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The Planning Department (“Department”) and the Project Sponsor (“Sponsor”) are requesting 
review and comment before the Architectural Review Committee (ARC) regarding the 
proposed Preservation Alternatives for the project at 1033-1037 Polk Street (“1033 Polk”).  
 
On March 18, 2015, the Historic Preservation Commission adopted Resolution No. 0746 
(attached) to clarify expectations for the evaluation of significant impacts to historical resource 
and the preparation of preservation alternatives in Environmental Impact Reports. Although 
the resolution does not specify ARC review of proposed preservation alternatives, the HPC, in 
their discussions during preparation of the resolution, expressed a desire to provide feedback 
earlier in the environmental review process – prior to publication of the Draft EIR – 
particularly for large projects. In response to the resolution, the subject project is being brought 
to the ARC for feedback as the Department and Project Sponsor develop preservation 
alternatives to address the anticipated significant impact to the individually eligible historic 
resource at 1033 Polk Street and the California Register of Historical Resources (CRHR) eligible 
Lower Nob Hill Apartment Hotel District expansion. 
 
The Planning Department is in the process of preparing a focused Environmental Impact 
Report (EIR) to evaluate the physical environmental effects of the proposed project. It is 
anticipated that the EIR will address environmental topics including historic resources and 
land use and land use planning. The proposed Preservation Alternatives are being brought to 
the ARC for comment prior to review by the HPC of the Draft EIR. The Draft EIR is anticipated 
to be released during the spring of 2018. 
 
BUILDINGS AND PROPERTY DESCRIPTION 
The project site is located on the west side of Polk Street immediately north of Cedar Street and 
includes one parcel measuring 2,200sf in area. The site is located within the 130-V Height and 
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Bulk district and is developed with a 2-story residential over commercial building. The project 
proposes to demolish the existing building and construct a high-density residential 
development on the cleared site. The property was determined eligible for individual listing in 
the CRHR as part of the adopted Van Ness Auto Row Support Structures survey in 2010; in 
2003 the property was identified as contributory to the CRHR eligible Lower Nob Hill 
Apartment Hotel District expansion.  
 
Completed in 1920, the subject building at 1033 Polk Street was designed by architect Arthur S. 
Bugbee as an automobile parts commercial structure commissioned by O’Brien and Kiernan 
Realty Company. The two-story plus mezzanine reinforced-concrete building occupies the 
entire 40’x55’ parcel. In more recent years, it has been occupied by various non-automotive 
retail stores on the first floor and residential use on the second. The lower level currently 
serves as office space and a meditation center. 
 
The building is three bays wide at both façades and is clad in stucco with Classical Revival 
ornamentation. A low parapet and profiled cornice with a course of dentils are found at the 
top of the building alongside a frieze of paneled shields and swags. Larger shields located atop 
rusticated piers flank the panel at the corners of the building. Another span of paneled swags 
can be found at the spandrel between the mezzanine and second story on the Polk Street 
façade. The black tile bulkhead at base of the building was installed at some point after 1982.    
 
Second-story windows along each façade feature divided lights topped by clerestory windows. 
The mezzanine level and first floor windows have wood frames and muntins that both appear 
to be original. The muntins form an intricate grid at the mezzanine level while the first floor 
glazing consists of large storefronts with slim transoms above. Several framed, non-historic 
entry doors are located along the base of the Polk Street façade.  

 
Additional description of the existing building can be found in the attached Historic Resource 
Evaluation Report, Part 1, prepared by Tetra Tech, Inc. (“Tetra Tech report”). 
 
CEQA HISTORICAL RESOURCE(S) EVALUATION 
The subject property was identified through survey as a Known Historic Resource under 
Criterion 1 (Historic Trends) as it is a relatively early example of an automobile parts and 
supplies store that served such use for its first 13 years; this is the third longest such period of 
the properties in the surveyed area. It is also significant under Criterion 3 (Architecture) as 
distinctive example of Classical Revival design due to its rich detailing and regular, attractive 
design. The period of significance for the property is 1920 (its original design and construction 
date) to 1933 (the 13-year period when it functioned as an auto supplies store).  
 
