘
WWWMW NOTIFIED MR.
5
APPROVED: J ot

DEPARTMENT OF PUBLIC HEALTH NOTIFIED MA.
R i

APPROVED:

:
DNISSTOOHS ONIYNG OFILLON SNOSHId 11V 40 SINVN ONV S3IVA TLON - NOLLOIS aTOH

REASON:

D! 3
1

| HOUSING INSPECTION DIVISION NOTIFIED MR.
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APPLICATION FOR BUILD! CITY AND COUNTY OF SAN FRANCISCO =

ADDITIONS, ALTERATIONS OR REPAIRS "~ DEPARTMENT OF BUILDING INSPECTION . £

APPLICATION IS HERERY MADE TO THE DEPARTMENT OF I E

BULDING INSPECTION OF SAN FRANGISCO FOR Lo ®

FORM 3 0D OTHER AGENCIES REVIEW REQUIRED | PrrsssSioN TO BUILD IN ACCORDANCE WITH THE PLANS et
AND SPECIFICATIONS SUBMTTED HEREWITH AND 1
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SRR, . | __ A | DATE:
Howard Zee, DBA FEASON.
APR 11 00 |
1
|
BUILDING IMSPECTOR, DEFT. OF BLDG. INSF. NOTIFIED MR.
e
B - o~ | REASON:
DEPARTMENT OF CITY PLANNING NOTIRED MR
APPROVED: DATE:
O
BUREAL OF FIRE PREVENTION & PUBLIC SAFETY NOTIFIED MAR.
APPROVED: DATE:
L]
MECHANICAL ENGIEER, DEPT. OF BLDG. MSPELTION NOYIFED MR.
APPROVED: j iy
REASON:
L] :
i
APPROVED: \ DATE:
| REASON:
] v
BUREAL OF ERGINGE Mt NOTIFIED MR.
APPROVED: DATE:
REASDON:
1
.
DEPARTMENT OF PUILIC HEALTH NOTIFIED MR.
APPROVED: DAYE: ____
D REASON:
APPROVED: DATE:
O =
HOUSING INSPECTION DIVISION NOTIFED MR.
1 agree t0 comply with all condiions or stiputath of the vark [ o dmpx noted vn tiis appication, snil sttached statements
of coodirs or shipi , which are hereby mede 2 part of this spplicafion.

Hamisr o smchaents D

OWMER'S AEYRORIZED ABENY

DNIEBIOOUd DNINNG T3 LON SNOSHS4 TV 4O BINVYN ONV S2UVT SLON - NOLLOAS 0H



1812018 Depeartment of Buidding inspection

You selected:

Address: 2417 GREEN ST Block/Lot: 0560 §/ 028

Flease select among the following links, the type of permit for which 1o view address mformstion:
Electrical Permits Fumbing Permits Bualding Permits Comoplainis

{Building permits maiching the selected address.)

Permit 2 [Block Lot [Streets Name _ [Unit___[Current StagelStage Date
201710020134 joseo o8 jaqr7 REEN ST ISUSPEND 12/20/2017
201705116316 los6o  lo28 jaar7 \GREEN ST ISUSPEND 12/20/2017
1201712136376 loz8 24y GREEN ST FILED 12/13/z017

{M8a1527 o560 loz8 loary 'GRFEN ST ISSUED 09/13/2017
lav1704285244 loes lzasv REEN ST FILED 04 /28 /2017
1201704133654 losbo 028 lagry GREEN ST fISSUED l04/11/2017

[200902192408  los6o 1028|2417 IGREEN ST ISSUED 02/29/2009
1200707066100 jos60  lo28 lagry GREEN ST [EXPIRED jo5/01/2008
1200706224914 o o2B jeary GREEN ST ISSUED 06/22/2007
{B600460 0560 {028 |2417 IGREEN ST COMPLETE__Jo4/11/1986

[B206745 o560 028 a4ty JGREEN ST COMPLETE __lo/04/1083

Technoical Support for Online Services
1t you nieed help or bave 3 qoestion abotst this servire, plense visitour FAQ area.

Contact SFGov Adcessibility  Policdes
Lity and County of San Francisco©

hitp:#dbiweb.sigov.org/dbipts/Default? aspx ?page=AddressData2&ShowPanel=BID
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1. EXGRIATION SHORING IS NECESSARY, A SHORING PERMIT MUST BE
SN0 APPROVED BY THE DEPARTMENT OF BUILDING INSPECTION
R 10 EXCAMTION. NOTIFY ADJOINING PROPERTY OWNER IN WRITING
EXCAMATION AS REQUIRED BY LAW, SECTION 832 CML
ms&zzwa&m ALL SHORING TO BE SUPERVISED BY
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SECTION

1. WHERE EXCAVATION SHORING IS NECESSARY, A SHORING PERMIT MUST BI
PROVIDED AND APPROVED BY THE DEPARTMENT OF BUILDING INSPECTION
PRIOR TO EXCAVATION. NOTIFY ADJOINING PROPERTY OWNER IN WRITING
OF PROPOSED EXCAVATION AS REQUIRED BY LAW, SECTION 832 CML
CODE, STATE OF CALIFORNIA. ALL SHORING TO BE SUPERVISED BY
REGISTERED ENGINEER INCLUDING SEQUENCE OF QOPERATION.
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IMPORTANT NOTICE

Act now fo keep your code updo-date
The purchase of this code includes a
free subscription for alf State-issued
suppiements and enrata. To receive
these important updates through
2019, you MUST register online
www.iccsale.org/CALIG

2016 CALIFORNIA
BUILDING CODE

CALIFORNIA CODE OF REGULATIONS
TITLE 24,-PART 2, VOLUME 2 OF 2
Based on the zolg\:i?&emational Building Code® AN
2016 California Histsrical Building Code, Title 24, Part 8 ™
2016 California ExistingBuilding Code, Title 24, Part 10
Based on the 2015 International Existing Building Code®

California Building Standards Commission \
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Effective January 1, 2017

For Errela and SupMe;t eﬁectﬁve
dates see the History Note Appendix




Sails mecting all four of the following provisions shafi
be considered expunsive, except that tests to show compk-
zmce with Yemx I, 2 and 3 shall not be required if the test
prescribed in §tem 4 is copducted:

b, Plasticity imdex (PI) of 15 or greater, determined

acoordance with ASTM D4318.

2. Maose than 10 percent of the soil particles pass a Ne.
200 gieve (75 yn), detenmined in accordance with
ASTM D422

. More than 10 pescent of the soil particles are less
than § micrometers in size, determined in accor
dance with ASTM D422

4. Expansion index grester than 20, determined in

asccordance with ASTM D4829,
18035.4 Ground-wsier table. A subsnrface soil investi-
gation shall be performed to determine whethey (he exist-
ing groand-water tzble is above or within 5§ fest (1524
min} below the elevation of the lowest floor level ‘where
md:ﬁwnslommdbeiowﬂwﬁmshadgmundkveladja
cent & the fosndation.

Exmpﬂon. A sabsurface soil investigition fo deter-

mine the location of the: ground-water table shall not be

required where waterproofing is provided in accor-

dance with Section 1805,

1803.5.5 Deep fonndations, Where deep foundations will
be used, & peotechnical investigation shall be condocted
and shall inclade all of the following, mmless sufficient
data upon which to base the design and instatfation is oth-
erwise svailable:

1. Recornmended deep foundation types and installed
mamﬂ ““w

2. Beconmended center-to-center spacing of deep
foundation elements.

4. Inssilation procoderes.

5. Feld wepoction and reporting mocedures (lo
mchuade procednes for venification of the ingtalled
bearing capacity where required).

6. Lomd test requirements,

7. Suitability of deep foundation materials for the
intended envisorment.

8. Designation of bearing Stratum or sirata.

9. Reductions for group action, where necessary.
1803.5.6 Rock strata. Where sabsurface explomtions a
the project site indicate vatiations in the structawe of rock
wpon which foundations are to be constructed, a sefficient

number of borings shall be drilled to sufficient depths to
sssess the competency of the rock and its loed-bearing
capacity.

1803.5.7 Excavation near foundatipns. Where excava-
tion will reduce suppart from any foundstion, a registered
design professional shall preparc an assessment of the

)

2016 CALIFORNIA BUILDING CODE

SONILS ARND FOUNDATIONS

strnctore 2 desermined from examinatioo of the stroctuse,
the review of availuble decign documents and, i neces-
sary, excavation of test pits. The registered design profes-
sione] shall determine the requitements for undespinning
and projection and prepare site-specific plans, details and
sequence of work for submission. Such support shall be
provided by underpinming, sheeting and bracing, or by
other means scoeptable o the butlding official.

