
~-. ~ \

,.1
■ ~,,

`
''~ _

-- ~ .

WHAT'S BEEN HAPPENING

2014 2015 2016 2017

NUB PLAN
;DEVELOPMENT

~~E Hie

f~.~!~T PROG ESSION ~ -

~~~

2018 2019' 2020

_--- t---.-~.~_J

PPAIEEA EIR SCOPE NOPlIS SF PLANNING DRAFT ~ FINAL EIR
APPLICATION APPROVAL ;DISTRIBUTION UDAT REVIEW EIR :CERTIFICATION

AUG SPRING JULY WINTER OCT APRIL

.... OCT JULY

ARCIHPC PROJECT
HEARING APPROVAL

HIGH TIDE
PRIDE

' I I ~ I 1

JUNE NOV

PROJECT KIDS
WRECKLESS CARNIVAU



TRANSPORTATION DEMAND MANAGEMENT

REQUIRED MEASURES
__ _ _. __

r,x.15 % ~ ~
SPACESlUNIT % : ,

~:1 iI~I~ ~[iI~I:1 ~ uT~'~11►~ ~~

M

o a ,~~ 1 336 + X61 ~~ I I I I ~~ b

oo~
o~O-

~, ~~~ ' -

L+•u '~~'m

:LE REPAIR SPACE NIGH OCCUPANCY 100 CONTRIBUTION
VEHICLE SUBSIDIES TOWARD TRANSIT PASS

REQUIREME r

LEED Gold Net Zero 20%Higher All ConstructionGreenhouse Transportation with PrevailinCertification Gas Emissions Efficiency Wa es 99

RAINWATER ENERGY EFFICIENT WATER RECYCLING
~y HARVESTING FEATURES ~ AND EFFICIENCY

NATURAL NATURAL BICYCLE NETWORK
' DAYLIGHTING VENTILATION L~~~ AND STORAGE

STRATEGIES



CULTURAL SIGNIFICANCE

10SVN was home to the now-legendary music venue, Fill~~t'~ ~I~&~
established by the nationally significant San Francisco music promoter

and impresario, 8i~1 Gcah~~:

Source: Historic Resources Evaluation. September 2016

10 SDUTH VAN NESS

~ ~ "'
v ¢ ~ P~

POSTER PR06RAM ' ~ ~ fLIX ARTIST SN010
z

~: ,
,' .

EMBEDDED NARRATNE INTERACTIVE WALL HISTORIC GALLERY

t I?

~ ,~.~~~~
- ,t

MINI GALLERY FLEX PERFORMIWCE
SPACE

J
CUWRAL STUDY LIGHT +SOUND FLIX COMMUNfiY

INSTALLATION FORUM

>,
~~.~

INTERPRETIVE EXPERIENCE CONTINUED PROGRAM

10 SOUTH VAN NESS



Improve Urban Form ~ Increase Affordable Housing ~ Enhance the Public Realm

Encourage the Arts ~ Support Transit Improvements



400' MAl(

Source: Adapted from Sf Planning. The HUB Workshop 1. April 13.2016

HEIGHT VARIATION

Source: Adapted from SF Planning. The NUB Workshop 1. April l3.2016
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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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TWIN PEAKS THE HUB DOWNTOWN
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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

NATURAL 10 SOUTH VAN NESS URBAN



1. REDUCTION IN STREET WALL

2. ROTATED &SET BACK TO

REDUCE STREET FRONTAGE



4. BUNDLES SLIM THE TOWER REDUCING

ITS PERCEIVED BULK ON THE SKYLINE

3. PUSHED DOWN AND PERMEATED



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

BUILDING VERTICALLY

tm

~~

EACH SKY GARDEN RELATES TO
DIRECTIONAL VIEWS

EACH BUNDLE SPONSORS A SKY

GARDEN

THE SKY GARDENS ARE ARRANGED

I N A SPIRAL STEPPING UP THE

TOWER

THE SKY GARDENS ARE LOCATED

AT HEIGHTS THAT PROMOTE A

CONNECTION TO THE SURROUNDING

CONTEXT

THE SKY GARDENS ARE POSITIONED
TO RELATE TO SURROUNDING

CONTEXT AND GIVE SCALE
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SKY GARDENS

HEIGHT VARIATION...........:...
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A NEW PUBLIC PLAZA
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ARCHITECTURAL INTEGRITY
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Source: Hishoric Resources Evaluation, September 2016

10 SOUTH VAN NESS

THE

The building has gone through many exterior and

interior alteratipns over the last few decades.

NOW
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Source: His6oric Resources Evaluation. Septemher 2016
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PART OF A LARGER MOVEMENT

ART &
POSTERS

10 SOUTH VAN NESS

' ' i Bose (formerly Detour)

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

Opportunity to tell story of Bill
Graham and The Fillmore West by
partnering with local organizations
to create a "counterculture district"
within San Francisco.
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10 SOUTH VAN NESS
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' ' i Mural Arts Program
Philadelphia. Pennsylvania

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

MuraLA6 is a subset think-tank
which organizes public events and
exhibitions, residences for artists
and curators, and special projects.

Opportunity for 10SVN to become
a part of a "mural mile" within
the neighborhood or of a larger
"counterculture" district.

t"i
~ + CUNTINUFD

~ ~~ PAOGftAM

10 SOUTH VAN NESS

' ' i The Stand, New York

±40 SF

Pop Up gallery in a hodega'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 onthe ground floor of 10
SVN to enhance public realm and
pedestrian experience.

~ ' ~ ~-~ connNueo
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" i IBM Think Exhibit (Above)
Lincoln Center. New York
Strike a Pose (Below)
The Palladium, Los Angeles

IBM 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.

Strike a Pose: Proposal antl prototype
by Second Story for the historic
interpretation at the Los Angeles
Palladium. Visitors strike a pose in
front of reflective surface to unlock
a video clip of historical icon. After
each video, text appears to tell a
story behind the clip.

~c i CON➢NUEO
_ ....~,:.'.;! :. PROGRAM

10 SOUTH VAN NESS
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" ~ 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.

,.~ ~ ~oNnN~m
~~ _,._ .. ~. PROGRAM
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' ' ~ Bill Graham Exhibit
CJM, San Francisco

±5,000 SF (lobby only)

Travelling exhibit of art and
memorabilia of the counterculture
era.

» Includes audio tour walking visitors
through Bill Graham's life and the
Rock and Ro(t Revolution, as told by
Bitl Graham in his own words.

IMERPRE➢VE ~
EXP~tIENCE

10 SOUTH VAN NESS

" ~ StoreFront Lab
Mission, San Francisco

±530 SF

A place for dialogue antl public
engagement, supparting 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.

I NTERPRETIVE ~
IXPEAIENCE

10 SOUTH VAN NESS
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" i Third Angle. Studio 2 @N.E.W.
Portland, Oregon

±2,000 SF

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.

Performance programs incorporate
a►tistic design environments that
blend and synchronize with the
music.

INTERPRETIVE - ~
EXPERIENCE

10 SOUTH VAN NESS

" ~ Minnesota Street Project
Dogpatch. San Francisco

±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
Blind. Each episode is 90 seconds,
containing stories about evocative
and unusual sounds.

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

INTERPRETIVE _~
IXPERIENCE ~

10 SOUTH VAN NESS



" i SFMoMA White Box
SOMA. San Francisco

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 movable
podia and seating to accomadate
theater-in-the-round configurations,
multi-screen projections, and
installations.

~~
INTEftPREiIVE ff~ i :,z~
IXPERIENCE ~

10 SOUTH VAN NESS

LOCATED ALONG PUBLIC REALM
EDGES AND SURFACES

ENGAGES BOTH VISITORS
AND PASSERSBY

INTERPRETIVE EXPERIENCE

INTEGRATED INTO GROUND AND SECOND
FLOORS OF THE BUILDING

FLEXIBLE SPACES TO ALLOW FOR
DIVERSITY OF USES

CONTINUED PROGRAM

10 SOUTH VAN NESS
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DOUBLE HEIGHT SPACES
OPTION 1: OPEN TD RETAIL BELOW
OPTION 2: CREATE ADDITIONAL RETAIL OR
CULTURAL SPACE AT MEZZANINE LEVEL

GROUND FLOOR
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10 SOUTH VAN NESS

USES

ENTIAL AREAS FOR INTERPRETIVE EXPERIENCES

ENTIAL AREAS TOR GROUND FLOOR RETAIL

ENTIAL AREAS FOR CULTURAL PR06RAMMED SPACE

IDENTIAL SERVICES

'_DING SERVICES

What are the benefits?

ACTIVATE EMPTY SPACE
AND FRONTAGES

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
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-~ t~PC Hearing ~~

Letters Received After Packet ~ ~l~hing

Butkus, Audrey (CPC)

From: Tal Yeshanov <t.yeshanov@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 CASE2018-015443MAP

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,

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:

• 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.

• 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.

• 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 @ 1 pm 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:

• 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.

• 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:

• 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.



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 Mandeiman and Audrey,

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

Our Concerns
If rezoned:

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.

• 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:

• 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.



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, i 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/EOM WG_Plann ingCode720_Excelsior0uterM fission. 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 I 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, I 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. I 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 <cwoifus@gmail.com>
Sent: Wednesday, January 16, 2019 4:38 PM
To: Butkus, Audrey (CPC); MandelmanStaff, [BOS]
Subject: CASE2018-015443MAP

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

On Thursday 1/17 @ 1 pm 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:

•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.
• 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.

•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 Audrev.butkus sfgov.org and mandelmanstaff(c~sfaov.org.
Show up at the Planning Commision meeting on 1/17 @ 1pm. Contact Josh at ave6mail(a~gmail.com if
you can attend.

Best Regards,

Charles Wolfus



Butkus, Audrey (CPC)

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 I am the homeowner at 46 Elgin Park San Francisco.

am writing because I cannot attend the hearing today at 1:00 pm. I am also writing because I 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 ~~he years. While I 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. I oppose the new zoning at this time.

Please note my opposition in the Public records.

Thank you,

Tessa Springer

Aesthete
46 Elgin Park
SF CA, 94103
415 864 ~i~8 t
415 4315133 f
tessan aesthetepainting.com
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Change in SF Employment Since 1996
40, 000

30,000

20, 000

10, 000

_ _- - _ - _ _

(10,000)

(20,000)

(30,000)

(40, 000)

(50,000)
1996 1998 2000 2002 2004

Job growth in San Francisco continues

- ~-

2006 2008 2010 2012 2014 2016 2018

3



San Francisco Job Growth by Industry, 2008-2017