1033 Polk has also been determined to be eligible as a contributor to the CRHR eligible Lower 
Nob Hill Apartment Hotel District expansion. The district (minus the expansion) was 
originally listed in the National Register of Historic Places in 1991, under Criterion A for its 
concentration of similar multi-unit residential and mixed-use buildings located in a 
concentrated area. The district is also eligible under Criterion C for the architectural 
significance of the high-density residential buildings found within the district. The district’s 
period of significance is 1906 to 1940. 
 



 

 
 

 
                                                                                                                                                                3 

 
 

The Department concurs with the Tetra Tech report findings regarding historic significance, 
eligibility, and periods of significance for 1033 Polk Street. Additional information regarding 
historic significance and the eligibility determination can be found in the attached Tetra Tech 
report. 
 
INTEGRITY 
The Department concurs with the Tetra Tech report finding that 1033 Polk Street continues to 
retain integrity since its finding of eligibility in the Van Ness Auto Row Support Structure 
survey, adopted in 2010. See the attached Tetra Tech report for further details regarding 
integrity of the historic resource at 1033 Polk Street and that of the Lower Nob Hill Apartment 
and Hotel Historic District. 
 
CHARACTER-DEFINING FEATURES 
Character-defining features of the historic resource at 1033 Polk Street are listed below: 
• 2-story massing with flat roof that occupies the entire lot 
• 3-width bays at the east and south facades 
• Double-height tripartite storefront configuration with bulkhead, glazing and transom 
• Divided windows under clerestories at upper level 
• Mezzanine-level widows between first and second floors 
• Rusticated, scored stucco façade 
• Low parapet, projecting cornice, dentil course, and frieze with paneled shields and swags 
• Spandrel frieze 
• End piers of stacked blocks topped by plaster shield medallions and floral ornament 
• Entry locations at east façade  
• Wood window frames 
 
DISTRICT CHARACTER-DEFINING FEATURES 
Character-defining features of the Lower Nob Hill Apartment Hotel Historic District are listed 
below: 
• Properties constructed as high-density hotel or apartment buildings with commercial 

isolated to street level 
• Three to seven story buildings occupying entirety of lot lines 
• Construction date generally between 1906-1925 
• A common architectural style (described in NRHP nomination as “Sullivanesque 

orientation”) 
• Flat roofs with projecting cornices 
• Varied but generally Classical ornamentation and motifs 
• Cladding of stucco, brick, or both 
• Frequent replacement of ground level storefronts 

 
The Department concurs with the character-defining features identified by Tetra Tech. 
 
PROJECT DESCRIPTION 
The project sponsor, LC Development Corporation, proposes to demolish the existing 3,200 
square feet, two-story building and construct a new high-density mixed-use residential 
development. The project includes an 8-story building with a mechanical penthouse reaching 
heights of 85’ to the roof level and 98’ to the top of the parapet. Commercial space would be 
located at the ground level with frontages along Polk and Cedar streets. In total, the project 



 

 
 

 
                                                                                                                                                                4 

 
 

would consist of 16,885 gross square feet (gsf) of space, with 445 gsf of commercial at the 
ground floor. The remainder of the ground floor would be utilized for the residential lobby 
and necessary mechanical space. The remainder of the development would be composed of 19 
residential units, 18 of which would be one-bedroom units and one of which would be a two-
bedroom unit. Of the total 19 units, two would be below market rate (BMR) housing—this 
equates to 12% of the total units. The building at 1033 Polk Street is considered to be a historic 
resource for the purposes of the California Environmental Quality Act (CEQA). The project site 
is located within the RC-4 (Residential-Commercial, High Density) Zoning District, the 130-V 
Height and Bulk District, the Van Ness Special Use District, and the Lower Polk Street Alcohol 
Restricted Use Special Use District. 

 
For additional information about the proposed project, see the attached narrative outlining the 
project sponsor objectives. 
 
PROJECT IMPACTS 
Project impacts have not yet been fully analyzed, as that analysis will be provided by the 
Preservation Consultant for inclusion in the Draft Environmental Impact Report (DEIR). 
However, due to the proposed demolition of an individual historic resource that is 
additionally a district contributor, the project as proposed would result in a significant impact 
to the identified individual historical resource at 1033 Polk Street and potentially to the 
expanded Lower Nob Hill Apartment Hotel District.  
 