1803.5.8 Compucted fill material. Where shallow foun-
dations will besr an compacted il material more than 12
inches (305 mm) in depth, a geotechnical investigation
shall be condocted and shall include all of the following:

i. Specificaions for the preparation of the site prior 1o
placement of compacted fill material,

Z. Specifications for material to be used as compacted
fil.

3. Test wethods o be osed w deternrine the maximom
dey density and optimbm moisture conlent of the
matenial to be used as compacted fil}.

4, Maximum stlowable thickaess of each lift of com-

pacted fill material,
. Field test method for determifing the in-place dry
density of the compacted fll.

6. Mintmum acceptable in-place dry density expressed
as a pexcentage of the minmm dry density deter-
mined in accordance with Item 3
7. Nomber and. frequency of ﬁsld tests required to
detumemmphancemlm6

180359 Cuntrolled low-strength mmferisl (CLSM).
Where shallow foundations will bear on camrdhd low-
strength matexial (CLSM), a geotechnical investipation
shall be conducted and shall mc}nde &l of the following:

I. Specdfications for the preparation of the site prior 1o
placemeni of the CLSM.

2. Specifications for the CLSM.
k3 Lahmam mftﬂdks&mﬂmd{s)mbenmdm

ﬂm(ugxumw strength or bearing

4. Mmﬁrwamumg the acceptance of the
CLSM i the: field.
5. Numnber and frequency of field tests required to
determaine compliavce with lern 4.
1803.5.10 Alternste setback and dlearance. Where set-
backs or cleasaices other than those required in Section
1808.7 are desired, the building official shall be pesmiited
o require a peotechnical investigation by s registered
design professivnal to demonstrate that the intent of Sec-
tion 1808.7 would be satisfied. Such an investigation shall
inclede consideration of material, height of slope, slope
gradient, load intensity and erosion characteristics of slope
paterial.
1803.5.11 Sedamic Design Categories C through F. For
structares assigned 1o Seismic Design Category C, D, Eor

A
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PROPOSED SAN FRANCISCO BUILDING

CODE AMENDMENTS
2016 Edition

Chapter 1
SCOPE AND ADMINISTRATION

Division 1
CALIFORNIA ADMINISTRATION

No San Francisco Building Code Amendments.

Division I1
SCOPE AND ADMINISTRATION
See Chapter 14 for the Administration provisions of the San Francisco Building Code.
Chapter 1A
SAN FRANCISCO ADMINISTRATION

The City and County of San Francisco adopts the following Chapter 14 for the purpose of
administration of the 2633 2016 San Francisco Building Code. Certain specific administrative and
general code provisions as adopted by various state agencies may be found in Chapter 1, Divisions )
and 11 of this code.

SECTION 101A - TITLE, SCOPE AND GENERAL

10JA.1 Title. These regulations shall be known as the “2013 2016 San Francisco Building Code,”
may be cited as such and will be referred to herein as “this code.” The 2033 2016 San Francisco
Building Code amends the 2013 2016 California Building Cede and the 2013 2816 California
Residential Code which is Part 2 & 2.5 respectively of the 12 parts of the official compilation and
publication of the adoption amendment and repeal of the building regelations to the California
Code of Regulations, Tifle 24, also referred to as the Californis Building Standards Code. The
California Building Code and California Residential Code incorporates by adoption the 2012 2015




crested by Building Cede Section 106A.4.1.3; provided, however, that, until the special inspection
reperts required by Building Code Section 1704.2.4 are submitted to and approved by the
Department, the phase of censtruction subsequent 1o the phase or clement for which the report was
completed cannot commence.

1705.22 Add the following section:

170522 Crane Safety. No owner or other person shall eperate, authorize or permit the operation
of a tower crane on a high-rise building structure until a signed Crane Site Safety Plan, Submittal
Form and Crane Safety Compliance Agreement have been accepted by the Building Official.

Chapter 17A
SPECIAL INSPECTIONS AND TESTS

No San Francisco Building Code Amendments

Chapter 18
SOILS AND FOUNDATIONS

No San Francisco Building Code Amendments

Chapter 18A
SOILS AND FOUNDATIONS

No San Francisco Building Code Amendments

Chapter 19
CONCRETE

No San Francisco Building Code Amendments

Chapter 19A
CONCRETE

No San Francisco Building Code Amendments

140



3302.4 Fencing. Provide for the enclosing, fencing, and boarding up or by fire waich or other means
of preventing access to the site by unauthorized persons when werk is net in progress.

SECTION 3303 - DEMOLITION
3303.1 Add new sections as follows:

3303.1.1 Buildings other than Type V. The demolition of stractures of Types 1, I1, Il and IV
construction greater than two stories or 25 feet (7.62 m) in height shall comply with the
requirements of this section.

The reguirements of this section shall also apply to the demelition of post-tensioned and
pre- tensioned concrete strupctures.

3303.1.2 Required plans. Prior tp approval of an application for a demolition permit, two sets of
detailed plans shall be submitted for approval, showing the following:

1. The sequence of operation fioor by floor, prepared by a registered civil engineer or licensed
architect.

2. The location of standpipes.

3. 'Thelogation and details of protective canopies.

4. The location of truck crane during operation.

5. Any necessary fence or barricade with lights.

€. Any floor or wall left standing.

7. The schedule of the days when the demolition will be don, i.e.. en weekidsys or vn Sundays.

3303.4 Replace this section with the following:

33034 Vacant Lot. When 2 building is demolished, the permittec must remove all debris and
vemove all parts of the siructare above grade except those parts that are necessary to previde

support for the adjoining property.

3303.8 Add a mew sgction as follows.

3303.8 Special inspection. A registered civil engineer or licensed architect shall supervise the
demolition work in accordance with rules and regulations adopted by the Building Officisl
pursuant to Section 104A.2.1 to assare the work is preceeding in 2 safe manner and shall submit
written progress reports to the Department in accordance with Section 1704.2.4.

SECTION 3304 — SITE WORK

3304.1 Add a second paragraph as follows:

154



The City and County of San Francisco adopts Appendix J for the purpese of regulating
excavation and grading.

3304.1 Add a third puragraph as jollows.

Temporary wood shoring and forms. All wood used for temporary shoring, lagging or
forms that will be backfilled against or otherwise left permanently in place below grade shall be
treated wood as defined in Section 2302.

SECTION 3306 - PROTECTION OF PEDESTRIANS

3206.10 Add a section as foliows.

3306.10 Chutes. Chutes for the removal of materials and debris shall be provided in all parts of
demolition aperations that are more than 20 feet (6.096 m) above the point where the removal of
material is effected, Such chutes shall be completely enclosed. They shall not extend in an unbroken
fine for more than 25 feet (7.62 m) vertically but shall be equipped at intervals of 25 feet (7.62 m) or
less with substantia) stops or offsets to prévent descending material frem attaining dangerous
speeds.

The bottom of each chute shall be equipped with a gate or stop with a suitable means for
closing or regulating the flow of miaterial.

Chutes, flaors, stairways and ather piaces affected shall be watered sufficiently to keep
down the dust,

3306.11 Add a section as follows:

3306.11 Falling debris. Waod or other construction materials shall not be allowed to fall in large
pieces onto an upper foor. Bulky mateérials, such as beams and columns, shafl be lowered and not
allowed to fall.

3306.12 Add a sevtion as follows:

3306.12 Strocture stability. In buildings of wood frame construction, the supporting structure
shall not be removed until the parts of the structure being supported have beed removed.

In buildings with basements, the first floer construction shall not be resnoved until the
basement walls sre braced to prevent overturning, or an analysis acceptable to the Building Officia)
is submitted which shows the walls to be stable without bracing.

SECTION 3307 - PROTECTION OF ADJOINING PROPERTY

3307.1 Insert a note at the end of this section as jollows:

3307.1 Protection required. Adjoining public and private property shall be protected from damage
during construction, remodeling and demolition wark. Protection rmust be provided for foatings,
foundations, party walls, chimneys, skylights, and reofs. Provisions shall be made to control water runoff
and erosion during construction or demolition activities. The person making or causing an excavation to
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be made shall provide written notice 0 the owness of adjoining buildings advising them that the
excavation is to be made and that the adjoining buildings should be protected. Said notification shall be
delivered not less than 10 days prior (o the scheduled starting date of the excavation.

Nete: Other requirements for protection of adjacent property of sdjacent and depth te
which protection is requested are defined by Califorsia Civil Code Section 832, and is reprinted
herein for convenience.