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Bay Area Employment, Change Since 2008, Selected Industries
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Construction Cost across US Cities 2017 - 2018
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July Annual °~
City

2015 Change

Boston 21.78U 5.81%

• Chicaga 22.055 6J9°i:

• Denver 14.819 4.A6~

• Honolulu 24,048 -O.Ot%
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• Los Angeles 21,255 4.62`~O
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SF MSA Gross Domestic Product and Wages 2001 - 2017
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San Francisco MSA Annual Wages by Wage Group, 2001 - 2017
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And not all are b~nefitting equally from the expanding econ~rny



San Francisco Employed Residents by Race 2010-2017
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Population, 1970 -today
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Bay Area Counties Change in Housing Units by Decade 1950-2017
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Cumulative Percent Change in Number of Households Since 1990 by income

Group in 2000 and 2015, San Francisco and Bay Area

20Q%+ AMI

120 - 200% AMI

30°!0 or Less AMI

-50~.b

°~~ 80 -120% AMI

SO - 80°Jo AMI

sa - so~io ~~i

0°l~ 50% I~Q~Io 150°k

Bay Area %Change

1990 - 200(? ~ ~ ~~~`_

2v00 - 2015 ~~~

san Francisco %Change

1990 - 2000 

■200fl -2015

?~0°~

SF and the Bay Area have seen a huge rate increase in high-income households

rw ~ .

12



Home Value Index f or
San Francisco, Bay Area, " ' ' ~~
and California,1996-2017

..r'' - -`
~~

_., ._
3s~ ~ ~_ CRiif~cr;i~



Rents in SF and the day Area have also risen dramatically, bit have recently plateaued
l4
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Economy is holding steady; job growth and applications for housing projects continue but at

slower rate

• - s •

Wide range of projects:
10 major projects in pipeline to add over 35K units
Ve large projects are still c ming in
Increase i sm l proj is es ecially with ADUs since 013
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Above average number of units under construction in 2018: 7,500

Record number of affordable housing units built i 2017: 1,500
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APPEAL OF REINSTATED IMPROPER

CEQA CATEGOWCAL 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

January 17, 2019

C&CSF Planning Commission
Rich Hillis, President
City Hall, Room 400
San Francisco, CA 94102

Subject: Appeal of Reinstated Improper
CEQA Categorical Exemption
2417 Crreen 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:

FOUNDATIONS, WALLS, PILES
UNDERPINNING, TIEBACKS

DEEP RETAINED IXCAVATIONS
SHORING 8 BULKHEADS
EARTHWORK 8 SLOPES

CAISSONS, COFFERDAMS
COASTAL & MARINE STRUCTURES

SOIL MECHANICS, GEOLOGY
GROUNDWATER HYDROLOGY

CONCRETE TECHNOLOGY

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 bizazre 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 ¶6): "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, OR/NDA CA 94563 (415) 860-0797 fax: (925) 253-0101 e-mail: Ibk(a~erke/ey.edu



Planning Commission RE: CEOA 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.

Eathibit 1 shows this week's printouts of the permit records for Pernut 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 pernut 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 pernut 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 S 1.0, 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 Plaruiing 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 underpinnuig and protection and prepaze 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). E~ibit 4 shows excerpts of drawings by owner/developer/engineer
Durkin submitted for permit; none of the drawings has anv specifications or details for
nrotectin~derpinnin~ and shoring or bracin ~t ~hbor's buildin  gas required by 2016
SFBC §3307 "Protection of Adjoining Properly" 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 54.1 (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[fJ: "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 properly 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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St1t15 AfiD IFdErlJib/hT~Ih1S

~i~k.; rau~a~s~a,~ cast: la~tzr a4 the Ec~~ic~v✓cag psayv~seo~m~ s~na6f.
!~ c i~Cct~ e~pc~u-a~i.~, exc~so td~at t~st~ acr s~N~~w e~rFap~~u-

r~zes:e wu61M I~a~ ~„ 2 ared~ 3 sh~~ not the res~csasr~£ p£ t~ Gegt
~rsearl R~ ~[+esn b is cvr~uctead:

t . P1~~iit~~srn~ex f PI ~ c~~ Z' S or g,~ea#~r~ dc~~eis~s~ uu~
aw;:~e~a~ cx ~~u~r ,~STI~ [3A~1$.

7. Mcrae E~s~ 1(Y percent of tt~ toil part elan ~z:+.~ a B~:~t.
~ ffiseve 67'4 ~tnz~, dct+ermined i~ scx~erdancc vveth
A.S~f D422.

a. 3+~c~s~ ~ ~t~ ;rc=sc~ant of the soli pp~irrtirF~ arc Ec~~
t&tar► ~ ~ccr~tr~eac,~s irr spze, d~irm~ir~~ in nccn~-
e~arice ~a ith .i4.S1'~ Yy4~.

4. Fa.par~.sear} inct~z heater than ~€~< dcaernti~ im
~~a w~c~ as~r~ ~s~~.

Dt~135A G -water table. A su6seiaf~ soil invesee-
ga~iia~ ~Di be p~aamed tQ c3efetmine tvheiher the cxist-
es~g gxc~tas~i-sra3ca t~xt~ic is shave ar wit~tin 5 feet (I52R
mm~ beer itar e~ev~atic~ of die lovNest r 1eve1 t ae
sn¢~ ffra~ is loc~t~d b~jow tlr~ finished g~maiad lev~1 sdja-
ccx~a t4 the fco~datio~o.
lac : A srabst~fa~c~ s~►a~ investigation to deter-
nap~ae ~e tac~c~ ci We ~rourx~-water ta1~1e sirali net be
ra~rtised wee vw~ frog is pro~ic$e~3 in acccx-
c4~ncc with Sacxiaa~ 1805.

l ~ [upndstia~, Wbere ckcp fvnr~datios~s will
be um~d, a ~4a bni~1 snv on si~a~I fic ~o~cd

X11 i~sdo aVl ~o~' the following, ttnle~ `~~
ds~a union t~ 6~se the deign acid ~dl4i~tiYm its at1~-
r~vvisc avai~a~e:
I. ~Cod~+de~ deep foundation types anti installed

t~a~dit~.
2. ~e~me~.ncie~ c~entcr-to-enter spacing of dens

faur~dat~~n tTemrnts.
~. Dti~is~ ~riserr,~_
~. 1~2~tat~~n pr~c+c~dar .
~. fm~3~d n~g~iax~ ~an~i s~pc►~diug: ~~~~Dt~scs {~s
i~hade: ~~~ituc.~ far verification af" ihr: iass~slie~
~rirt~r.~p.~c~~1 u~er,~ nequirrod~.

ti. ~..c~ 4;~sd s~icezti~~.
?. ' ~ui~bi~zty ~~ aiee~ ~'oa~ntlatiUn matcriaD~ far bs'sn
iuUea~lee~ e~swiscxnmer~~

$. Desi~~tion ~f tsearing stratum or strata.
~: R.9da~iu~s foc group action, where necessary,

1~Soi strata 14'hare subsurf~ae e~tptoc~,aia~ss ~i
thG p~~cye~g ~Le sa~ia~e vatyatic~s is 1#~e Sttsxxaaue of tta~c
gKua foa~d~ ~e to be +~stsv~ted. a su~ia~r,~a
t t1~' barit~gs shalt hs d~liod sa su~ciena ds~t~s acs
mss Rtae s.~m~cirm~ c~ die rack. and its ~ -#~rari~~
c~pa~idy.
1 3.5,7 Sxc~vetion near [ouadations. WherE eacca~a-
tier~s wit! r~dace sup~post from any faund~tictir~, a re~jstered
da~ig~ pfvfessic~a3al shaEi p~epate ~n assessment cat t~ec

sr~:~ctrur~ ~,~ ~..~axrnu~ dery cx:,urani~a~P.gtawm rr$ a6ac ssria~9aerc.;
YB~s a~criew of a~~auUx~~r aBz~a~Cu d~¢urrnaara¢s ~e~c~, if" -
~€y~ ~cae a~n~c a~b a~ ~t~. 'I'8~e regi~tarad igm pr~fe`.
~r~ts~t~ s1~aSs dletaxrr~ur~ ¢ri~c recyuirexs+cxMas far ~ur~dee~.zi~neng
ash graaa~~¢ 'a gnte.~xc~ sr[e-~ec~ti pBams. dcsaii~ mot!
g~~~+ecar~ a~f sor~i~ ire s~bAne~ Su~cEa ~u~ep~rnrt sE~~I~ ~
~ccr~v~6e~ ltr~~ syr~angsr~;. s9reetu~~ bt-aGiiRg, o~ b~
UT.~i1C.7 fi~%I9~ 3~t:~'JC~At~C !KP t~t~: ~R71~i~1L~ OffYCi~.

1803.5.8 C:aap~te~d fiif material. Wiese shal3a~ fceao-
aiaii~ ewiil tear aa~~ c~rr+~ fill rsraterial rna~e t l 2
i~~es (?~k5 ~aa~ aaa d~~a~t~, a get►teckanic~l aavticsCc~ticrn
~ tae crwsaJrs~a~1 ~r~rl ~t►ai1 ~a~clual~ ~lD of the follow~ira~.

Y. Spexife~r¢i~ns f~ tE~c, pae~aratiore of the site p~o~ to
~IarrA~sases~ rsf ~a~m►~ted EuGt rr►~iesiat.

~,. Sp~ciftc~,v ~ fat trw~2~ria~ Zo 6e ~~d as carnp~t~dl
Q"i1D.

3. Tcsa n ro-3~ to be ~ ccP dra~nr►e the rna~imnm
cry cie~s t r awd c~tima~rn arccnsture rxmieni a3 the.

ia~E m b~ a~sed as c~m~pacced fill.
~, Z+P~Zim►~,reo ~Rla~vat~ke tH~nc~e~s a~f each 4ift of c~an-

~Cte~l fi~~ ~..
s̀. Fie-id t~s1 c~~d fiyt d~~nin~ ate ur~place dry

dcatisit~r c~f tiro curapactrci €iD.
5. d4iic~i7rasts ~txeptab~e ~-place t1r~ dea~sity eac sed

as ~ p ~ c~! the ivaximum duy density drsea-
ami~d i~ ~e~vadac~oe with [cem 3.

7~ 'aid hoyt~r~y of +tad tests regaued w
d +~ witJh ium b,

1~0:~.~,! a tower C(~. .
t ~}xslto~v fo~ndatic~s v~n'IIl be~ ~Rd contrall~ -1orow~~
suer~h ts~teria~i 4QS11~~, a ,ga~~ invest
xhslz he a~pdrscted sttc~ ~I! it~ttde of the faliowyngr

a. S~rSdit~Lio~as f~ tl~C ~AtB~inc~ v€ 4tac sii~ ~t~x tts

~J. c .~ tal'til~t ~Io~l.
3. crr~t~+ ~u f i~t ~P,c~ t~ t~ t~ 1~
Sz e SI~e +le ~ng6.h as ~tti~~
~iy of t~►e ~S1~A.

~. Sat ~c~to+~s !or del uiittg tti~ ~e t~f' tic
~~...~1'~ aa~ rtb~ dr~3~.

5. 9+iu~t$~ seed fa nc~r of field testG t~equiaecl tc►
~e ~c~rg~lia~cr witk~ Sloss 4.

l~i.'~.]A ANcratt~ ~aci~ci~ and deac~nae. Where aet-
back~ air cde~~ ae~sr tom+ dhas~ r~quarca~ in Se~ta~rt~
B $~.'~ ~r~: c~es~re~, 6be 6~e&~et~g ofi'F~cirel s~OaJ9 be petmilEe~d
t~ regwa~ ~ g~aw ar.~~ ~nnr~s6+gatis~ !~y s ncg .~
d~ai~n p~rffi~i~~ erg c~cirtsas~attste i~ t4~e intent af Sec-
tic~ra ~~8.,~ ~wa~a3d ~ ~.ati~cd. Cucti a~ iAVestiga4aa st►~~~
incdeka~c c.~assa3xu~~iaan a~~ r~aflcria9, Treig~et a~f sl,~. x~ee~
gr~licss3, ~(k~ i'i~1~Ti.5AS~' STtL~ ~S➢(Mi CAi~7~{CTI521GS ~fCSIO~,
~aaGraisl.

18183 5.11 5 nip Arsigr~ Csitegaries ~C th~ntugh F. Fat
s~r~as,.au~ as~,i~a►sd ~1s~ S~s~~~~r Q~.ngra C;a~~,~ary C, ~3. E ~r

zs~~s c~►u~c~~a s~►n.~n~+G cans i~r



Chapter 1.
SCOPE ADD ~D~VII~I~TR~►TIO~

Division I
CALIFORNIA A~M111Y~S'TR.A°Tl~~

No San Frar~cisra Building Code Ame~dme~is.

Division II
SCOPE A.~TD AD~VIINIST'RATiO~fi

See Chapter lti fQr the Adminisrrntfon prrevisions of tip fan Fuca Belding Cade.

Chapter 1,~
~A1~1 FRANCISCO ADI1r~i~IS'TRA'TIO~

!'h~ ('ity a~+~ +~oainta~ of San ~'rancisr~► adt~pis lh~ foiM~►,~in~ ~~apt+er lA ~o~ th+e ~nrposr at
~~d~aini~strsafiir~~ ofihe~l}3 20]6 Sin Fa~saci:~~c~ ~3a~ild +fade. C~er~ir~ a{~e+cir~c ~dmii►i'strahive and
~Pr~~x~1 cede prc~~~isi4ns as adopted by various st,~t~ a~g~~utae~ rra~~►° 2~ ~'rsa~md a~ C~a~ter 1~ Divisions I
ra~a~ ~fi of this r~r3rl~e.

..,,......., ~.~.., ....,..,~... ..., .._~.~.,.... ,. ...~.~...~w_
SECT101~ 101 A -TITLE, SCOPE AND GENE1tAL

l Ol A.1 Title. ?'~ese regulations xhall br kno~►a as the "`~13 2Q16~ has Francisco Buildi[eg Cade,"
mad° be cited srs snc6 and will be referred to herein as'ithi~ codr:" Tire ~a 2 1,6 Ssrn ~'r~ncisco
Builtlu~g Code amends the ~8~3 20Th California Bniklin~ Cede and tier ~#~ ~AIb Califor~i~
Resi~dcntial Code which Es Part 2 & 2S respertivet~~ of the 1~ p~~t~ o~ s(`ht~ of~eixl eampi~tion and
}ru~+ixca~a~ ~i~ire adc~~.rt3~n amendment amd r~pe~1 rat the b~i~c~i~ r~ol~dion~ t~ t'~e Galifnrnia
C~itir of Re~;n~#~n~s, Tifie 24, also referred try as fit Cafif~or~it+ Bing Stant~a~1~ Code. T~~