PRESERVATION ALTERNATIVES 
As the proposed project is anticipated to result in a significant impact to a historical resource 
due to demolition, the EIR will consider alternatives to the project. Alternatives considered 
under CEQA do not need to meet all project objectives; however, they should fully preserve 
the features of the resource that convey its significance while still meeting most of the basic 
objectives of the project. The project objectives are provided in a letter from the project sponsor 
attached to this memo. 
 
The project sponsor conducted numerous studies before presenting the Preservation 
Alternatives in the attached submittal. Four alternatives that were considered but rejected have 
been included in the sponsor’s narrative to help illustrate the iterative process up to this point 
in the Planning Department’s review of the project proposal. 
 
After consideration of the various design and programming scenarios, Department staff and 
the project team have identified the following preservation alternatives: No Project Alternative, 
Full Preservation Alternative, Partial Preservation Alternative, and District Compatible Design 
Alternative. These alternatives are depicted in the attached massing studies. 
 
No Project Alternative 
The No Project Alternative would retain the existing building as-is with no exterior 
modifications. No commercial or residential units would be added, with all exterior character-
defining features being retained. 
 
The No Project Alternative does not meet the objectives of the project. 
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Full Preservation Alternative 
The Full Preservation Alternative would retain the building’s four perimeter walls while 
demolishing the interior. Structural reinforcement would be added to the façade to allow for 
the construction of a two-story, flat roofed addition with a sizeable setback—19’ from Polk 
Street and 1’-11” from Cedar—behind the historic parapet for a total of four stories. The 
ground floor would include 835 gsf of commercial space, the residential lobby, and necessary 
circulation and mechanical space. Residential units would include five one-bedroom units 
above the commercial space. The tower height would be 45’-8”. New construction would be 
clad in a brick rain screen with a color matching the existing building; it would feature 
punched recessed windows and be capped with a brick parapet. 
 
The Full Preservation Alternative would retain all character-defining features of the east and 
south facades as well as the general appearance of the historic two-story massing and feeling 
of the overall lot depth. The interior demolition and structural reinforcement would allow for 
the addition of two partial, significantly setback levels. For these reasons, staff believes that 
this alternative would avoid a significant impact on the individual historic resource and on the 
District. 
 
The Full Preservation Alternative meets or partially meets some of the objectives of the project. 
Most notably, the Full Preservation Alternative would not meet the project goal of creating a 
new high-density residential development.  
 
Partial Preservation Alternative  
The Partial Preservation Alternative would retain the two street facing facades of the existing 
building while demolishing the interior and other exterior walls. A six-story, flat roof addition 
with parapet would be constructed above the original-two story base for a total of eight stories. 
The ground floor would consist of 835 gsf of commercial space, the residential lobby, and 
necessary circulation and mechanical space. The 15 total residential units would include 3 one-
bedroom units and 12 studio units above the commercial space. The new tower would be 
setback 14’ from Polk Street and 1’-11” from Cedar Street with a height of 83’-6”. New 
construction would be clad in a brick rain screen with a color matching the existing building; it 
would feature punched recessed windows with the Polk and Cedar Street facades capped with 
a brick parapet. The north and west facades would be composed of cast concrete walls rising 
above the adjacent two and five story buildings. Although the Partial Preservation Alternative 
would preserve all character-defining features of the east and south facades, the historic 
building would be subsumed by the large residential tower above. The resource is a small, 
two-story building representative of the historic building type for its time and would be 
dwarfed by a the new tower, thereby losing its integrity of association, setting, and feeling. 
Further, this alternative would alter the District’s prevailing building height rhythm and result 
in highly visible blank, cast concrete facades rising above the adjacent properties. For these 
reasons, staff believes the Partial Preservation Alternative will reduce but not eliminate the 
significant impact on 1033 Polk Street. Given its overall scale of eight stories, brick rain screen 
cladding, significant setback of new construction, punched windows, and brick parapet this 
alternative could avoid a significant impact on the district. 
 