Section 832. Each coterminous owner is entitled to the lateral and subjacent support which
his land receives from the adjoining land, subject to the right of the owner of the adjoining land to
make proper and usual excavations on the same for purposes of constructior or improvement,
under the following conditions:

1. Any owner of land or his lessee intending to make or to permit an excavation shall
give reasonable notice to the owner or owners of adjoining lands and of buildings or other
structures, stating the depth to which such excavation is intended to be made, and when the
excavating will begin.

2. In making any excavation, ordinary care sod skill shall be used, and reasonable
precautions taken to susiain the adjoining land as such, witheut regard to any building or other
structure which may be thereon, sad there shall be no lisbility for damage done te sny such
building or ether structure by reason of the excavation, except as otherwise provided or allowed by
law.

3 If at any time it appears that the excavation is te be of & preater depth than are the
walls or foundations of any adjoining building or other structure, and is to be so close as to
endanger the building or other structure in auy way, then the owner of the building or other
structure must be allowed atleaﬁBOd:ys,ifhesodeﬁm, in which to take measures to protect the
same from any damage, or in which to extend the foundations thereof, and he must be given for the
same purposes reasonable Jicense to enter on the Iand on which the excavation is to be or is being
made,

4, I the excavation is intended to be or Is deeper than the standard depth of
fonndstions, which depth is defined to be a depth of nine feet below the adjscent curb level, at the
pditwﬁu‘ﬂlejﬁutpr@eﬂy fine intersects the curb and if on the land of the coterminous ewaer
there is any building or sther structare the wall or foundation of which goes to standard depth or
deeper then the owner of the land on which the excavation is being made shall, if given the
necessary license to enter on the adjoining land, protect the said adjoiniug land and any such
building or other structure therecn witheut cost to the owner thereof, from any damage by reason
of the excavstion, and shall be fiable to the owner of such property for any such damage, excepting
only for minor setflement cracks fn buildings or sther structures.

SECTION 3311 —- STANDPIPES

3311.2 Repiace this section and title with the following:

3311.2 Buildiags-being-demeolishedFire Safety During Demolition Where-a-building-is-being.
demelished-and-a-standpipe-exisis within-sueh-a :.:.'; sueh-stendpipe-shal-be-maintoined-ia-an-
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14442018 Title 14

Tide 14. California Code of Regulations
Chapter 3. Guidelines for Implementation of the
California Environmental Quality Act

Article 19. Categorical Exemptions

Sections 15300 to 15333
15300, Categorical Exemptions

Section 21084 of the Public Resources Code requires these Guidelines to include a list of classes of
projects which have been determined not to have a significant effect on the environment and which
shall, therefore, be exempt from the provisions of CEQA.

In response to that mandate, the Secretary for Resources has found that the following classes of
projects listed in this article do not have a significant effect on the environment, and they are declared
to be categorically exempt from the requirement for the preparation of environmental documents.

Note: Authority cited: Section 21083, Public Resources Code; Reference: Section 21084, Public
Resoyrces Code.

15300,1. Relation to Ministerial Projects

the classes and examples contaimed in this article shall not be construed as a finding by the Secretary
for Resources that such an activity is discretionary.

Note: Authority cited: Section 21083, Public Resources Code; Reference: Section 21484, Poblic
Resources Code.,

15300.2. Exceptious

a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is to be
located -~ a project that is erdinarily insignificant in its impact on the environment may in 2
particularly sensifive environtnent be significant, Therefore, these classes are considered to apply all
instances, except where the project may impact ot an environmental resource of hazardous oe critical
concern where designated, precisely mapped, and officially adopted pursnant to law by federal, state,
or local agencies.

(b)Cumulitive Impact. All exemiptions for these classes are inapplicable when the comaulative impeict
of successive projects of the same type in the same place, over time is sigaificant.

{c) Significant Effect. A categorical exemption shail not be used for an activity where there is a
reasonable possibility that the activity will have a significant effect on the environment due to unusual
circumstances.

Ed) Scenic Highways. A categorical exemption shall not be used for a project which may result in
damage to scenic resources, including but not limited to, trees, historic buildings, reck outcroppings,

hitp:taww tesources.ca.goviceqalguidelinesfart 19.hmi
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or simifas resources, within 2 highway officially designated 2+ 2 state scemic haghway. This does not
apply 1o mprovements which are required as mitigation by an adopted negative declaration of
certified EIR.

(e} Hazardous Waste Sites. A categorical exemption shalf not be used for a project locaied on x site
which is included on any list compiled pursaant 1o Section 65962.5 of the Government Code.

{f) Histoncal Resources. A categoncal exemption shall not be used for a project which nay cause a
substantizl sdverse change in the significance of a historical resource.

Note: Authority cited: Section 21083, Public Resources Code; References: Sections 21084 and
21084.1, Public Resources Code; Wildlife Alive v. Chickering (1977) 18 Cal.3d 190; League for
Fraiection of Oakland's Architecuural and Historic Resources v. City of Ogkiand (1997) 52

Cal. App.4th 896; Citizens for Respansible Development in West Hollywood v. City of West Hollywood
(1995) 39 Cal. App.4th 925; City of Pasadena v. State of California (1993) 14 Cal. App.4th 810;
Association for the Protection etc. Values v. City of Ukiek (1991) 2 Cal.App.4th 720; and Baird v.
County of Contra Costa (1995) 32 Cal. App.4th 1464

Discassion: o McQueen v. Mid-Peninsula Regional Open Space (1988) 202 Cal. App. 3d 1136, the
coun reiterated that cateporical exemptions are construed strictly, shall not be uareasenably expanded
beyond their terms, and may not be used where there is substantial evidence that there are unusual
circumstances (including future activities) resulting in (or which might reasonubly result in)
significant impacts which threaten the environment.

Public Resources Code Section 21084 provides several additional exceptions to the use of catepatical
exemptions. Parsuant 1o that statute, none of the following may qualify as a categorical exempticn: (1)
a project which may result in damage to scenic resources, including but net limited to, treés, historic
buildings, rock uterappings, or similar resources within a scenic highway (this does not apply to
improvements which arc required as mitigation for a project for which a negafive declarstion or EIR
previously been adopted or cenified; (2)  project located on a site inchaded on any list compiled

' to Government Code section 65962.5 (hazardous and toxic waste sites, etc.); and (3) 2 project
which may cause a substantial adverse chiange in the sigrificance of a historical resonrce.

15300.3. Revisions to List of Categorical Exemptions

A public agency wnay, at any time, request that a néw class of categorical exemptions be added, or an
existing sk sapiended or deleted. This reguest rust be made in writing to the Officc of Planning and
Research and shall contain detailed information to support the request. The granting of such request
shall be by amentiment to these Guidelines.

Note: Authority cited: Section 21083, Public Resources Code; Reference: Section 21084, Public
Resources Code.

15300.4. Application By Public Agencies

Each public agency shall, in the course of gstablishing its own precedures, list those specific activities
which fall within each of the exempt classes, subjeet to the qualification that these lists must be
consistent with both the letter and the intent expressed in the classes. Public agencies may omit from
their implementing procedures classes and examples that do not apply to their activities, bus they may
not require EIRs for projects desoribed in the classes and examples in this article except under the
provisions of Seetion 15300,2.

Nete: Authority cited: Section 21083, Public Resources Code; Reference: Section 21084, Public
Resowrces Code.

15301. Existing Facilities

hitpliwww.resources. ca.govicega/guidelines/art 19.himl 2116
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§ 15064.5. Determining the Significance of impacts to Archaeclogical and Historical Resowrces.
14 CA ADC § 15064.5
BARCLAYS OFFICIAL CALIFORNIA CODE OF REGULATIONS
Bardays Official California Code of Regulations Currentness
Title 14. Natural Resources
Division 6. Resources Agency
Chapter 3. Guidelines for Implementation of the California Environmental Quality Act
Article 5. Preliminary Review of Projects and Conduct of Initial Study

14 CCR § 15064.5

§ 15064.5. Determining the Significance of Impacts to Archaeoclogical and Historical Resources.

(a) For purposes of this section, the term “historical resources” shall inciude the following:

(1).A resource fisted in, or deterniined 10 be eligible by the State Historical Resaurces Commission, for listing in the California
Register of Historical Resources (Pub. Res, Code §5024.1, Title 14 GCR, Section 4850 et seq.).

{2) A resource incliuded in a local register of historical resources, as defined in section 5020.1(k) of the Public Resources Code
or identified as significant in an hislorical resource survey meeling the requirements section 5024.1(g) of the Public Resources
Code, shalt be pregumed fo be historically or culturally significant. Public agencies miust treat any such vesource as significant
wriless the preponderance of evidence démonsirates that it is not historically or cultucally significant.