Cal~~nrn9a BuiJd6ng Code and C~'aliforraia Res den#~al Cady n~eur~►t~a-~t~s b~ x~~~p3~r~n the ~~ 2U1;~



er~at~~d b~~ ~u~lt~in~ Code Sfetic►r~ i{~(~A,4.1 ~; prcr~i~3e~e ta~~rr~er, ibex, a~ntil tie specie! inspectiat~
rr~c~rts rc~quirrd b~~ Building Cade Sectit~n l'7tSW,.~,,~ s~r~¢ ~ubr~a~ttc~cl t~ gad ~ppravrd ts~~ the
Department, the phase ai canatrueiSan sut~at~y~ent tc~ tb+~ ph~~ ~r ti~r~m~nt fu~t which iLe r~pori rrrxs
c~rr~~let~ c-~nnot commence.

~ A~i~.2~ e3drd thE~t3f1tiW7)k~ S~f`!%fdDB:

171 .22 Crane Safety. No ov►nrr or other person she#I caperaie, auihortizr nr permit fhe operation
of a tower erane un a high-rise' bnitding structure nrntil a signed Crane Site Safett~ Plan, Submittal
Form and Crane ~afet~~ Cnmpliance Agrc~ment hs~°e be4en acce}~te~d by the Building Official.

Chapter 17A
SPECIAL I1~SP~GT1t~~S .AND TESTS

A'V'o dun Frnnc.~sca Building Code Ame~edmems

C~a~~er 18
SOILS ADD fit) ~A'~'I~I~S

d1~n San Francisco Building Code Amendments

chapter 18A
SODS AND FOU~DA`TION~

~Vt~ San Franrisc~a Building Cnrle Ae~~audments

~Ch~;pt~r 19
CO~CR~T~

Np Sam Francisco Builddn~ +Gorfe A~~n~nr,~~ts

Chapter 19A
CO~CRETI'~

~`n 3'~a~ Francisc~r Buildd»g Cade A~cn~r►~~n~~

~ ~~



3 02.4 fencing. Pruvi~~ far tip e~cic~in~, f~mrira~., end Ix~~rding ug or b~° fre ~~ict► ur atl~cr m~a~•
ant ~rer~pnting arre~.~ tc+ thr site t~~ aanau~~►r~r '1 p~rs~~~s ~iatin ~~~rk i• gnat in prc~rc^ss..

SEC'TIC),'~' 33113 — Ui~~"IC)I.l"I'1C)'~
.3~tJ3. ! .4d~1 new sectiotrs as, j~1ic~»»:c:

~303.t.1 BuildinKs other than TY~ ~''. ~~ d+~~no~itinn of structures o!'°1'Vpes 1, I1, 111 and ~~'
cc~nstructiao gr~alcr° than l~,v~c~ :st~►ric~ cs~ ~5 ~~ri Vf3'.b+2 rm~ ~n hcighi shah rnmpl~~ ~ih t~~
requirements at'this sertitin.

The requiremc~ts of this styctia~a shall also apple tc+ tl~e demalitian aipast-t~nsia~ned rind
pry tensioned rancrete s~traclures.

33Lt3.1.~ Required pla~rs. Prier t~ approval ai an ~ppli+~tian for a d~m~alit~on permit, taro ~s of
detailed plans shall be !+ubmitCc°d tar approval, shnwin~ the tollav~7ag:

L 7'he sequence ~l~ op~r~~aon il+p~r b~ ilUu~r, p~r~a~r~ h~C a registered eavfl engi~aee~ or lice~srd
arch➢test.

2, The to~ati~n aF standpipes.
~.. Thy locati~un and detafls a! pmtecti~w~ c~~vpies.
4. The location of truck crane during operation.
S. Any necessary fence ar barricade witfi lights.
f. Any floor or wall lent standing.
7. The schedule of the days v~6~nn tht=dtmaLltion wfll i~ done= i.e., on ~veekdaya or un Sanday~.

3~03.d R~ilpce thfs seut'i~rr wTtl~ tyre fallai~ii~:

330~.d Vacant i~ot. When s~ build~rng is d~m~nius~~ 1~~ p~e~nilatcc must r~aainve ~U ddar~s end
remove III pars pfthe str~c#t~r~ ab~v~t ~r~ac]c~ ea~p# 1~t+~~ par~tx t~~! are n~e~ct~ssar~ to pra~d~
snpptir! fnr t6~e adjofning p~~rr►Pr. -

3;33.8 Add a r►ex~ seetror~ as,~~ldo~.:s

33ti'J.8 Special in~pectiva. ~► regis#ered civil enga~ac~f ~r vrensrd architect shall supervise the
~demglidon work in accnrdance with rules s ad regnLatian~s adopted by tde Budding Official
pursuant to Section I04A.~.1 to assa~re tie horic is praeecding in ~ safe mapper end sha11 submit
writi~n progress reports tc~ t6r De}►ar4mra~t ire acec+rda~ce wiW Section a~(14.2.4.

SEC.TfiQr 33Ud —SITE ~~4'OR~C

33tI4.1 Alfa' ct secpnc~ pc~~-rrgraph as ~aflc~~.•~

~ ~~



The Cih~ and Ca~~nt}~ cat ~a~ i~r~nc~srt~ ~r3apt~ Ap~pc~dik d ~a: the purp~sc of rc~at3~~ts~
exea~~s~tioa end ~radiing,

?3f14.I fidd a t~arrd f~e~agroph us,~t►!'s~r~~~.

Temparar~' waad s~strring end fAr~n~. All wurrd used far trrr~porary shoring, lagging ar
forms that ►~~3ll tre 6sekfilleci againcl ur otfier~ise left permanently in place btlnw grade shall b~
treated wood as defined in Seciic~n 23112.

SECT"IUN 3~OG - ~RC)TECTIOI'~ ~QF ~'EDESTRIANS

33G~.1 t1 ttdd a sectran os follows

3306, 0 Ghute~. Chafes for the t~nor~al o! materials end debris shelf be: pra~tid~d in All parts of
demoliiian operatir►ns th9t are mare than 20 Ceet (6.09b m) above tfie paint where the rem~ov~l of
matereal is effected. Such chafes shall be completely e~uclased. They shall not eriead [n ~n nnbrok~a
tiae for more than 25 i`eet (7.b3~ m► v~rticxily bu# shall be eyuipged at intervals of 25 feet ~"i'.G2 ma or
less with subst~ntisl Mops ar ottset~ to present descending material from attaining dangerau~
speeds.

~e batWm of each chute ~91i he equippetf trait, a gate or stop with a snttat~le means far
elosit~g Ox rc~ulnting the flow of msteri~l.

G'~utes, floors, stairways and other p~ac~s s+ffected shall he watered s~fficienth too keep
dawn the dust.

3306.11 Add a sectiatt as follawr~

330b.1 I Falling debris, W+wd ar other c~anstrnctiar+ ma~teriats shill not be allowed ro fiall in iar^ge
piers oe~to an uppex floor. Bulky taaterials, surd as bums and columns, shall be lowered end not
allowed to fall.

~'3lib. ~ 2 Add ea sp.~tian eas.~al~cs►~vs

33Qb.~.~' Strt~ctare sta►k~it~t~. l~+ b~ilcli,ag~ of wood frame caastructinn, tt~e suppor#iQg ~cst#xre
shill at~t be removed n~+#.il the ~wNs ~f the str~ciur~ being ~oppartcx! h~~e bra► r~ca~~aweid.

I~ buiWlegs wig basemr.~ts, the firs iiu~r ~onxtructia~ shad not br r~e~rn~vetf unfit fL~
basement iv~lts are d.~a~d to pr~veM ~vcrt~trging, or an s~nalysis accr~#able #o fhe BuiWixa~ Ofgi~ci~af
is submirted which s6aw~ the ws11s to t►e stAbk without brxcin~.

~ECTIO~V 3:07 -- PRQT~G"i'IfJN OF ADJOII~FING PROPERTY

3311?. t fraserd v note sit tf~~ en<f v~~ti.~s aEccd~~a rre fo11oK~:

3307.1 Pratectic~n required. A~djc~i7a ~aub3i~ aid priWa3e prapegt~= ~hh~i~ k~e pratea:ted ~s~ri~x d~saraa~~
during ~~rssinic;taon, remcsdelsn~ ~~ €~~~~ia~ wa~➢c. Prtat~ction must 'tre pmvided fc~r footang~,
foundations, Darcy walk, chimneys, s~€li~ats, and romfs. Provisions shall be made to o~onErol ~ate~ ;raaD~f'f'
anal erosiar: duriCig ec!~tStaveti~ra car d~m+~Di~ian a~:tivities. The +~erso~~ making ar ca~.tsin~ ~sr~ ex~.avation ~c~
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tie ry~a~le s~r~~C ~e~r~~df ovir~tira~ ie~ to the c~ur~rrc ctf acf~,cxening tsua~d~s~s a~vi€iea~ ih~e~s tttao i~ie
~~rar~F~ticvn n_r is ~ r~acir. a[~ Vital the adjain~~~ ~twildi~g~ shdn~ be groIIe~ieta. c~ti~rai~~¢► s~11 ie~
~e~i r c c~a~ ~t Jl~ss t~san l 0 ci~y~s gxri~sx t~ the scihe+d~uied s~artnng; date ~f flee cac~wati~.

1~'at~: Other requ~rem~ts fnr protectic►n dtadjarent property a! adjacent and d~tb to
~n~hich pratectic~ is rrqu~ted are d~nc~d by C~tifornia Civil Cade Seexion 832, and is r~arintrd
hereue iar etinvenicnce.

~edion 832. EacL cotermiaons owner is entitled to the lnt~-al aad an6jacent support which
his laud receives from the sidj~iaing land, subject to the tight of the a~vner of the adjaiaiag land to
m$ke proper 9nd usual exca~atiflns on the same for purposes of constrnrtia~+ or ixnprovemeni,
under ih~ #ollawing caodition~:

1. Aay owner of land or his lessee intending to make or M per~i~ ao exrav~tic~n aball
give reasan~le petite to the a~rner or owners of adjoimipg lands aid ~f buildings or ntlxer
strnctur~, static the deptf~ to ~rbich such exraval~n is intended to be made, rind whey the
ena~vatimg will begin.

2, la making app+ s~tavatioc~, ordinary dre sod skill steal! be need, and r~son~►bk
pt ec~utions tflc~n to sestain tie ~tdjoiniag lan8 as ~uu~h,; w~itheut gird to ao~ huildin~ or otter
stra+~latr~ w~ic#~ naay be th+er~e~an, ~~rd t~r+e t~lil be Ito W~6iuCy fix' damage done to any such
building ar ocher strudgre b~ r ~q o!`'f3tc+pzcit~~t#ian, e~cC~pt~a a~k~.r~vise. provick~ ur allowed by
lam.

3. If ~t any tiwe it appears i6at tie excavation S~ ~u be ~i a greater depth than ar+c the
wa11s ar foundatiwns of any adjoiaiag building ~r other struchxre, and is to be so clams ss io
endwnger the building oz' other strucxere in tqy way, then ate ~~►e~' of the. bnikling or othea-
structuremast be allowed at leaf 30 days, K hg so d~r~es, fa vvbich #o tt~ke measures to pratrrt the
same from atny d~►mRg~, or in r~iuki bo ~Ytend t~,e #~ded~ttams Via[, fwd 6r must be givreu for t6r
same purposes rea~on~t~le l~ccause too en~e+r on tie 1aa~1 an fi~ #h~ e~ra#iou is bo be er is beang
made,

4, Ii tie ex~svat~a~a ffi Intended tv be or fs deeper tf~~ the s~nd~~rd deptd of
~'aan~cl~►t~ons„ wLich depth is d~~d to be s~ d of nine fit bd~ow tl~e ~djatxat curb ieve~„ at Che
pc►iat ~her~c t~~~iat pr~nerty 1~ it s tie ~ti~`b ~d Itan tie land ni'~he coteraaino~s ~a~nrfler
there is a~ l►nih~i~g ur ether ~dur~e 1~e ~tll or Ic~ao~tlati+on of ~iC6 fines to surd d~t~r c►r
deeQe~r #hen the awaer of the end oa vrhicb t6~ e~cs~ri~t~on is tag made sb~l~, if give fie
a~eessar~t lice~s~ tea entt>r o~ t6e asljoiaing I nd, prrittxt the said ud,~a~ing I nd ~r+d ~ x~e~~
blf~ld~n~ pr athef strvdure the.~eon withaat test to t~►e owner fbertaf, lrnm any damage by Treason
of the carrnv~#llpn, and sb~ll 1'u iimbir to the at~'~+e~ of such prapert~r far a ny suc3~ dame„ accepting
nnlp for mt~d~` s~tYlc~dc~ttt cram i~ ~inil~inga or ~a't~~~ strtict~res,

~~CT'IUN 33l X - ~T~NDPIPES .Y.~.f .~

33!1.2 ~~ai~z Maas s~~tio~rs ec~ssa'tid~~ ~it~ tJaE•foffowrrtg:

~3l 1,~ .dire Safety Durin,~ Demol~#i~t~ r- +3~3ar~•~e

1~6



1t4f2(~18 Fifle i4

Ttae Califorr~i~ Env~rprirnen►r~ (~ua~aty aci

~ilc~ 1 d. California Cade of Rt~1ali~ns
CL~pt~r 3. Guideli~rs iar Imple~nentaric+a a~~

California ~nriro~mental Q~a~it+ Aci

Article 19. Categorical ~xempfions

moons i S30d to 1533

1 ~3Q~. Categorical ~acempfi~aas

►c~ 21(~~ of t~ Pull c B raes fade requtc~es thesc Guidelines ~a ~tnclude a lies o~f'~:la,~.~rs o~~
;ts wb~ hive brass de~ineti nart to t~sve s s~g~ficant ef!'ed erne the emiraun~t ~ci wi~~
t~erefare~ t~ eacc~gt the groiri~ans c~fCEQA.

r~ansc to t1u~t mandate, t~lse Secxc~iaW' for Re~ouc~es has found fbat 1~ following c of
~~ect~ listecil rn phis a~~al~ tka ~t have. a signific~l e#~ect rasa the en~riro 3, and tom' a~+e d~c~aa~
be c-s~tegoriea~l}r exempt f~re~ tip r$q~iurement frn tfic preparation safent+~rrn~►entai c~to~ent~..

Node: Awahax~u}r deed: S~ctaca~ ~~Q$~, ~tiblac Rcs6urccs ~c1~r Ref~renoeo 2i't~, c
~~,s Code..

~ NNi.~,. ~~en fits ~ t~[~i Prnj

car► 21~ of the Pubes R+~oturc~ Code e~ f~som t4~e spp#~catia~ of CF.(~A. t~o~e Projed~s
sve~ which put~ii~~ a~ ~ar~rci~ onl~r in iai ~utt~oriry. Siim~e m~iaisbe~riaa Pro s art ala+e~d,~
eaGe~pak, ,cat oric~al ~acca~tiQms st~uld be applied t#~/ ' ~z'r a ~mject is not miam~erml uud~r ~
pe~i~Gc agency#s statutes and ard~inanaxs_'~'he it~clusiaa of activities whic}~ may be minims
t~ ~lasss~s and ~.~s~targ~4e~ ra~n4 u~ iiai~ ~e s ly not be S~t~sWtxd a~ ~ ~~+etis~ bgr 1~ S~
is~~ R~ri that ~actu a►~ a tg~ is disca~iion~r~..

e~ut~r~rity ~it~id,'~~tit~n 21~4~3, P~tb1i~ 3tes~a~s Gnd~; ~te~ c~: 5~-~~+ta ~~4, 1., ~'"~bi
~~~