The Partial Preservation Alternative meets or partially meets some of the objectives of the 
project at the expense of the historic resource’s architectural integrity. 
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District Compatible Design Alternative 
The District Compatible Design Alternative would demolish the existing building and 
construct an eight-story, approximately 88’ tall structure with the same floor plate as the 
proposed project. Specifically, this alternative would provide approximately 445 gsf of ground 
floor commercial space and a total of 19 residential units. These units would consist of 18 one-
bedroom units and one two-bedroom unit. Of the 19 units, two would be BMR. Both the unit 
total and the gross square footage (16,885 gsf) would be identical to the Proposed Project. The 
Polk and Cedar Street facades would feature a white stone rain screen base with multi-lite 
storefront windows at the lowest two levels. The remaining six stories would be clad in an off-
white or light gray brick rain screen with punched recessed windows. A projecting brick 
parapet would cap the building. Projecting stone ledges would be incorporated to visually 
separate the base from the shaft and the shaft from the top floor, thereby creating the tripartite 
configuration typical of the district. The north and west facades would be composed of cast 
concrete walls rising above the adjacent two and five story buildings. Although the District 
Compatible Design Alternative would result in a new building compatible with the use, 
materials, configuration, scale, and appearance of contributing buildings within the district this 
alternative does not preserve the existing individually-significant and district-contributory 
building. For these reasons, staff believes that this alternative would not avoid a significant 
impact on the historic resource; however a compatibly-designed, new 8-story building could 
avoid significant impact on the district.  
 
The District Compatible Design Preservation Alternative meets or partially meets most of the 
objectives of the project at the expense of the historic resource’s architectural integrity. 
Although it matches the Proposed Project in square footage and number of units, it does not 
meet the project sponsor’s objective to produce a contemporary design.  

 
REQUESTED ACTION 
Specifically, the Department seeks comments on the adequacy of the proposed Preservation 
Alternatives. 

 
ATTACHMENTS 
-HPC Resolution No. 0746 
-Historic Resource Evaluation – prepared by Tetra Tech, Inc. (Original December, 2014) and 
Photographs  
-Sponsor Report including Project Objectives and Goals  
-Architectural Drawings and Massing Studies for Alternatives and Project, prepared by 
Natoma Architects (rec’d Oct. 20, 2017) 
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Historic Preservation Commission  
Resolution No. 0746 

HEARING DATE: MARCH 18, 2015 
 
ADOPTION OF A POLICY STATEMENT TO CLARIFY HISTORIC PRESERVATION 
COMMISSION EXPECTATIONS FOR THE DEVELOPMENT AND EVALUATION OF 
PRESERVATION ALTERNATIVES IN ENVIRONMENTAL IMPACT REPORTS FOR THE 
PURPOSES OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT. 
 
WHEREAS, the loss of historical resources through demolition or adverse impacts from alteration 
should be avoided whenever possible and historic preservation should be used as a key strategy 
in achieving the City’s environmental sustainability goals through the restoration, rehabilitation, 
and adaptive reuse of historic buildings; and 

WHEREAS, an environmental impact report (EIR) is required under the California 
Environmental Quality Act (CEQA) when proposed projects would cause a significant impact to 
historical resources that cannot feasibly be mitigated to a less-than-significant level; and  

WHEREAS, an EIR is integral to providing the public and decision-makers with an in-depth 
review of a project’s environmental impacts, feasible mitigation measures, and alternatives that 
would reduce or eliminate those impacts; and  

WHEREAS, the requirement of CEQA to consider alternatives to projects that would entail 
significant impacts to historical resources, either through demolition or other alterations, is an 
opportunity for analysis and consideration of the potential feasibility of accomplishing a project 
while reducing significant environmental impacts to historic resources; and 

WHEREAS, the EIR process is an opportunity for members of the public to participate in the 
development and consideration of alternatives to demolition and project proposals that would 
result in significant impacts to historical resources; and 

WHEREAS, CEQA requires that an EIR describe a range of reasonable alternatives to the project 
that would feasibly attain most of the basic objectives of the project; would avoid or substantially 
lessen any of the significant effects of the project; and evaluate the comparative merits of the 
alternatives; and 