(3)Myob;ect.bultﬁng strutture, site, aven, place, record, or manuscript which a lead agency delermines to be historically

ar significant in the architectural, engineering, scientific, economic, agricultural, educational, social, political, military,
mmmmwm.ammmdemmmmmmmmmmdmmms
supparted by substantial evidence in fight of the whole tecord. Genecally, a resource shall be considered by the tead agency to
tre *historically significant” if the resource meets the crileria for listing on the Cafifornia Register of Historical Resources (Pub.
Res. Cade, § 5024.1, Thle 14 CCR, Section 4852} including the following:

(A} Is associated with events that have made a significant coritribition 1o the broad pattemns of California'’s history and cultural
heritage

{B) ks associated with the lives of persons imporiant in owr past;

{C} Embadies the distinctive characteristics of a type, period, region, or method of construction, of represents the work of an
important crealive individual, or possesses high artistic values; or

(D) Hes yieided, or may be likely 1o yield, information important in prehistory or bistory.

(4} The fact that a resource is not listed in, or determined 1o be edigible for fisting in the Califomia Register of Historical
Resources, not included in a local register of historicsl resources (pursuant to section 5020.1(k) of the Public Resources Gade),
or identified in an historical rescurces survey (meeting the criteria in section 5024.1{g) of the Public Resources Code) does not
preclude a lead agency from determining that the resource may be an historical resource as defined in Public Resources Code
sections 5020.1(j) or 5024.1.

m)AMWQMMmmemmmmwmdmmmmamm
may have a significant effect on the enivironmenii.
(1) Substantial adverse change in the significance of an historical resource means physical demolition, destruction, relocation, or
alteration of the resource or its immediate surroundings such that the significance of an historical resource would be materially
impaired.

{2} The significance of an historical resource is matetially impaired when a project:

{A} Demmodishes or materially alters in an adverse manner those physical characteristics of an historical resource that convey s
historical significance and that justify its inclusion in, or efigibiity for, inclusion in the California Register of Historical Resources;
or

(B} Demwolishes or materially alters in an adverse manner those physical characteristics that account for its inclusion in 8 local
register of historical resources pursuant to section 5020.1(k) of the Public Resources Code or its identification in an historical

https figovi.westiaw.comécalregs/DooumentAADEOC 7600488 11DEBC02831C6DEC 108E Tview Type=FullText&originationContext=documentioc&transiti.  1/3
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resources survey meeting the requirements of section 5024.1(g) of the Public Resources Code, uniess the public agency
reviewing the effects of the project establishes by a preponderance of evidence that the resource Is not historically or culturally

significant; or

(C) Demolishes or materially allers in an adverse manner those physical characteristics of a historical resource that convey its
historical significance and that justify its eligibility for inclusion in the Califomia Register of Historical Resources as determined
by a lead agency for purposes of CEQA.

(3) Generally, a project that follows the Secretary of the Interior’s Standards for the Treatment of Historic Properties with
Guidelines for Preserving, Rehabilitating, Restoring, and Reconstructing Historic Buildings or the Secretary of the Interior's
Standards for Rehabifitation and Guidelines for Rehabilttating Historic Buildings (1995), Weeks and Grimmer, shall be
considered as mitigated o a leve! of less than a significant impact on the historical resource.

{4) A lead agency shall identify potentially feasible measures to mitigate significant adverse changes in the significance of an
historical resource. The lead agency shall énsure that any adopted measures to mitigate or avoid significent adverse changes
are fully enforceable through permit conditions, agreements, or other measures,

{5) When a project will affect state-owned historical resources, as described in Public Resources Code Section 5024, and the
lead agency is a stale agency, the Jead agency shall consult with the State Historic Preservation Officer as provided in Public
Resources Code Section 5024.5. Consultation should be coordinated in a timely fashion with the preparation of environmental
documents,

(c) CEQA applies to effects on archaeological sites.

(1) When a project will impact an archaeological site, 2 lead agency shall first determine whether the site is an historical
resource, s defined in subdivision (a).

(2) if a lead agency determines that the archaeological site is an histarical resource, it shall refer to the provigions of Section
21084.1 of the Public Resources Code, and this section, Section 15126.4 of the Guidelines, and the limits contained in Section
21083.2 of the Public Resources Code da not apply.

(3) If an archaevlogical site does not meet the criteria defined in subdivision (8), but does meet the definifion of & unique
archeological resource in Section 21083,2 of the Public Resources Code, the site shall be treated in accordance with the
provisions of section 29083.2. The fime and cost limitations described in Public Resources Code Section 21083.2 (c-f) do not
apply to surveys and site evaluation activities intended to de- termine whether the project location contains unique
archaeological resources.

{4) ¥ an erchaeclogical resource is neither a unique archaeclogical nor an historical resource, the effects of the project on those
resourcas shall nol be considered a significant effect on the environmant. i shall be sufficient that both the rasource and the
effact on it are noted in the Initial Study or EIR, if one is prepared to address impacts on other resources, but they need not be
considered further in the CEQA process.

{d) When an initial study identifies the existence of, or the probable likelihood, -of Native American human remains within the project,
a lead agency shall work with the appropriate Native Americans as identified by the Native American Heritage Commission as
provided in Public Resources Code section 5087.88. The applicant may develop an agreement for treating or disposing of, with
appropriate dignity, the human remains and any ltems associated with Native American burials with the appropriate Native
Americans as identified by the Native American Heritage Gommission.” Action implementing such an agreement is exempt from:

(1) The general prohibition on disinterring, disturbing, or removing human remains from any location other than a dedicated
cemelery (Health and Safety Code Section 7050.5).

(2) The requirements of CEQA and the Coastal Act.

{e) In the event of the accidental discovery or recognition of any human remains in any location other than a dedicated cematery, the
following steps should be taken:

{1) There shall be np further excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
human remains until:

{A) The coroner of the county in which the remains are discovered must be contacted to determine that no investigation of the
cause of death is required, and

(B) If the coroner determines the remains to be Native American:
1. The coroner shall contact the Native American Heritage Commission within 24 hours.

2. The Native American Heritage Commission shall identify the person or persons it believes to be the most likely
descended from the deceased Native American.

3. Tha most likely descendent may make recommendations to the landowner or the person responsible for the
excayation work, for means of treating or disposing of, with appropriate dignity, the human remains and any associated
grave goods as provided in Public Resources Code section 5097.98, or

hitps://govt westlaw.com/calregs/DocumentIADEDCTS0D48811 DEBCD2831C8D6C 108BE YviewType=FullText8originationContext=documenttoc&iransiti.
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{2} Where the following condiions oo, the landowner or his authorized represeniative shalf rebury the Native Amernican
human remains and associaled grave goods with appropriate dignity on the property in a focation nol subject to further
subsurface disturtance.

{A) The Native Amenican Hentage Commission is unable to identify a mos! likely descendent or the most kikely descendent fesled
o make a recommendation within 24 hours after being nolified by the commission.

{8 The descendant identified fals to make a recommendation; of

{C} The tandowner o his authorized representative rejects the recommendation of the descendant. and the mediation by the
Native American Heritage Commission falis Yo provide measures acceptable 1o the landowner.

{f) As part of the objectives, criteria, and procedures requined by Section 21082 of the Public Rescurces Code, a lead agency should
make provisions for historical or unigue archeeciogical resources sccidentally discovered during construction. These provisions
should include an immediate evaluation of the find by 2 qualified archaeologist. If the find is defermined to be an historical or unigue
archaeological resource, contingency funding and & time alipiment sufficient to allow for implementation of avoidance measures or
appropriate mitigation should be available. Work could continue on other paris of the building site while historical or unique
archaeological resource mitigation takes place.

Note: Authorily cited: Section 21083, Public Resources Code. Reference: Sections 21083.2, 21084 and 21084.1, Fublic Resources
Code; and Citizens for Responsible Development in West Hollywood v. City of West Hollywood (1995) 38 Cal. App.4th 490,

HISTORY
1. New section filed 10-26-08; operative 10-26-98 pursuant to Public Resources Cuode secfion 21087 (Register 98, No. 44).

2. Change without reguiatory effect amending subsections (c){(1), (c)3), {(d) and (e)(1)(B)2.-3. and amendingNote filed 10-6-2005
pursuant i section 100, titie 1, California Cotde of Regaiations {(Register 2005, No. 40).