f a3 l..rscatit~n. Gla~s~cs 3, ~, ~, 6~ 7~ I~ 815 1~i1~D1f9C4~ ~f~ C93hSl~'Ei~i$14Y7S ~~F'W'}RCfi~ 4th ~9TO~G"CY 9S 1t1 ~

lcaeat~i -- a Pt~ajfcct It~t is art~ir~arily ia~signefYcant im its im~ct on the cnviranmc~t mad in ~
~niculnrly sr4itre t be si~ficant,'['I~ef~ex ti c ~9 ~ sae idea~~ t~+ spa!}• aXt
~st~rrcessw, exca v~t~re ~,e pto~c~cf may m ~ o~ am cn~rir tal ~sou~~e ~~ ~ t
c~~eari ~~lae,~~ tl~sag~t~,d, !p e~lY' wed, and of~t~islly ~ay~t~exl g~asua~2 ~a lair T~ci~~aZ, ~.,
or i~al s~~e~~c~~c_

(b) Cumu9~tive Impact. A~1 e~e~~rti~~ss fb~ ~8~~re cQusses a~ ~pp~i~abli w~e~ ~~e ~u~na~9~i~~~ izug~~t
nfs~~uc~ssiti~~ ~!r~a~j~ts nt t~~ s~nie ~yype i¢s the saanc place? c~ve~ ti~~ is si,~nf~~t.