WHEREAS, when an EIR studies a potentially feasible alternative to demolition of an historical 
resource, the lead agency and the public have the opportunity to discuss and consider changes or 
alternatives to the project that would reduce or eliminate its impact to historical resources; and 

WHEREAS, the Historic Preservation Commission (HPC) supports the Planning Department’s 
efforts to provide a robust consideration of preservation alternatives in EIRs to satisfy the 
requirements of CEQA; and 
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WHEREAS, the Planning Department, acting as the CEQA lead agency for projects in the City 
and County of San Francisco, distributes draft EIRs for public review generally for a period of 45 
days; and 

WHEREAS, the Planning Commission conducts public hearings on draft EIRs during the public 
review period to solicit public comment on the adequacy and accuracy of information presented 
in the draft EIRs; and 

WHEREAS, the HPC has the authority to review and provide comments to the Planning 
Department on draft EIRs for projects that may result in a significant impact on historical 
resources; and 

WHEREAS, the HPC conducts public hearings on such draft EIRs during the public review 
period for the purpose of formulating the HPC’s written comments, if any, to be submitted to the 
Planning Department for response in Responses to Comments documents; 

WHEREAS, the Planning Department prepares Responses to Comments documents in order to 
respond in writing to comments on environmental issues provided orally and in writing during 
the draft EIR public review period; and  

Now therefore be it RESOLVED that the Commission hereby ADOPTS the following policy to 
clarify its expectations for the evaluation of significant impacts to historical resources under 
CEQA in EIRs under its purview as identified in Section 4.135 of the City Charter: 

1. Preservation Alternatives. If a proposed project would result in a significant impact on 
historical resources due to demolition or alteration of an historical resource, the EIR 
should consider an alternative to the proposed project. Alternatives considered under 
CEQA do not need to meet all project objectives; however, they should fully preserve the 
features of the resource that convey its historic significance while still meeting most of 
the basic objectives of the project.  
 
The analysis of historical resources impacts in the EIR should clearly distinguish between 
impacts to individually significant resources (which should be reviewed for their impact 
to the resource itself) and impacts to contributory resources within a historic district 
(which should be reviewed for their impacts to the historic district as a whole). 
 

2. Partial Preservation Alternatives. The HPC recognizes that preservation options for 
some project sites and programs may be limited. For this reason, it may be appropriate 
for the EIR to include analysis of a Partial Preservation Alternative that would preserve 
as many features of the resource that convey its historic significance as possible while 
taking into account the potential feasibility of the proposed alternative and the project 
objectives.  
 
In many cases, retention of a historic facade alone may not eliminate or sufficiently 
reduce a significant impact for CEQA purposes.  Therefore, facade retention alone 
generally is not an appropriate Partial Preservation Alternative.  However, depending on 
the particular project, and in combination with other proposed features, retaining a 
facade facing the public right-of-way and incorporating setbacks to allow for an 
understanding of the overall height and massing of the historic resource may be a useful 
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feature of a Partial Preservation Alternative on a case-by-case basis as part of the 
preparation of the Draft EIR. 
 

3. Labeling of Alternatives. An alternative should be labeled a “Preservation Alternative” 
only if it would avoid a significant impact to the historical resource. An alternative that 
would result in a reduced, but still significant, impact to the historical resource is more 
appropriately labeled a “Partial Preservation Alternative.” 
 

4. Graphic Materials and Analysis Included in the EIR. The detailed description of all 
preservation alternatives should include graphic representations sufficient to illustrate 
adequately the features of the alternative(s), especially design elements that would avoid 
or lessen the significant impact to the historical resource. The graphic representations 
may include legible plans, elevations, sections determined sufficient to adequately depict 
the scope of the alternatives, and renderings. 
 

5. Written Analysis Included in the EIR. The EIR should include a detailed explanation of 
how the preservation alternative(s) were formulated, as well as other preservation 
alternatives that were considered but rejected. 
 