This database is current through 12/22/17 Register 2017, No. 51
14 CCR § 15064.5, 14 CA ADC § 16064.5

END OF DOCUNMENT 75 2018 Thomsen Reuters. Ne dain tu ongaal U S Govemnngnt Wsh,
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California Environmental Quality Act (CEQA)

CEQA Basics

TMMEWML_LMJ_” JLale L_L" iy fHDmE, --F_Ln_rgh.u.{w'fm i Tual od 2LDOS T
elaultiihas & nurnber of functions, two majoac

functions are described here. Gne s to pvwzde decision makers with mﬁmwmmabow the environmental impacs of projedts prior o granting approval. The second is to
allow the public to comment on the impacts of projects in thelr comvnunity. Thiough the comment protess, Glizens can help projects avond and reinimize impacts by
developing project altematives and mitigation measuwres,

Just becayse significant environmerital isnpacts are iderdified, (EQA does not require that projects be denied. That dedision to approve o deny & lefl to elected officiats ar
appownted decision makers. It s important for concerned ditizens to participate in the CEQA comment process if they want to play 2 role. Without public participation, decision
makers will find it difficuls deteromining wiat a tolevable or intolerabile emvirontmental impact looks like in their community.

Local governments with a permit approval {cities, counties, spedal districis) are referred to in CEQA as “Lead Agencies™ and are tasked urder CEGA with canying ot the
environmental impact analysis. Onoe alead agency has aated, the dtiren or other entity must turn to the courts to detérrnine the adequacy of the CEGA docsment.

- Histarsca) resourées (buildings, structures, or archeological resources) are tonsidered part of the environment and are subjett 10 rmggw%_ Please contact the OHP it
yais have questions about how to participate in the CEQA process or how o identify and evaluate historitat resources during an environmental impact analysis.

CEQMsmcodedeedﬁmszmmetseq dwmmﬁmmmCMMSfoumﬂemmMmﬁﬂedmm alifgrnia Coy gk
: { ‘ ‘ ‘ 3 y reqmessmeandbcalpdﬂitagmdatoidmﬂfymmmwmadsd
proposeddsaetmaryamvikeswm@mﬁ%hmﬂmmnmmmwmmmﬂwmem

elimmztesignﬂicamm\pactsteﬂwer‘w- Stete mﬂsawa&wmﬂmpwﬂmdmwmm

Historical resources are considered part of the environment and & project that may cause 2 substantial adverse effect on the significance of 2 histarical resource is 2 project
that may have a significant effect on the environment. The definition of histerical resources” is contained in Settion 15064.5 of the CEQA Guidelines:

CEQA Appendix & Checklist with AB 52 Changes (hitp:/fopr.cp gov/ducs/Appendix & AB 52 Update 2016000

Native American Heritage Commission - The Basics of Protecting Triba R AB 52 (hitp:/inahs £2.80v/2017/05he-basis-0 - protecting-dribal:
;ut&waimsaumd:m;zﬂﬂuﬁﬂmrmampnmﬁx&gwmmmaygmmﬂﬂ_mmgmmrmsn

htip /fohp.parks.ca.govitpage id=21721 /3
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This information is intended to merely illustrate the process outiined In CEQA statute and guidelines relative o historical and cultural resources. These materials on CEQA snd
other laws sre offered by the State Office of Histaric Preservation for informational purpases only. This information does not have the force of iaw ar régulation and should
not be cited in legal briefs as the authority for any proposition, In the case of discrepancies between the information provided on this website and the CEQA statute or
guidelines, the language of the CEQA statute and Guidelines (PRC Sectipn 21000 et seq. and 14 CCR Section 15000 et seq.} is conirolling. information contained in this site does
niot offer nor constitute Jegal advice, You should contact an attomey for technical guidance on current legal requirements.

CEQA Case Studies

The California Office of Historic Preservation tomments on CEQA documents as an authority on historic and cultural resourtes. The publications below use tase studies taken
from environmental decuments produced in California to help environmental analysts and lead agencies understand historical snd cultural resource identification and
evaluation,

RELATED PAGES

hitpi/fohp.parks.ca.govi?page_id=21721 213
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Staff Contacts

Ron Parsons (malltoiron.parsons@®parks.ca.gov)
State Historian i
CEQA/Education and Outreach/CLG Coordinator

916-445-7042

Staff Directory

(Zpage jd=1075}

Main Address:

Office of Histaric Preservation
1725 23rd Street, Suite 100
Sacramento, CA 95816

(916) 445-7000; fax: {916) 445-7053

saishpo.ohp@parks.ca.gov imailtecalshpo.ohp@parks ca.govi

CEQA LINKS

California Environmental Quality Act (CEQA)

@ Address: 1725 23rd Street, Suite 100, Sacramento, CA 95816
. Public Information inquiries: (916) 445-7000

B Emai:

Select Language | ¥

http:/iohp.parks.ca.gov/?page_id=21721
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January 14, 2019

C&CSF Planning Commission

Rich Hillis, President

Commission Chambers, City Hall, Room 400
San Francisco, CA 94102

Subject: Appeal of CEQA Categorical Exemption (Resubmitted 6/22/18)
Proposed Contiguous & Interference Construction
2417 Green Street Project [Block 560 - Lot 028]

RE: Coxhead House, 2421 Green Street
Planned Significant Impact to Historic Architectural Resource

Dear President Hollis & Commission Members:

On 1/9/18 the Board of Supervisors granted appeal of the CEQA Categorical Exemption issued 5/16/17
allowing intrusive excavation to undermine foundations and enlarging superstructure to block windows.
and returned the project to Planning for proper environmental review (still circumvented). Substantial
evidence was submitted to the Board attesting to the significant adverse impact and irreparable harm
from the project, if implemented, would cause to Ernest Albert Coxhead’s own residence, designed and
built 1892-1893. Included was my report of 12/30/17 (attached) summarizing the National Register.

I was co-author (with Kathryn Shaffer AIA) of the nomination of the Coxhead House to the National
Park Service’s placement in the National Register of Historic Places, full document submitted to the SF
Planning Department 11/17/17, including Nancy Pelosi’s letter. The Coxhead House’s qualification for
inclusion in the Register has its architecture as its basis; that architecture consists of the appearance of
the building, its site and environment, and its history. CEQA, 14 Cal Code Regs §15300.2(f), does not
permit a categorical exemption for an activity that interferes with an historical resource. Obliteration of
architectural fenestration and view of the major elevation is severe damage. The project’s approval by
Planning, resulting in issuance of the current-in-place building permits, is why the Board of Supervisors
unanimously granted appeal of the determination of categorical exemption, now wrongfully reinstated.

The Coxhead house is not merely an historical resource; it is a unique architectural resource of the San
Francisco Bay Area. Architecture does not begin or stop at the property line; architecture is concerned with
the relationships among components with emphasis on their externally visible properties. Site planning is a
vital part of architecture because building systems are viewed in context with integration of their
surroundings, which in CEQA “E” means “Environmental”. Architects are trained and experienced in their
profession and if qualified in California they are licensed to practice architecture. The Business &
Professions Code defines “qualification” as “licensure”. None of the persons in the Planning Department
signing the determination of Categorical Exemption, which emphasizes the 2417 project but ignores its
environment, is listed with the Department of Consumer Affairs as an architect. Their opinions about the
Coxhead House’s functional architecture are excuses to avoid the required Environmental Impact Report.

WReED ARC,

Yours truly, S Y Z %,
FIaROLL /C‘I./,; %
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2§ No.17665 § E
Carol L. Karp R s 2
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Carol L. Karp
Architect A.LA.

December 30, 2017

C&CSF Board of Supervisors
London Breed, President

City Hall, Room 250

San Francisco, CA 94102

Subject: Appeal of CEQA Categorical Exemption
2417 Green Street Project [Block 560 - Lot 028]

RE: Coxhead House
2421 Green Street
Threatened Historic Resource

Subject: Contiguous Proposed Construction
2417 Green Street, San Francisco

Dear President Breed & Supervisors:

This correspondence concerns the negative impact that the subject project will have on the building
at 2421 Green Street, which is immediately adjacent to the project site. This information is
additional to the National Park Service’s nomination for placement in the national register of
historic places. Erest Albert Coxhead’s own residence, designed and built 1892-1893, has been
declared eligible for listing with copies of the final draft nomination papers being part of the appeal
lodged with the San Franciso Planning Department 11/17/17 which includes a letter of support from
House Minority Leader Nancy Pelosi.