(c) Significant EfTect. A categorical etetnptaon sha8 not be used for an activity where there is a
reasonable possibility that the acti<<ity will have a significant effect on the environment due to a►nus~aE

Scenic Highways. A categorical exemption shalt not be uscrl for a project r~rhirt+ ~y c~ulr axe
gage ~o s~rni~ rescwrccs, incl~etiitrg but t►vi limitcci to, trce$F hostgri: b~il~ii~~s, rcacle ovtcrcr~pin~C,s,

http://wMnrv.tes4urc2s.ca.gr~vtCe~gB/gtFide~itt~s/att19.h9inf id~6



4uct2Q~~ ~E~aF .t

~r si~~~~~s ~e rce~. e~ritN~er~ ~ lr~~kev~p afTici~lla' ~ea~~t~p~~ ~~ a ~~a.s~ ~~ara• ~a~eBea~~~~. ~ h`F e~~~¢ r
~ps~,~g~ tai wrxa~ae~r~ su~.~. w°i~~eb ~c ~rs~e~iacd a~ r~ce~~tti~r~ Ib r ~r~ mde~s~ ~~~a~~~ ~;~~l~~tse~~ a?r
e~raiE'~~ 1~t1(~.

t-~ ~~eat ~4~sa~ Ssa~s. e4 rae~~rnca~ ens tnc~az s~~~ ~s~~ ~ aa~r,e~ fir a ~r~,~~~ Ik~ae~ am mm site
ie~ as i~ae~~e c~t~ p~ ~i~t c~msupi~ed piars~~~e t~ S~~tc~xas ~`~~X~L.:~ ~~f We Gtrrrer~ua C'a~le..

Historical Resoucees. A eategarieal excxnptic~n sf~ali nc►t Eye u_~cad far a ~Src~ied wl~ieh m$y cause a
~stant~al adverse change in the significance of a histnricai resource.

l~m~ : Rutlhar~ey~ cited: Section 2 ~ U83, Aublic Re~owrc~es Code; Ref~e : ~tiac~ 21 Qbf~4 ~acn
21084. ~ „ ~ublir Resouroe~ Ct~de; WJIdl fe Alive v Clr~'cker~r~g (l977j 18 C~d.3d ~'.~ l.~agare,~na-
I~lYilfi X16 aYi c~~tla~klc red's ~l r+ciiitec~rurr~! ant! Hu e Rees w Cit,}+of dal~arYd ~) 99~'y SZ~.
CaD.App.4€h 6; C.rtr"zens for Respa~sible Development in ~'~st HoU}+w+ac~d b9 Cary e?~'~est HulOs~►aa
(199S~j 39 C~~.,Apg.4~ 923; City a~'Pusadena v State of ~alrk►~afa (~993g 14 Ca6.Ap{p..4tta ~ ~ ~;
As~~aba~rs~,fcer tJ~e Prrrt~ctaora etc. i~°r~ltre_c v ~a~✓ n,/'i~~ah E 19~~) 2. Ca1,A~a.~tlh ~~Qb; aaad 8s~i~ w,
~a~en~ t~~'~~rt~a Crr,~ara (1Sr95) ~~ Cst,A~p.4~a ~~6A~

Diseusaior►: Lia McQ~reen c: Mre~! Fenia~sula R~ivrra! OPT Sp~ac~e (~98~j X412 Gal App. 3d i l3(~ the
court ~itea~atrd tlhat catc~oricx~.0 ea~apiicin~s are can~liy~d stri~iy, slurp not be wed
Eteyancl t~aeir temas, amd may rat tic used where tt is sum eve that ft~ mre ur~u~al
~itc~ur~ances (a►eludi~ 1Cvtrute a~tiviaies) cesu~~ag ion (ar wt~icb m~ht rea~a~►t~ rr~a1~ un~
si~ni~ca~u imp vyhach thre~t~an the environm~ra~,

ublic (ode Sec~i~ ~10~ ~mvsdes a~eaal edditipousi ~e ;~ ~a ot'a~ ]
. ~usu~t io tHaa siawte, cxxee off° rbee fallaeving mad► qualify as a'o o~$~1 each; (I y

pta4jcd'avb~it~► matj+ xrs~t in datus~e tv scenic rte, in~tud~ug but n~ l~oait~+d tcy, tco~, hi is
~i}dings, r~rJe pugs, ~nr si~ula~' rr~aur~ vv~tbin a se c b~►~waY ~i~ does ~ apply Cu
np~Ctvuna~is ~a+hitah ate reyt~i*t~d as tni~,atiat~ ~r a p~mjc~t far which ~ ae~s~ive dt~la~iwn a~ EIR
~s ~riv~y 1 ad~pbea ter ce~'riFi~d; ~2~ ~r irrolex~i ~oc.~ted a► a site ir►clucled rm gay tis~ compiled
iaa~mt to ,~o~nment Code s~tia~t f ~ {b~azdws snd t~ocic waste sus, e[~-); ar~d (3) a pnnlcc~t
~b ;a~ay t~au~se a s~b~anfial edv~ise chime in toe sigaiftc~nc~c of a bill ~esv~moc.

i~.~~ ►n uns to I,~st o#' ~a orica~ E~~n~pti~ns

public ~o~y ~na~r. ac and° r~uas~ that a ne~v c,~~s csf etc ~~ ~x ~a ~ ~ei~dz ~- ara
i~.s3~np tt~ a nds or .' awgu~st Est k~e a~a ~ ~e~ntic~ d~u ttre C~fT'a~ of Play ~a►~, gal
~eae+d"1 i ~.s~ne4~a~ aie~~1 ietfi►~tion to ~ugpq~t tide rGa~s~H.. 'T7~ ~as~,~ ez~ sv~l~ re,~a~~t
a1C ~ by ~ra~ti yea tl'rt~e tCurdeliit~ts.

~1a~f~c~~b~ ~t,c~~: ~~gcst~ 3!a$,~, PubiiG Res~tsrces c~ ~~t'~r c~e° ~rr~ 26~~~~ ~.~~~c
r !~d~~.

1 S3QQ.~. Appli~~tion $~ ~blic Ag~en~i~

h p~bDi~c ~~e ~3~@, in tine cautse of establi~hilog its c~t[rn ~ Iisal tlha~ s~rfn~ ~cLi~itics
da fa11 wittai~ e~~9~ caf' d~~e exemipt ea~s~,s. subject co tt~~ c~lifw~ti~ra 9~ tla~c lis~~ muse ~
sis~ttrr+~ e~rat&e boato d~ Ie~ct~r and the inQ~at expr~se~ in the ~lasse~, Pu~b~a~ agencies ~r a~it fr~am
~r i~p~cara~nting pr~~dn~r~s c~as~~s end cx~c►~9e~, aDtat d,~ nit m~9~: to fir a~tav~ , i~ut ib~ tnay
z~egtsire L3R~ ~cer ~a~o~e~ d~.ectabe~ in ~'ae clacsrs, a~td exam~~es i~; 5~:~ scale➢~ ea~r.~t ~an+3ea t~
~isaa~~s~ aaf Se~ci~►rr 1 ~43(3C~,~.

lV~t~; ~ut~asarit~ ctt~#- S~s:tir,~n 2 lQ83, Pubt6c Ftescaua~c~ ~~ei~; I~~fcrenc~: S~~ticor, Z t 4~~. Pu~ati,:
ite~ur~~s ~`~sd~.

1X341. Existing Facilities

httesJiw~nnv~r. resazurces.ca.geavlcegalguiot~finesdart'S 9. h!m! Z/S 6



F 15464.5. Determining the Si~►ifocance as !m~►ads its Arc~a~ogical and lii~tarical R~soarrces.
i4 ~ AQ~ § 1;a~l6~_5~

~4ftCILAYS C?FFiICU4~tl ~iLl~ORl~i~a ~E 1f~C3i~T 'S
8airrla}~ ~a~ai Cala#vmia Code of Regulations. ~:̀a~rr~a

~'y~&e ~1. ~"ahtt'aE R,~sour
DMvesion 6. Resaurcrs Agency

C~~a~er 3. G~id~~aes for Imp~emenfatiare of the CaFifi~snia Em~ia~nanea~~a~ (~sali~el Act
e y. P'reti~ary Rev etv of Proj+e~s and Cbnd~act ~f gni~ll ~Yuad~~

~~c~fu}.~. ~7e~tearnining file Significance of Impacts to Anch$t5a~o~ir~l end Histaric~cl Resuurrc~s..

(a~~ Fot ~pue{ s a~ this sedia~, tkre t~wrm "~h'~kari~l r~sc~er~s" s~t~ ir►ciuua~ +qh~ ~o~e~i%n~:

~1j A r~soei~e 1~`stecd in, or clr~tetrribned td i~ eli~ibl~ k~r ~e Staff t~torica~ ~~saut~r~es C lac+, far lisi~ ~ tfi~ Gaiufocnia
~r#~i~ Rees ~P~ui~. Fees, r ~ ,~, ~r`a~ ~~ cC~, ~c +duo ei seq.).