6. Distribution of Documents to the HPC. The HPC requests that the Planning Department 
distribute draft EIRs for projects that would result in a significant impact to historical 
resources to the HPC at the start of the public review period. In addition, the HPC 
requests that the Planning Department distribute background studies pertaining to the 
EIR’s evaluation of historical resources, such as historic resources evaluations, historic 
resource evaluation responses, and preservation alternatives memoranda, to the HPC at 
the same time as the draft EIR distribution. 
 

7. Presentation before the HPC. During the HPC’s hearing to formulate written comments, 
if any, on the draft EIR, the HPC requests a presentation highlighting information 
contained within the draft EIR regarding the analysis of historical resources. Planning 
Department staff should lead the presentation and ensure that it outlines the following 
information:  
 

a. The eligibility and integrity of those resources identified and under study 
within the EIR;  

b. A summary of the potential impacts to the historical resources identified in 
the EIR; and,  

c. An explanation of the formulation of the preservation alternative(s) and the 
potential feasibility of the proposed alternative(s) relative to the project 
objectives. 

 
Should the HPC identify the need for substantial clarification, elaboration, or correction 
of information contained within the draft EIR, the HPC will provide comments in writing 
to the Planning Department for response in the Responses to Comments document; the 
Planning Department generally will not respond at the HPC hearing. 
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The HPC will remind the public of the Planning Commission hearing dates and public 
review periods for draft EIRs brought before the HPC and will clarify public comments 
at HPC hearings will not be considered as official comments on draft EIRs, nor will they 
be responded to in Responses to Comments documents. 

 

I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on 
March 18, 2015. 

 

Jonas P. Ionin 

Commission Secretary 

 

AYES:  K. Hasz, A. Wolfram, A. Hyland, J. Pearlman, D. Matsuda, R. Johns 
  
NAYS:  
  
ABSENT: E. Jonck  
 
ADOPTED: March 18, 2015 
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INTRODUCTION

Tetra Tech, Inc. (Tetra Tech) is submitting a Part I Historic Resource Evaluation (HRE) for 1033-

1037 Polk Street on behalf of LC Development Corporation. The Abbreviated Part I HRE was

requested by the San Francisco Planning Department to summarize the previous historic

resource evaluations of the property, identify character defining features, and provide a new

historic district evaluation for the area surrounding the subject property.

The subject property at 1033-1037 Polk Street in San Francisco was constructed in 1920 by

architect Arthur S. Bugbee. The property is a two-story with mezzanine, reinforced concrete,

commercial building, on a 40 by 50, 2,200 square-foot lot at the northwest corner of Polk and

Cedar Streets, its assessor’s parcel number is 0694003.1 It is in zoning district RC-4

(Residential-Commercial, High Density).

1. BUILDING AND PROPERTY DESCRIPTION/SITE HISTORY2

Exterior Architectural Description

The building is two-story with a mezzanine and has two storefronts, one at the south

(1033 Polk) and another to the east (1035 Polk). The entrance to the residence is

1037 Polk Street. Tetra Tech conducted site visits to photograph the building on

November 20, 2015; May 3, 2016; and July 28, 2016. Tetra Tech confirmed that the

building is in good condition. It is constructed of reinforced-concrete and fills the width

of its lot at the northwest corner of Polk and Cedar streets. The building is of the

Classical Revival style with Beaux Arts ornamentation. It is three-bays wide at the north

and east elevation and has three entrances to the lower and mezzanine level, a fourth

entrance serves as the access to the second floor. The exterior walls of the building are

clad in stucco, the building is symmetrical and features a low, plain parapet.

Fenestration consists of sliding metal sashes under single-lite transoms at the upper

level of the north and east elevations. Fenestration at the mezzanine and first story

consist of fixed sashes divided by wood muntins and storefront windows with transoms

above.

Architectural ornamentation at the north and east elevations contain, from top to

bottom: a profiled cornice, a course of dentils, and a paneled, frieze with shields and

swags, separated by oval-shaped ornamental motifs. The swag motif is also at the

mid-level frieze. Here, it is surrounded by a paneled spandrel and separated by rondels.