The Coxhead house is renowned as the forefather of the “First Bay Tradition” of architecture which
began in San Francisco at the end of the 19" century. Coxhead, as most of his following architects
(e.g. Bernard Maybeck, Julia Morgan) who emigrated to California, utilized their training to adopt
and integrate their designs with the use of native and locally made materials such as redwood, red
cedar shingles, and brick. Coxhead’s house manifests unique roof profiles and sidewall fenestration
predicated on emphasizing views from the house and views of the house that have been punctuated
with Cotswald detailing. Subsequent Second Bay and Third Bay Traditions were derivatives that
followed.

As covered in our nomination papers, the Shingle Style exterior of the house is an exemplary expression of
adaption of Coxhead’s classical training with local features and materials into a new California
architectural style. Coxhead recognized there would be enough open space on the east and west
elevations to glaze much of these elevations. He then carefully positioned bands of windows to
capture San Francisco Bay views and sunlight from the East and West. Promoters of the project at
2417 Green, which is intended to enlarge the adjacent house, believe the views are not important.
Views from the Coxhead house, which the fenestration was carefully designed around, are reciprocated
by views from the house; everything viewed has viewers that can see the Coxhead House.

100 Tres Mesas Orinda, CA 94563 (925) 254-6676 fax: (925) 253-0101 e-Mail: carol@karp.ca



Board of Supervisors RL: Coxhead House. CLQA Historic Resource: 12/30/17 Page 2 of 2

The building is a unique solution for a house on a typical narrow lot in San Francisco’s Pacific Heights
and Cow Hollow. It is urban in character in the front and a relaxed freestanding house in the country
at the rear. The entry portico and staircase that join the building with the street leads one to a classical
style front door that provides an articulated entry into the residence. Architectural historians have
written about this specific design feature and how it brought European design to the San Francisco Bay
Area. The building is so significant to American architecture that the seminal book on this subject lists
two houses by architects (Frank Lloyd Wright and Emest Albert Coxhead) that were designed and
built for themselves.

The nomination papers have extensive photographic coverage of the exterior of the house including
drone imagery of the environment surrounding the 2417 project. The Coxhead house is threatened by
the contiguous development and the developers have questioned the historic value of the Coxhead
House even though it is officially historic. As the nomination papers do not have copies of the unusual
published coverage of the house due to copyright, 1 am attaching copies of the chapters from the major
books that prominantly cover the Coxhead House, as well as the letter of support by San Francisco’s
congresswoman and my letter with résumé to the owner, who has allowed the nomination, as follows:

1. “Shingle Style - Innovation and Tradition in American Architecture 1874 to 1982,
author Leland Roth, photograher Bret Morgan, Norfleet Abrams 1999,

2 “Bay Area Style - Houses of the San Francisco Bay Region, author David Weingarten,
photographer Alan Weintraub, Rizzoli 2004.

3, “On the Edge of the World - Four Architects in San Francisco at the Tumn of the
Century”, author Richard Longstreth, MIT Press 1983.

4, Letter from Rep. Nancy Pelosi to California Office of Historic Preservation, 2017.
5. Letter with résumé from Carol Karp AIA to owner of the Coxhead House, 2017.

According to the architectural drawings submitted to the City by the developer of 2417 Green, the project
increases the existing envelope of the building which will obliterate views to and from 2421 Green which
will profoundly affect the historic nature of the building. According to the engineering drawings submitted
to the City by the developer of 2417 Green Street, the project has no provisions for protecting the 125 year
old historic brick foundations, that survived the 1906 Earthquake intact, from damage from loss of lateral
and subjacent support due to the planned excavations. There is no survey or geotechnical investigation or
any provisions to protect the historic resource. The project is certainly not entitled to a CEQA Categorical
Exemption and an Enviommental Impart Report should be prepared under CEQA regulations.

Yours truly, §§°, et g , 4;_,1'7',2
Cowttlhn § 0 &%
. £ 1 No.17¢6s i :

Carol L. Karp %,"’.. : f
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%imml““

Carol L. Karp Architect A.LA.
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FRANK LLOYD WRIGHT

The living room, inglenook, and halluway are
broadly connected yet individuated spaces.

OPPOSITE: Perhaps the ultimate expression
of the dominant front gable first seen in
Richardson’s Watts Sherman house.

116

HOME AND STUDIO

Oak Park, Illinois, 1889—1914

\/incenr. Scully’s now-classic study, The Shingle Style: Architectural
Theory and Design from Richardson to the Origins of Wright, concludes with a
discussion of Frank Lloyd Wright. It gives Wright's house in Oak Park a place
of honor, marking the end of the inventive freedom of the 1870s and 1880s
and at the same time announcing the beginning of what would become
Wright's Prairie Houses in the early twentieth century.

Wright says nothing in his Autobiography about any consideration of
Japanese art or architecture in the office of his first employer, joseph Lyman
Silsbee, which Wright entered during 1887. Silsbee, however, was the close
boyhood friend and later brother-in-law of Ernest Fennelosa, who was then
becoming the foremost American authority on Japanese art and culture.
Regardless of the origins of the Japanese influence, clearly Wright was
inspired, for in his own house he opened up the rooms to one another, like
a Japanese house with the sliding screens pushed back, and he employed a
continuous upper molding, running around each room, like the Japanese
kamoi rail, linking the rooms together.

The most obvious influence on Wright was the East Coast Shingle Style,
then being introduced in Chicago by Silsbee, a recent transplant from Syracuse
and Buffalo, New York. Silsbee’s houses of this period were largely Shingle
Style designs, similar to those of eastern architects John Calvin Stevens,
McKim, Mead & White, and Lamb & Ruch. Silsbee came to the attention
of developer ]. L. Cochran, who was about to lay out a model suburban
community to be called Edgewood, about six miles north of the heart of
Chicago. In 1887 he engaged Silsbee to design the houses for this community.
Wright, just months in Silsbee’s employ, executed a perspective drawing of
Cochran’s own house from Silsbee’s design. Like Bruce Price’s houses for
Pierre Lorillard in the New York suburb Tuxedo Park, the Edgewood houses
were to be relatively small and compact. As in the case of Price, Silsbee was
inspired to devise simple dramaric forms in which large dramatic triangular
gables predominated.

Wright was aware, too, of the boldly triangular shingled houses being built
in Austin, a new suburb just west of Chicago and immediately east of Oak
Park, where he lived. Rare photographs survive of the earliest buildings






Wright achicved a unique synthesis of the classical and oriental influences that pervaded Shingle Style desten.




there—boldly massed broad-gabled shingled designs by Frederick Schock
(fig. 26). A brief mention of Schock in Wright's Autobiography suggests that
Wright knew these buildings as well. But the most obvious models for
Wright’s house in Oak Park were Price’s shingled houses at Tuxedo Park
(fig. 4). Their simple design program encouraged bold, simple, dramatic
forms composed of large triangular gables with long sweeping roof lines.
One of these houses in particular seems to have been the inspiration for
Wright’s design: the Chandler house. Its dramatic gable appeared as a linear
photoengraving, together with a plan, in Building (September 1886).

The changes that Wright made in moving beyond his apparent models
anticipate the direction his work would take in the next two decades. As Neil
Levine notes in writing about Wright's dramatically abstract Oak Park house,
it is the "projection of an image” of what a house could be, at once familiar
and yet strikingly simple, and outside the limits proscribed by conventional
types. Indeed, Wright comments in the Autobiography that his neighbors
were perplexed and asked if the design *‘were Seaside or Colonial.”

Wright’s first significant innovation was placing his house not on a light
framed porch but on a solid elevated terrace, enclosed by a continuous
masonry wall and gained by broad low stone stairs, making a far stronger
connection to the earth. Wright used continuous surfaces of shingles
throughout, on both the walls and long roof planes. He also enlarged and
abstracted Price’s near-Palladian window, making it a broad strip of windows
illuminating his studio. The great overhang of the front gable portends the
extended cantilevers of the eaves of Wright’s subsequent Prairie Houses.

Wright’s plan was a pinwheel of spaces arranged around a small central
hearth sheltered within a diminutive inglenook. The round-arched fireplace,
with its long tapered brick voussoirs, speaks of Wright’s admiration for
Richardson and Louis Sullivan. In the four corners of the living room ceiling,
electric lighting fixtures are integrated into square-paneled flourishes of
foliate ornament, recalling the similarly integrated ornament and lighting
used by Sullivan in his Auditorium theater. The staircase in the adjoining
entry stair-hall, incorporating a built-in seat and rising in gentle stages with
many landings, exemplifies the Queen Anne house. And in the stair-hall,
placed over the upper molding, is a continuous plaster frieze, a miniature
near-replica of the imposing high relief sculpture of the great Altar of Zeus
of Pergamon, whose classical reference is reinforced by the denticulated
cornice in the living room.