'(21 /~ ties~ur~ce irlG~ud~a in a kited register of ftistw6ca~ reso~rc~.s< as d~ffi~eci i~ sue, ~t0.1(k) of ii,e Pic R roes t":ode
qr ides as s3~titlCault iCr a~ his~drical teSau~res surv~' mee4~g M1ae r~. tits 5024.9{9) fad Pu~1iC Resovr~
rye. It 6e pal tarried to h~ histatic~ll~i ~ cutlura~ sigr~7i~c~rd. Pty agues must treat any suit trra6 fps s;9c►ifrt~ftt

~ thci p~i~l ~rtc~ 4i eVidt~ce demonstrates i~ea4 it ~s ~csf hi~lo~tagy o~' ~ sig canti.

~~ ~Y ~l~. ~ ~~ shucture. site. area, places, r~cex~, ar man~a~pt wr~fi+ a lead agaerecy detet~r~tr~es to'be t Nor
sig~ii tx ~igr~lic~nt ht~ the. at~itec~x~], en9in~~g, sr~er~fic, ecccra~►ic. ~gckx~u~a1. educational. 1, PdaticaJ, m~taaY.

.ara~ur~ aa~sfs trf L~et~n~a rna~t ae wed to rse an hist~iical r~a~rae. p+avided ~e I~.ea agerycy's debe abran ~
txY s~ubsi~Fiilel evldettt~ 1h li~t►t ti# ih~ wk~ole te~ootd. ~, a r roe shall b~ considered by the lead egen~ 3~

tae "'hd c ally ~€gr~iC~M" if #~e nesouroe rCtee#s criteria for ~rtg on few Ca~ftrrt~ia Registe.~ of Historical Resourcces (Pub.
Res. Gosle, ~ ~0`14.'i. T1tla 14 CCR, S~fian 485 } inc~d'r►g the f~lEovwirgg:

(A~~ Is as atec~ W~'1 ev8~f~ chat have math a s g+tit~caht coMr~rui+on to Ui~ b~?aad patterns afi CalHamia's history arxt ct~tural