The end piers are rusticated with stacked blocks; shield medallions are at the top of each

pier, with floral detail below. Across lower portion of the building’s walls, mostly at the

1 This HRE refers to the subject building as 1033 Polk Street; however, the San Francisco Planning Department’s

parcel map indicates that addresses of 1033-1037 Polk Street are included in the assessor’s parcel number; San

Francisco Planning Department Information Map, accessed December 18, 2014. Website:

http://propertymap.sfplanning.org/?dept=planning

2 William Kostura, Van Ness Auto Row Support Structures, Department of Parks and Recreation (DPR) 523 A and B

forms, October 2009. Architectural Resources Group, 1037 Polk Street DPR 523A Form, April 30, 2003, page 1.

Kostura, DPR 523 A Form for 1033-1037 Polk Street, 2010, page 1.
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north and east elevations, are black tiles. A fire escape and steel safety ladder is on the

east elevation. It was added to the east elevation at the second floor in 1936.3

The west elevation contains no fenestration and is without ornament, the south side of

the building is attached to the adjacent structure.

Exterior Alterations

The location of original plans or historic photographs of the building was not found

during background research on the building’s original design and appearance. Tetra

Tech searched the San Francisco Public Library, the San Francisco Assessor’s Office,

San Francisco Architectural Heritage, the San Francisco Building Department, and files

at the San Francisco Planning Department. None of the searches at these repositories

found building plans or permits for alterations to fenestration, although professional

judgement and the comparison of fenestration of commercial buildings constructed

during the same period call into question whether the mezzanine and first level

windows with the wood muntins were original or added after the building was

constructed. The style and materials of these sashes appear to be from the early 1980s,

while windows of buildings constructed in the 1920s in the Polk Street area were more

commonly divided light glazing or aluminum and stainless steel framing elements.4

Although it is unknown exactly when the mezzanine sashes were replaced on the

subject property, it is clear that the windows were present during the 1982 San Francisco

Architectural Heritage Survey; the surveyor took a photograph of the subject property

and it shows these sashes.

The black tiles at the lower walls of the north and east elevations also do not appear to

be original, although there is no evidence what the lower portion of the original walls

looked like. The 1982 San Francisco Architectural Heritage Survey photograph shows

masonry tiles in the location where the black tiles are now located. These black tiles were

installed sometime after 1982.

Interior

The interior of the building is currently used as a meditation center and occupies the

space at 1033 Polk Street, on the lower level. There is no lobby or public space; the lower

level has a small area for meetings, separated by non-bearing partitions, the remainder

of the ground level is used as open office space.5 A small kitchen, bathroom, and closet

are also on this floor. A mezzanine was added to the interior in 1994 to accommodate

small offices and storage rooms.6 The second storefront, 1037 Polk Street, is a living

space on the second story, accessed by a staircase (there is only the staircase on the first

3 Building Permit No. 22291, filed September 1936.

4 City and County of San Francisco Planning Department, Draft for Public Review: Neighborhood Commercial
Buildings Historic Context Statement: 1865-1965, page 41.

5 San Francisco Department of Building Inspection, Permit Application No. 9808133, filed May 6, 1998.

6 Building Permit Application No. 747993, Permit for “new mezzanine and remodel existing bath,” on file at

San Francisco Department of Building Inspection, 1994.
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floor of this storefront). There are no period features in the interior of the building.

Photographs of the building’s interior and exterior are included in Appendix A.

2. SUMMARY OF PREVIOUS EVALUATIONS

Van Ness Auto Row Support Structures Survey: The survey inventoried and evaluated

buildings along Van Ness Avenue and nearby blocks to identify buildings associated

with the automobile industry in San Francisco. The survey evaluated buildings directly

related to the automobile industry, such as auto showrooms, and included support

buildings such as public garages and auto repair shops.7 The building at 1033-1037 Polk

Street was included in this survey and evaluated for its historic significance on

Department of Parks and Recreation (DPR) 523 forms because of its original use as auto

parts store, selling automotive and industrial ball bearings, and general auto parts in the

1920s and 1930s. It was determined eligible for individual listing in the CRHR as part of

the Van Ness Auto Row Support Structures survey of 2010. The full DPR 523 A and B forms

are included in Appendix B.