What began as a compact cottage house was modified repeatedly by
Wright to accommodate his family, and then to house his office and studio,
so that its original simplicity has been somewhat obscured. Nonctheless, the
dramatic west facade gable and the interconnected extruded spaces within
still herald Wright's incipient early modernism.
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ERNEST COXHEAD'S
HOUSE

San Francisco, California, 1893

A.rchitecturc “on the edge of the world” was what architectural
historian Richard Longstreth called the work of several highly imaginative
architects who moved to San Francisco at the turn of the last century. Almost
at once that city was blessed with the inventive genius of five remarkable
designers-—Ermest Coxhead, Willis Polk, Bernard Maybeck, A. C. Schwein-
furth, and A. Page Brown. All came from the East. Maybeck had worked in
New York City in the office of Carrére & Hastings; and Brown for McKim,
Mead & White.

Ernest Coxhead, however, came from much farther east. Born in 1863 n
Eastbourne, Sussex, England, Coxhead had studied under an engineer and
then at the Royal Academy and the Architectural Association in London.
Thanks to his work and education Coxhead possessed a solid grounding in
classtcal design, with its emphasis on clear expression of the building program
and its emphasis on proportions, as well as a sound introduction to English
medieval architecture, with its attention to detail. He was involved in the
restoration of several centuries-old churches and seems to have developed
some associations with the young leaders of the English Arts and Crafts
movement in London. In 1886 he and his brother, Almeric, left Great Britain
and headed west, crossing the American continent and settling first in Los
Angeles, California. Why he made so decisive and dramatic a break from

The frapinst-2t i o e fong: gl family and country may ?ever be .known, but 'he rTuy have been given
encouragement by the Episcopal Diocese in California. Between 1887 and
1898 he and Almeric, who managed their practice, designed most of southern
California’s new Episcopal churches and enjoyed a field of action far greater

than would have been afforded them in England.
While in England Coxhead had been introduced to the American Shingle
Style. Longstreth notes that a major exhibition of such American work was
mounted by the Royal Institute of British Architects shortly before Coxhead
left. One of Coxhead’s early churches, All Saints in Pasadena, 1888-89,
OPPOSITE: Winding flights of steps lead employed a fusion of English Arts and Crafts with the rounded, biomorphic
to the front door. forms made possible by shingle work. Other churches followed, but the
building boom in Los Angeles ended in about 1889 as Coxhead was given
commissions for three new Episcopal churches in the San Fransicso Bay area,

—_— — -
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ABOVE: Eschewing symmetry and formality,
Coxliead made his living room a collage of
cozy corners.
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His first project in San Francisco, and perhaps his masterwork in church
design, was the massive Church of St. John the Evangelist, 1890—91 (fig. 28).
It was dynamited to prevent the spread of fire following the earthquake of
1906. Indebted to Richardson, it was based on a compact Greek cross plan
but had a center dome capped by a broad squat square shingle-covered
tower, vented by deep louvers that ran in continuous bands around the base
of the pyramidal roof. The shingled roof surface also wrapped over the gable
ends, fusing with the wall surfaces in a unique organic way. Although his
other major urban churches were of masonry, Coxhead’s smaller parish
churches exploited shingles, which seemed to flow over the building surface,
around corners, up and over doors and windows, and over gable ends,
merging wall and roof into one plastic envelope.

By 1891 the Coxhead partnership began to receive commissions for small
houses in San Francisco, such as that for James McGauley on Pacific Heights.
For these Coxhead continued to use wood frame construction, and in the
McGauley house he used an exposed half-timber frame, interrupted by a



At the rear of the long gallery.

broad brick chimney mass, and a wll, steep roof that prompted Longstreth
call the bouse a “aansplanted English couage” By 1893 Coxhead’s house
designs had become more abstracted, their geometric shapes emphasized by
continuous coverings of shingles over the walls and roofs. Windows were
grouped and placed strongly off-center at what appear to be odd locations
but which actually reflect the pragmatic arrangements of the interiors. In
some instances, the unusual character of these houses was dramatized by
curiously overscaled details. Certainly, a contributing factor in Coxhead’s
distinctive work were the steeply pitched building sites he worked on, as in
Pacific Heights, for the front facades of the houses would automatically be
thrown off center by the incline of the street.

In 189192, adjacent to the McGauley house, Coxhead designed an
extremely long and narrow house for himself and his brother. The narrow
street facade, rising four stories, becomes almost a tower, while the entry side

(reached by steps and a tunnel-like passage through the base retaining wall),
stretches almost 94 feet, with the steep roof plane pulled deliberately low to



ABOVE: With the door closed, this corner
of the bedroom becomes an intimate sitting
area.

OPPOSITE: The tiny staircase demonstrates
Coxhead's skill in turning the exigencies of
a narrow lot to picturesque advantage.
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empbhasize its horizontal extension. The narrow site gave rise to some unusual

innovations, such. as a long entrance corridor that Coxhead broadened a bit
to evoke memories of an English long gallery. With two hearths introduced,
this gallery divides itself into separate sitting areas. The rear area is especially
pleasant. A bay window and French doors bring in abundant light even on
gray, foggy days. At every turn the exigencies of the narrow site, and the low
roof, are turned to advantage to produce unexpected nooks and cozy recesses.
Dark wood, broadly and blockily detailed, dominates the interior spaces,
further bringing down the scale. Although dark and encompassing, the
rooms are opened up by broad window groupings, which once afforded
panoramic views of San Francisco Bay. As neighboring buildings began to
impinge on his views, Coxhead moved away, but his rustic aerie survives, an
enchanted little world of domestic delight.
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Ernest Coxhead

Though less rustic (and spooky)
than his friend Willis Polks
place, Ernest Coxheads nearly
contemporaneous Pacific Heights
dwelling is similaily eccentric
The end of this house overhangs
a tall concrete wall and, like
Polky, is a large, shingled bay
with a steeply sloping pitched
roof A comner window without
precedent (or sequel for that
matter) is this street {acade’s
most diverting feature

The entire effect is of English
Arts and Cralts without the
stifling decorum. We can
imagine how well this suited
Coxhead, an Englishman
wransplanted to California

It is the path through the house,
though, wide and narrow,
careering along the edges of
some rooms, and through the
middle of others — a kind of
dark ride of the early Bay Region
style — that is the singular
achievement here. The historian
John Beach, in Bay Area Houses,

describes it this way, “It is as

if the house had been trimmed
away, leaving only the
circulation space. Then a step
here and a landing there are
extruded horizontally, expanded
from a small space to a larger

By this curious process the stair
sequence ceases to be simply
an element of a larger building,
but is transformed into the
building itsell.” w

OPPOSITE Street facade with
shingled bay overhanging rough
stucco wall.

ABOVE LEFT Path 1o front door

ABOVE RIGHT Garden facade

FANEST COXMEAD 29






OPPQOSITE

Living room with large redwood
fireplace surround, partially
hidden high window to its right,
and carefully finished redwood
beam ceiling

ABOVE LEFT ABOVE RIGHT
Large fireplace by the front door Long redwood gallery leading from
opens to wide hal. toyer to rear garden.

ERNEST COXHEAD N
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ABOVE MIDDLE

Bedroom with exposed beams
i5 Opan to the stesp gable of the
roof

ABOVE RIGHT

Hall opens to two-story redwood
stairwall Mysterious stair to third
fioor spills into hall
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ON THE EDOE OF THE WORLD

Coxhead began to receive commissions for small houses
Pucific Heights at about the time of Polk’s first work on Russian Hill.
Coxhead’s carliest designs. such as that for friend James McGauley
(1891), adhere to the prevailing pattern in their use of suburban imag-
ery. McGauley's house is, in effect, a transplanted English cottage.
By 1893 an important shift occurred in Coxhead’s approach, cvident
in the adjacent residence built for himself and Almeric (Fig. 73). Like
the Williams-Polk house. it exploits a difficult site to achieve a dramatic
effect. The design is also a more sophisticated interpretation of English
precedents than was MceGauley's. The narrow street frontage is accen:
tuated by a towerlike facade that has a taut, abstract quality. The bands
of little windows set flush against the surface were probably inspired
by recent London work of Shaw and others. However, the composition
is more simplified and softencd than English models, in keeping with
the building’s size and materials. The west elevation, facing McGauley's
yard, with its dominant horizontality and rural character, contrasts with
the facade and underscores the transition from public to private space.
Expanses of shingled wall and roof surfaces, interrupted only by the

simplest window articulation. extend from a pivotal clustering of

elements grouped around the front door. The composition may well

73. Conhead & Coxhead. Ernest and Almeric Coxhead house. 1893 (left), and
James MeGauley house, 18911892 (right). San Fraacisco. {Courtesy John Beach)
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THE RUSTIC CITY HOUSE
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74. Coxhead house, rcar view. (Courtesy John Beach)

have been inspired by Voysey’s carly projects, but Coxhead’s version
is more compact and mannered at its focal point and less regimented
elsewhere.” Toward the rear, the house looks somewhat like a Surrey
barn that has been remodeled in a straightforward way, lacking the
studied poise of the strect facade (Fig. 74). Front and rear are set in
opposition, while the overriding simplicity of detail lends cohesiveness
to the whole. Both the imagery and the studied casualness present in
this design owe a major debt to English arts-and-crafts work, which
became a guidepost for Coxhead’s work during the next several years.?!
But neither Coxhead nor Polk considered the Arts and Crafts Move-
ment 1o be a discrete entity; instead they appear to have viewed it as a
potent source for expression in rustic design—an updated equivalent
of the Shingle Style—that was appropriate to the design of modest
houses.