dB~ L~ iat~~! wi~#o t~ firre~ of p~~tts i ~r~t i~ ra~rr ;

~~~ ~;~ #~ tl~sii~i'r'~ Oh~c~Cte ~ ~r 1,yp~, ~, r t~~, ~t nr~ d s~1f cneas4r~sct~sn, c~ r~resenis +~ v ~C o~ area
~r►~~~taa~t rr~aii~ ~d'►~idurdt, or assesses t~d~fi a~tis~i~ arale~+e~; car

$~3~ tf~s dciet4, Qr fnay k~ l~ce~r 1,~ Yield, intc~r~ra~9a~n ~rntanrla~n~ nr~ p!r~hu~iu ~ hi~t~a~+:

~p4~ last lha~ a nesourr~ js nc~f lt~. ~ d~teFminesi t~ b~ etgst for tub ire the G~forni~ R got' His~ar~csl
f~ '. r.~i. p racsi ~a~acludsd in a la:ai r~cj~r a hi~toeical resources (pursuant to ~ Q.1(Ic) dC t#~ P'ctt~llc R~so~rc~s Gc~de~e

cu adentab~ nn a~ hi~l~cal resoutt~~ survey (meeting the axi~eri~ ire s~cti~~ ~~Z~.'i(g~ o'~ the ~b~ Resqurc~s Cgd~p dv~s not
pre~tu~ie a lead age~y from determining that ~h~ resaurr.~e may tie an kastcxri~a9 r~sc~aac~ a.5 ~defirted itr Pt~9+~ Resources Code

s 5Q20.1(~) ar 5U24.1.

(b~ A prvj~ wirih ae~ elCect that may cause o. substsnt~~ asiv cttias i~a tts~ sigr arrcce ai an hi~tcx6c~f ~sau~ce is ~, pra~jiaGt that
may have a signt~cant eif~ct on the environment.

(1 }Substantial adverse change ire the significat►ce of an i~istarical resource meads physical demo{ition, destruction, rebca6oti, of
alteration of the resource ar its immediate surround+ngs such that the sig~iticance of an historical resaurc~ woui~ be materia{ly
impaired.

(~~ '~li~ sac~~ifdca~a~ce od an his9orica9 resource is an ~oat(y impa~r~d +sera ~ ~je~x:

~A~} E~€~r~r.~f~hes a~ m~tesiat~y aB~rs i~ an a~ver~~ r~r~rt~ec t~o~ s6c~i ~i~~a asfii~ of a~ ~►i irir.,al a~scsrs~c+e tbaa4 c~n~ey ids
h~~ris~~ segn~tia~~ra~ end that justify ~s i~ac€a~sic~t icy, ssr ~l~y tom, ~ayd~ Pry #tee ~t'~tn~i~ Register od H6 E R ;
to

(8~ D~r~ishes or materially alter in an adve►se rr►artne~ those p~ cdta~c~teristi~ that ac~vunt for {ts ar►clusion in s scat
reg~Uer of hr~ricai resa~+rc~s Pursuant to section 5~20.'~(ka of ~ Pu~►c ResQu~s Ccxie or its ider~t~cation i~ a~n hiskati~cai

ht~sag~otiA.wed.IcalregsODacum~nUlAi}EOG76QD98811 DEHCO283tCfi~CiDBE7viewTy~=Fu6(Text8originatronCan#eM=dacu~~rssrotloc&trar~s~i . 113
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resources sun+ey meeting the requirements of section 5024.1(8) of the Public Resources Code, unless 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 alters in an adveree manner those physical characteristics of a historical resource that convey its
historical significance a►~d that justify its eligibility for inclusion in the California Register of Historical Resources as determined
by a lead agency fof purposes of CEQA.

(3j Generally, a project that follows the Secretary of the Interiors 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 RehabiCrtation and Guidelines for Rehabiftiating Historic Buiidint~s (499b), Weeks and Grimmer, shall be
cons+dered ~s mitigated !o a level of less than a significant impac# on the historical resource.

(d) A lead agency shall identity potentially feasible measures to mitigate signifioanT adverse changes in the significance of an
historical resource. The lead agency shall ensure that any adopted measures to mitigate or .avoid significant adverse Changes
are fully enforceable through permit conditions, agreements, or other measures.

(5) ~IVhen a project will affec! state-owed historical resources, as described in Public Resources Code Sec#inn Sfl24, end the
{ead agency is a slate agency, the lead agency shall consult with the State Historic Preservation Officer as provided in Public
f~esources Code Section 5024.5. Consultation should be coordinated in a tlmely fashion with the preparation of environmental
documents.

(c) CEQA a~tpiiss to effects on archaeologicei sites.

(1) When a project will impact an erchaeolugical site, a Isad agency shall first determine whether the site is an historical
resource, as defined in subdivision (a).

(2) It a lead agency determines #hat the arahaeoiogigl site !s an historical resource, it shall refer to the provisions of Section
21084.'1 of the Public Resouress Code, and this section, Section 15126A of the Guidelines. and the limits contained in Section
2'~ D83.2 of the Public Resources Code do not apply.

{3) If an archasalogical site does not meet the criteria defined in subdivisic~r~ (aj, but does meet the definition of a unique
archeological resource in Section 21083.2 of the Public Resources Code, the site shatl be treated in accofdance with the
provisions of secrion 2 083.2. The t+me and cost lim+tations described in PLbiic Resources Cc►de Section 21083.2 (~~ do not
apply to purveys and site evaluation activities intended to de- termine whether the project location contains unique
archaeological resources.

~4~ If an archaeological resource is neither a unique arohaeotogical nor an historical resource, the affects of it~e project on #lose
resources shell not be considered e significant effect on the environment. li sha11 tie sufficient th8t both the resouroe acrd the
effect on it are noted in the Initial Study or El~t, if one is prepared to address impacts on other resources, but tfi~ey need fxyt b~
cans~dered further in the CEQA grocers.

(dj When an initial study identifies the existence of, or the probable likelihood, of Native American human remains within the project,
a lead e~gency shall work with the appropriate Native Americans as identified by the Native American }ieritage Commission as
provided in Public Resources Gode section 5097.98. The applicant may develop en $greement fior treating or disposing +of, with
appropriate dignity, the human remains and any items asaodateri with Native American burials wi#h the appropristte Native
Americans as identified by tMe Native American Heritage Commission "Action implsmenking such an agreement is exempt from:

(1) The general pcohrbition on disinierting, disturbing, or removing human remains from any Ipcation other than a dedicated
cemetery (Health and Ssfery Code Section 7054.57.

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

(e) In the event of the accidental discovery or recflgnition pf any human remains in any location other than a dedicated oemetery, the
fol{owing steps should be taken:

(1) There shall be no further excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
human remains Lntil_

(A) The coroner of the county in which the remains are discovered must be contacted to determine that no inveskiga8on of the
cause of death is required, and

(8) tf the coroner determines the remains to be Native American:

1. TMe coroner shall contact the Native Amancan Heritage Commission vw'thin 24 hours.

2. The Native American Heritage Commission shall identify the person or persons ft bel6eves to be the most likely
descended from the deceased Native American.

3. The most likely descendent may make r~commendaGons to the landowner or the person responsibis for the
excavation work, for means of trea4ng or disposing of, with appropriate dignity, the human remains and any associated
grave goods as provided in Public Resources Code section 5097.98, or
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Thls ~raforrriadon is ~ntenGed ro merely )Uustrafe the prntess outlined In CEgA statute andguldelines relative to hlsco~cal and cuftura! resaurres. 77~ese materials an CEgA mtui

other laws are aff~redby the State C?ffice nl Historic Presenr~tion i0r info mationa! purposes only. 71~~s infntmatrcu~ does raoi have tl~e forte rsflaw or regulation and should

riot be ~iterJ in lega(brfefs as the authority for any propvaition. !n the rase cif discrep.7ncies tretween the in/nrmation provided aR ihts webslte and the CEfJ~ statute or

guidelines, Lhe lar~gua~se of the CEQA statute and Guidelines {PRf Section Z 1 ADO et seq. and 14 tCR Seaton 75000 et seq.) is cor~~~aHing. Inforrratro» tantained in this ske does

not offer nor cars[h~re legal advice. You sdould contact ~n anamey for t~ethnital guidaRtp on rurrerrt legal requirements.

CEQA Case Studies

The California Office of Historic Areservatlon comments an CEQA document as an authority on historic and cultural resources. lt~e publications below use case studies Wken

from environmental documents produced in Calitamia to help environmental analysts and lead agencies understand historical snd cultural resource ide~tificadon and

evaluat}on.
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Staff Contacts
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CEQNEducation and OutreachlClG Coordinator

916.445-7042
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Main Address:

Office of Historic Preservation

1725 23rd Street, Suite 100

Sacramento, U 95816

(916)445-7000; #ax: {916 445.7053 
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Carol L. Karp
Architect A.I.A.

January 14, 2019

C&CSF Planning Commission
Rich Hillis, President
Commission Chambers, City Hall, Room 400
San Francisco, CA 94102

r:~ceived at CPC Heariru,~

C- N~

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 § 15300.20, 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 bLrt 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.

~„unu~~~
~~O~~gED ARC ~~~irfours .truly, ~• ~~'~,••••..yiT'~.

~~`~ ;COL L. ' :Fo'
.̀ P ~n: ~`~`.

• v -o ; t•
• •

- ~ No. 17665
Carol L. Karp ~ *:~

.~~ ;~ * c
1 ~+~ Tres Mesas Orinda, CA 94563 X925) 254-66 6 fax:' t•Y~.3.P ~o~` e-Mail: carol@~karp.ca



Caro/ L. Karp
Architect A.I.A.

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. Ernest 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 l 1J17/17 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 azchitecture 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 cazefully positioned bands of windows to
capture San Francisco Bay views and sunlight from the East and West. Promoters of the project at
2417 Crreen, 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 azound, aze reciprocated
by views from the house; everything viewed has viewers that can see the Coxhead House.

100 Tres Mesas Orinda, CA 94563 (925) 2546676 fax: (925) 253-0101 e-Mail: carol@karp.ca
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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 relied 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 Ernest 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, I 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 r~sum~ to the owner, who has allowed the nomination, as follows:

"Shingle Style -Innovation and Tradition in American Architecture 1874 to 1982",
author Leland Roth, photograher Bret Morgan, Nor~leet 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 Turn 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 r~sum~ from Carol Karp AlA to owner of the Coxhead House, 20l 7.

According to the architectural drawings submitted to the City by the developer of 24] 7 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 fhe 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 surveyor geotechnical investigation or
any provisions to protect the historic resource. The project is certainly not entitled to a CEQA Categorical
Exemption and an Enviornmental Impart Report should be prepared under CEQA regulations.
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RANK LLOYD WRIGHT
HOME AI D STUDIO

Oak Par~Z, Illinois, 1889—~q~q

ort~ostTL: Perhaps the ultimate erprcssion
of the domirrnnt froatgnble.firtl seen rat
Richardson's Watts S{termarr house.

V intent Scully's now-classic study, The Slii>~gle Style: tl rchitectural

77teary artd Desig+r from Richardson to the Origins oJWright, concludes with a

discussion of Frank LloydWright. It givesWright's house in Oak Park a place

of honor, marking the end of the inventive freedom of the r8~os and i88os

and at the same tune announcing the bzginning of what would become

Wright's Prairie Houses in the early twentieth century.

Wright says nothing in his Autobiograpley about any considendon of

Japanese art or architecture in the office of his first employer, Joseph Lymaci

Silsbee, which Wright entered during t88~. 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 ane another, like

a Japanese house with the sliding screens pushed back, and he employed a

continuous upper molding, running around each rnom, like the Japanese

ka►noi 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 Jahn Calvin Stevens,
McKim, Mead &White, and Lamb &Rich. Silsbee came to the attention
of developer J. L. Cochran, who was about to lay out a rnodel suburban
community to be called Edgewood, about six nines north of the heart of
Chicago. In t83~ 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 dramatic forms in ~+vhicii 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 oFOak
Park, where he lived. Rare photographs survive of the earliest buildings

116

The living room, inglenook, and haftu+ay are
broadly conneued yer rndiuiduated spuas.
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there---boldly massed broad-gabled shingled designs by Frederick Schock

(fig. 26). A brief menrion of Schock in Weight's Aatobrograplzy suggesu 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. g}. Their simple design progzarn encouraged bold, simple, dramatic

forms composed of large triangular gables with long sweeping roof li~ies.

One of these houses in particular seems to have been the inspiration for

Wright'c 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 cake in the next two decades. As Neil

Levine notes iu 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 lus 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

£named 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 fixtuzes 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 abuilt-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 Yergamon, whose classical reference is reinforced by the denaculated

cornice in the living room.

What began as a compact cottage house was m~clified repeatedly by

Wright co accommodate his family, and then to house his office and studio,

so that its original simplicity has been somewhat obscured. Nonetheless, the

dramatic v~~est facade gable and the interconnected extruded spaces within

still herald Wri~ht's incipient early modernism.

119



~RN~ST C~XH~AD'S

HOUs~
S~tr Franasro, California, 189.3

~ >~~~~irsirE: Wi~rdiirg /tiglrts n/ scc~~s lend
~o dre fro~~t Anar.

r?~

~chitecture "on the edge of the world" was what architectural

historian Richard Lorrgstreth called the work of several highly irna~inacive

architects who moved to San Francisco at the turn of the last century. AlR~ost

at once that city was blessed wish dte inventive genius of five remarkable

designers--Ernest Coxhead, Willis Polk, Bernard Maybeck, A. C. Schwein-

furth, and A. Page Brown. All came from the F,asi:. Maybeck had worked in

New York Ciry in the office of Carrere &Hastings; and frown for McKicn,

Mead &White.

Ernest Coxhead, however, came Erom much farther east. Born in IHf13 111

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 slid grounding in

classical desi~,m, with its emphasis on clear expt~ession of the building program

and its emphasis on proporrions, 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 Landon. fn i88G he and his brother, Almeric,left Great Britain