Coxhead’'s plans remained more American. In his own resi-
dence there is an ever-changing path up to and through the premises,
inspired by Polk’s work but developed in a differenit way. The entrance
is reached by a secries of winding steps and landings that become
progressively constricted, with the final run wedged between a retain-
ing wall and the basement, as if it were an alley in an ltalian hill town
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75. Coxhead house, plan. 76. Coxhead house, front steps. (Author)
{Drawn by Howard Moise)

(Figs. 75, 76). A transition occurs at the front door, spatially echoing
the change in character between the front and rear portions of the
house. Inside, the emphasis is wholly horizontal. The long gallery, the
plan’s one English component, is unlike its prototypes in that it gener-
ates a sense of continuity while dramatizing the site’s narrow form
through variations in space and light (Fig. 77). From the dark vestibule
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THE RUSTIC CITY HOUSE

the corridor gradually becomes brighter, expanding into a glazed bay
that serves as a secondary sitting area, with a borrowed vista of
McGauley’s yard. The gallery brightens further at the cnd, where
windows on two sides open into a secluded garden. In the other direc-
tion the space unfolds more rapidly, lapping down a broad turn of steps
in a circuitous path to the living room. Although the stair is directly
opposite the entrance, it is encased 50 as not 1o interrupt the horizontal
emphasis. The living room is unusually large for a house of this size
and is made even more expansive by grandly scaled redwood paneling
and beams (Fig. 78). The living room windows are placed only at the
corners, and cach one is at a different height. Like a periscope, the
highest window bank catches a segment of the McGauley house. At
the far corner, the platform and attendant bench offer an obscrvation
deck from which to view houses across the street and catch glimpses
of the Bay beyond. Paralleling the Williams-Polk house interiors, the
sequence and manipulation of each zone imply an extension of space,
mitigating the property’s narrow confines.

77. Coxhcad house, gallery. (Author)

1.3



ON THE EDGE OF THE WORLD

78. Coxhead house, living room. {Author)

An equally unconventional solution is present in the Charles
Murdock house around the corner, which Coxhead had designed several
months earlier. A native of Boston, Murdock moved to California in
1855 and became a widely respected elder of the intellectual commu-
nity. Murdock ran a small printing business; he considered bookmak
ing an art and was patronized by some of the region’s most gifted
writers. Among his friends were Bret Harte, Robert Louis Stevenson,
John Muir, and William Keith. While active in the Unitarian church,
he had been married by Joseph Worcester and frequently attended his
services. Murdock was also an ardent supporter of the younger gener-
ation, including Bruce Porter, Gelett Burgess, and Coxhead. Since
Murdock, like many of his friends, could not afford to spend much for
his house, it was designed with about as much floor area as Coxhead’s
residence. and at an even lower cost.”

The studied asymmetry of the facade recalls those of E. W.
Godwin’s well-known artists’ houses in Chelsea from a decade carlier,
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Nancy JPelosi
Bemocratic Teader
August 7, 2017

State of California

Office of Historic Preservation
Department of Parks and Recreation
P.O. Box 942896

Sacramento, CA 94296-0001

Attention: Julianne Polanco
State Historic Preservation Officer

Subject: Nomination for Listing
National Register of Historic Places

RE: Architect Ernest Coxhead’s Residence & Studio, 1893
2421 Green Street, San Francisco, California

Dear Ms. Polanco:

It is with great enthusiasm that | write in support of the nomination of Ermest Coxhead's own house for listing in the
National Register of Historic Places. I have had the pleasure of visiting Architect Coxhead’s residence and studio located
at the juncture of Cow Hollow and Pacific Heights. This area in California’s 12" Congressional District which I represent
in Congress. | take special pride in San Francisco’s architectural treasures and recognize the Coxhead house as a first of
an architectural tradition in the Bay Area. It happens to be in excellent original condition, including brickwork, having
survived amazingly intact, the 1906 San Francisco earthquake and fire.

Designed and built before automobiles and never retrofitted with a garage, both the house entry and garden are quietly
accessed from the street via a twisting stairway to the west side. The classical entry conceals an ingenious interior with a
long glazed entrance gallery running from a high-ceilinged living room at the north to a dining area on the southern rear
garden that shares an eastern property line with the garden of the 1867 Casebolt House, San Francisco Landmark No. 51.

The house is shingle style integrated with subtle Cotswold features that Coxhead brought to Northern California. The
beautiful non-symmetrical exterior design that is fitted to the land and view was the beginning of what became the First
Bay Area Tradition that evolved into Second and Third Bay Area Traditions taught at the University of California,
Berkeley, and practiced by the most heralded Bay Area architects. The importance of the house to the evolution of local
architecture cannot be overemphasized.

| believe the nomination papers are well done and the Ernest Coxhead’s Residence & Studio should be included in the
National register of Historic Places.

Thank you for your attention to the remarkable and still beautifully functioning personal home of Ernest Coxhead.
best rcgards,

Nancy Pelosi




Carol L. Karp
Architect A.LA.

December 29, 2017

Philip Kaufman
2421 Green Street
San Francisco, CA 94123

Subject: Emest Coxhead House
2421 Green Street, San Francisco
Historic Status

Dear Mr. Kaufman:

This correspondence memorializes our understanding for providing architectural research services
for the residence Emest Albert Coxhead designed and built for himself in 1892-1893 Green Street,
San Francisco, which you have owned for about 30 years. Your consulting engineer, Lawrence
Karp, had suggested to you in early 2017 that a colleague of ours, Kathryn Marsh Shaffer AIA
Architect, prepare a nomination for inclusion of the Coxhead House in the National Park Service’s
Registry of Historic Places to be lodged with the California State Park’s Office of Historic
Preservation (OHP) in Sacramento. OHP relies on CEQA for protection of historic resources.
Kathryn Shaffer was a distinguished architect, artist, and author, having both written and illustrated
by hand the book “Houseboats of Sausalito - Aquatic Architecture of Sausalito” published by
Schiffer in 2007. Kathryn had also been a student of Richard Longstreth, author of the book on
American architecture “At the Edge of the World”, a history of the four important architects that
shaped California architecture at the turn of the century, published by MIT Press in 1983. On April
11" 2017 Longstreth gave the NPS written permission to use copyrighted material in the Coxhead
nomination. Kathryn worked on the Coxhead House project and submitted drafis of the nomination
to the OHP until she could no longer serve due to personal reasons. On August 28" 2017 Kathryn
wrote an assignment of the nomination duties to my office.

I submitted a final draft of the nomination to OHP. On September 13" 2017, OHP advised us the
Coxhead House was “clearly eligible” for inclusion in the National Registry of Historic Places.
This eligibility gives the Coxhead House official historic status in the City & County of San
Francisco pursuant to San Francisco Administrative Code §31.08(e)3. Sadly, Mrs. Shaffer passed
away on October 2™ 2017.

My credentials include attending Vassar College as an undergraduate and in March 1970 I received
the professional Bachelor of Architecture degree from the University of California, Berkeley.
Subsequently, 1 studied at Harvard University’s Graduate School of Design, Cambridge. [ am
licensed as an architect in California and Hawaii and I arn a Member of the American Institute of
Architects. I am a native of San Francisco and I have more than 40 years of local experience in
design, construction, and historic preservation. As a public service, I have provided the nomination
services to the California Park Services Office of Historic Preservation, and reports to the City &
County of San Francisco’s Planning Department and the Board of Supervisors, without compensation.

Yours truly,
Carol .. Karp

100 Tres Mesas Orinda, CA 94563 (925) 254-6676 fax: (925) 253-0101 e-Mail: carol@karp.ca