and headed west, crossing the American continent and setCling f rst in Los

Angeles, California. Why he made so riecisive and dramatic a break from

fanuly and country may never be known, but he may have been given

encouragement by the Episcopal Diocese in California. Between tBR~ and

1898 he and Almeric, who managed their practice, designed most oEsouthern

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 itoyal Institute of British Architects shortly before Caxhead

left. One of Coxheads early churches, All Saints in Nasadena, 1888-8y,

employed a Elision of English Arts and Crafts with the rounded, biotiiorphit

fauns made possible by shingle work. Other churches followed, bur the

building boom in Loc Angeles ended in about r88y as Coxhead was given

commissions for three new Episcopal churches in the San Fransicso Bay area.

.~ ., ~ - ,.,.:,
'^*4LR^it 

Y~.y'.': w vet,~~!~,~rt5'F'"^' :.. 
! C c~ m 
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7Jre fire~face at the rear of flee long gallery.
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nBovs: Eschewing sy~trmetry need forir~ality, His first project in San Francisco, and perhaps his masterwork in churchCoxl~ead ntnde his living roou~ a collage of design, was the massive Church of St. John the Evangelist, IH90—c~I (fig. i8).cozy ror~rer~. 
It was dynamited to prevent the spread of fire following the earthquake of
r~o6. Indebted to Richardson, it was based on a co►npact 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 [he 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 bega~~ to receive commissions for sma)1
houses in San Francisco, such as that for Jaines McCauley on Pacific Hci~;hts.
For these Coxhead continued to use wood frame construction, and in the
McGaule}~ house he used an exposed half-timber frame, interrupted by a

l26



At rlie rc~r of thr (mrggallcry.

Ur~ad brick chiu~ney mas , an~1 a tall, steep rve~f that proniptrd Loi~gsereth tc:

call ~l~c ho~ise a "a•ansplanted English cottage:' I3y ~8~3 Coxhead's boost

designs I~ad become more abstracted, their ~;rometric shapes emphasized by

continuous coverings of shingles over the walls and roofs. Windows ~~rere

grouped and placid strongly otf=center at what appear to be odd locations

but tivhich accuaUy reflect the pragmatic arrangements of the interiors. In

some instances, the Lux~sual character of these houses was dramatized by

curiously ove~scaled details. (.;ertainly, a contributing factor in Coxhead's

distinctive »pork were the steeply pit<-hrd building cites he worked on, ac in

Pacific Heights, for the fiY~~~t facades of the houses would automatically be

thrown off center by the incline of the street.

In i89i—y~, adjacent to the McCauley house, Coxhead designed an

Gxtren~ely long and narrow house for himself and his brother. The narrow

street facade, rising four stories, becomes almost a tower, while the e~~try side

(reached by steps and atunnel-like passage through tl~e base retaining; wall),

stretches almost gq feet, with the steep roof pla~ie pulled deliberately lo~v to



nnovE: Wrth the door closed, thrs corner emphasize its horizontal extension. The narrow site gave rise to some unusual
of the Gedroom t~econ~es an intimate sitting innovations, such. as a long entrance corridor that Coxhead broadened a bit
area. 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 co2y 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 groupin~,~s, which once aE~orded

oYt~ostrr•.: Tlie tiny stahcase derno~utrates panoranuc views of San Francisco Bay. As neighboring buildings began to
Coxliea~l's skit! i~t h4r+nrtg t{re exige~rdes ~f impinge on his views, Coxhead moved away, but his rustic aerie survives, an
a irnrrnu~ !or ro picturesque advnrrtage. enchanted little world of domestic delight.
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carat~r~t~

~. Two Bay Region Houses

The Form of Informality

~a Bernard

ih Thiriy Bay Region Houses

zoe Enthusiasms 8~ Appreciations

is Willis Polk iia Moore/LyndotJTurnbulVWhitaker
Polk- WN~ams House 1692 Condominium 89 1965

ze Ernest Coxhead lzo William Wurster
r >r+r ~- ::i i i ,. ,-~- ray; Bfler House 8 Studio 1965

34 Bernard Maybeck ~zb John Davis
Roos House 1909 Barbax House 7967

4o Julia Morgan ~3z David Ireland
McCormac house 1911 Ireland House 1979

96 Robinson Jeffers isH Robert A. M. Stern
Tw House 1919 Berggruen House 1985

sa John Hudson Thomas 144 Ace Architects
Hume cloister 1s28 Darrell Place 1ss5

e~ W. R. Yelland iso Mark Bulwinkle
Normandy vGage 1928 BulwiNcielarid 7986

cs 1_ilian Bridgman 1s6 Jeremy Kolas
WAIs Hunting Lodge 7930 Torre San Gimignieno 1990

~z Gazdner Dailey t6i William Turnbull and Mary Griffin
Heii Residence 1941 Teviot Springs Vineyard 1991

~a Francis Joseph McCarthy 16A Mark Mack
KeNog House 1948 Stonewall 1996

az Jack Hillmer na Mickey Muennig
Munger House X950 Partirtgton Point House 1996

ea Nathaniel Owings ire Kuth/Raineri
Wild Bird 1957 lann/Stviz House 1999

9a Warren CaUister lea Fernau bt' Hartman
Fbwers Mouse 1958 West Marin House 2000

toz Joseph Esherick 190 Howard Backen
McLeod F-rouse 1962 Napa Valley House 2001

Boa Marquis 6r Stoller iva Artists and Architects
Pence House 1962 The Orchard for ArtistsNifa Montalvo 2004
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Ernest Coxhead r:~>~f~~~~; ~-y~«~~- ;, ~- ~~

Though less rustic (and spooky)

than his friend Willis Polk`s

place. Ernest Goxhezd's nearly

?̀  contemporaneous Pacific Heigh~s

dwelling is similarly eccentric

The e»d oI this house overhangs

a tall concrete wall and. like

Polk's, is a large, shingled bay

with a steeple sloping pitched

roof. A tamer window without

precedent (or sequel for that

matter) is this street facade's

most diverting feature

The entire effect is of English

Arts and Crafts without the

stifling decorum. We can

imagine how well this suited

Coxhead, an Englishman

transplanted to California.

It is the path through the house;

though, wide and narrow,

careering along the edges of

some rooms, and ~hrnugh 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 Aran Housrs,

descries it this way, "It is as OPPOSITE Street facade with

if the house had been znmmed Shingled bay overhangir~ rough

away, leaving only the ~"`'~o'"~~

circulation space. Then a step ABOVE. f..EFT Path Yo Tront door

here and a landing there are

extruded horizontally, expanded ~~~ ~'~ Garden facade

from a small space co a lamer.

By this curious process the stair

sequence ceases to be simply

an element of a larger building,

but is transformed into the

building itself." ■

L'gNEtir C:OX NEAU Y9
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OPPOSfTE

Living room wtth harge redwood

fireplace surround, partialy

Fvdde~ high window to Rs right.

and carefully finished redwood

beam ceikng

ABOVE LEFT ABOVE RIGHT

Large fireplace by the front door Long reCtwood gaNery leading from

opens to wide hap. toyer to rear garden,

E fiNEST COXHFAD 81
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ON ̀T'}1E~ i:t7(:~C: t?#~ THG ~L'ORi.D

C'c7xl~ead bean tc~ receive rcamm ssic7ns for small hc~use~ i~~
P:~ciiie t-3ci~hts at a~vut the time cif ['c~I~:'s fii-st ~~,~ork t~3~ Russi€3~~ Hiti.
Caxhead'~ eat~iiest designs, tiuch as that tc~r friend 1am~s P~9cC a~tiey
t ~~`~l}, <cdhcrc to the }~re~•ailing ~aattern in their use of sut~w•~~i~ im<~~-
ery. McGauleti's house is, in effect, a trar~sptanted Ci~glish ~ott~i~c.
Fiy 1 £~93 an im~cartant 4hift occurred in Caxhead's a}~pr~jaih, cvid~nt
its tt~~: ~dja~ent residence built tc~r hirn~cli ~~nci Alrncric (Fig. 7~). i.ike
ttte VViiliar~i5-f'c~ik t~~~i~tie. if exploit~ ~~ difficult site to achi~v~ a ~irai~7~atic
e~fi~ect. The d~sigr~ is also a more sophisticated interpretatic~~i cif English
prrcedcr~ts tha~~ was Mc:Gauley's_ The narr~~~v street front~~~e i5 accen-
tuatcd try ~i tc~wcrlik~ far:ade that #gas a taut, absCract quality. 'I~he bands
ot~ little windows yet tlu~h against the surface were ~rc~i~a~iy in~pire.cJ
try rc;c~nt I~ondc~n work of Shaw and athcrs. Hawe~~•er, tl~c cc~rnpt~siti~n
is mare simplified arjd sot~te~ycd tha~1 English models, in keepis7g wit~~
thL t~uildin~'s size and rnatcrials, 7`he west elevation, t~ac:ing McCiaialey's
yard, with its itar»inant }torizc~nt~lity anti rural char43cter, ~ontrast~ wiEh
the Facade and uncierscc~~-es tt~e transiiir~n ~rc~m ~,ublic tc~ private sp~cc.
Expanses of shingled watt anci roof surfaces, intereupt.ed only fey the
sim~slest WI(1(~L)W articulation. extend from a pivotal clustering o1~ 7~s. c
elenlent~; groupers around the firc~nt dr~ar. The composition may well

have
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73. Loahead & Cox~ea~i. 8rnest any! Almcric Coxhe~d hausc:. 1833 flrftJ, and
ixmes ~ticCiuuley house. 1$9i—Iti92 (rilit~). San t'~raneisco. (Courtesy 1ph~ Beath)
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have been inspired by Voysey's e~riy projects, but Coxhead's uersion
is more compact and mannered at its facat 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 street facade (Fig. 74). Front and rear are set in
opposition, while the av~rriding 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, whieh
became a guidepost. for Coxhead's work during the next seve~~al years.2i
But neither Coxhead nar Polk considered the Arts and t'rafts Move-
ment to be a discrete entity; instead they appear to have viewed it as a
patent source fc~r expression in rustic design—an updated equivalent
of the Shingle Sty#e—that was apprcipriate to the design of modest
houses.

Coxhead's plans rx:mained more American. In his own resi-
dence there is an ever-changing path u~r to anci through the premises,
inspired by Polk's work but developed in a different way. The entrance
is reached by a series of winding steps and landings that became
progressively constricted, with fhe final run wedded between a retain-
ing wall and the basement, as if it were an alley in a~i Italian hill town
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74. Goxhead hoase, rear view. (Courtesy lohn Beach)
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77. Coxhead

75. Coxhead house, plan. 76. Coxhead house, front steps. (Author)
(Drawn by Howatti Moise)

(Fibs. 7S, 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 gatiery, the
plan's one English component, is unlike its prototypes in that it gener-
ates asense 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 coaridor grac3t~ally becomes brighter, expanding into a glazed bay
that serves as a secondary sitting area, wish a bc~rrc~wed vista off'
McGauley's yard. The gallery brightens further at the end, where
windows can twa sides open into a secluded garden. In the other direc-
tion the space unfolds mare r~apicity, lapping down a bread turn of steps
in a circuitous path io the living rcx~m. Although the stair is directly
opposite the entrance, it is encased sc~ as nc~t to interrupt t#~e horizontal
emphasis. The living room is unusually large for a hUuse of this sjze
and is made even more expansive by grandly scaled redwoad paneling
and beams (Fig. 7~). ̀ The living ream winc~aws ace placed only at the
corners, and each one is at a different height. Like a periscope, the
highest window bank catches a segment of the McCauley house. At
the far corner, the platform and attendant bench offer an observation
deck from which tea view houses across the street and catch glimpses
cff the Bay beyond. Paralleling the Williams-f'nik house interiors, the
sequence and manipulation oC each zone imply an extension of space,
mitigating the property's narrow confines.

13l

77. Coxhead house, gallery. {Author)
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78. Coxhead house, living roUm. (Author)

An equally unec~nventional sc~lutian is present in the Charles
Murdock house around the earner, which Coxhead had designed several
mrniths eaeli~r. A native of Boston, Murdock mpved to CaMifornia in
i $55 and became a widely respected elder of the intellectual commu-
nity. Murdock ran a small printing business; he considered bookmak-
in~ an art and was patronized by some of the region's most ~;iftcci
writers. Among his friends were Bret Harie, Robert Louis Stevenson,
JUhn Muir, and William Keith. While active in the Unitarian church,

~ he had been married by Joseph Worcester anti freyuently attended his
services. Murdock was also an ardent supporter of the yaunger 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 Cc3xhead's
residence, and at an even lower cost."

The studied asymmetry ~f the facade recalls those of E. W.
Gadwin's well-known artists' houses in ~:helsea from a decade earlier,
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August 7, 2017

State of California
Office of Historic Preservation
Department of Parks and Recreation
P.O. Box 9Q289G
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 1 write in support of the nomination of Ernest 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. 7"his azea in California's 12'~ Congressional District which I represent
in Congress. 1 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. Ii 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 ahigh-ceili~iged living roam at the north to a dining area on the southern rear
garden that shares an eastern property line with the garden of the 1867 Caseholt House, San Francisco Landmark No. 51.

Tlie 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 Traditiai 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.

l believe ttie 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 sill besutifi~lly functioning personal home of Ernest Coxhead.

best r~~,ards,

r Cu.L ~-X.CrO'~-

Nancy Pelosi



Carol L. Karp
Architect A.I.A.

December 29, 20l 7

Philip Kaufman
2421 Green Street
San Francisco, CA 94123

Subject: Ernest 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 Ernest 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 20 ] 7 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 resowces.
Kathryn Shaffer was a distinguished azchitect, 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 azchitects that
shaped California architecture at the turn of the century, published by MIT Press in 1983. On April
1 1'~ 2017 Longstreth gave the NPS written pernussion to use copyrighted material in the Coxhead
nomination. Kathryn worked on the Coxhead House project and submitted drafts of the nomination
to the OHP until she could no longer serve due to personal reasons. On August 28"' 20l 7 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 "cleazly 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"~ 20l 7.

My credentials include attending Vassar College as an undergraduate and in March 19701 received
the professional Bachelor of Architecture degree from the University of California, Berkeley.
Subsequently, I studied at Harvard University's Graduate School of Design, Cambridge. 1 am
licensed as an azchitect in California and Hawaii and I am 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,

C~~~~~~
c~~t~i t.. K~~~

100 Tres Mesas Orinda, CA 94563 (925) 254-6676 fax: (925) 253-0701 e-Mail: carol@~carp.ca