San Francisco Architectural Heritage: The subject property was surveyed in 1982. The

surveyor noted the subject property’s transom mullions and garland panels. Visible

alterations were noted as minor at the base of the storefront. A photograph of the

building was included with the survey form and is included in Appendix B.

Section 106 Survey by Architectural Resources Group for 990 Polk Street Senior

Housing project: A survey was conducted for a project to fulfill the Section 106

regulatory requirements at 990 Polk Street, in 2003, east of the subject property. The

subject property was evaluated as it was included in the project’s APE and evaluated for

its historic significance. It was determined to be not eligible for listing in the NRHP,

however the subject property was identified as a contributor the Lower Nob Hill

Apartment and Hotel District expansion.8 A review of the historical files did not find

there was a survey completed formally surveying or identifying a Lower Nob Hill

Apartment and Hotel District expansion as part of this previous project. The DPR 523

form completed for this study is included as Appendix B.

Neighborhood Commercial Buildings Historic Resource Survey/Polk Street NCD: The

San Francisco Planning Department conducted a survey in 2014 to 2015 along with a

historic context to provide a framework within which to evaluate properties in the

commercial neighborhoods and historic storefronts. The historic context specifies three

distinct time periods for commercial buildings: Early Neighborhood Commercial

Development (1865–1905), Neighborhood Commercial Expansion (1906–1929), and

Modernizing Neighborhood Storefronts (1930–1965). The subject property was not

included in the survey, however a potential Polk Gulch Commercial Development

Cluster was identified in this survey on the north side of Post Street, just above the

7 William Kostura, Van Ness Auto Row Support Structures, San Francisco Department of City Planning, 2010, page 5.
8 Architectural Resources Group, Section 106 Review: 990 Polk Street, Department of Parks and Recreation Forms,

2003.
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subject property.9 The Polk Street Neighborhood Commercial District has not been

formally evaluated for eligibility for listing in the NRHP or CRHR, however the

Planning Department determined the Polk Street NCD yields potential listing as a

cluster/district. The period of significance is 1865 to 1965. The subject property was not

surveyed as part of the Polk Street NCD.

The Van Ness Area Plan: This area plan is not an established historic district as defined

by the San Francisco Planning Department, the CRHR, or the NRHP. An area plan is a

means by which city governments can plan for cumulative changes to a neighborhood

instead of on a site-by-site or individual projects and contains goals and policies related

to design in the area. The Van Ness Area plan was adopted as part of San Francisco’s

General Plan in 1989. The plan calls for a goal to increase house densities. The building

at 1000 Geary Street/1015 Polk Street, a building in the survey area for this report, is

identified in the Van Ness Area Plan survey as a significant building. Several other

buildings in the historic district survey area listed as contributing buildings in the Van

Ness Area Plan survey and identified in in Table 1, Appendix C.10

Occupants of the Building

This building was built with two storefronts, both occupied by auto parts stores during

the early years of this building. The storefront to the south, now #1033 (originally #1031),

was occupied by Frank M. Cobbledick during 1920-1933. Cobbledick dealt in automotive

and industrial ball bearings, at various times representing the Bantam Ball Bearing

Company, Federal Bearing Company, and SRB Bearing Agency. He was one of four ball

bearing dealers in San Francisco in 1921, and apparently (it appears from classified

listings in city directories) was one of the two main dealers. The storefront to the north,

now #1037 (originally #1035), was occupied by Consolidated Sales Company, dealers in

general auto parts, during 1920-1931. This was one of very many auto parts dealers in

San Francisco during these years.

The 1929 Sanborn insurance map shows this building as having two storefronts at the

front of the building and a separate area in the rear marked “autos.” It may be that one

of the stores—perhaps more likely Cobbledick’s ball bearings store—offered the service

of installing the parts they sold to customers.

For 11 years, 1920-1931, this building housed auto supply stores of two different types—

ball bearings and general auto supplies—with the former continuing to 1933 (13 years).11

Building permits from 1936 list the building as a store and night club owned by R.Y. &

H.L. Hayne. A 1937 building permit application for a neon electric sign at 1037 Polk

Street was submitted by the owner, the building was listed as the San Francisco Auto

9 San Francisco Planning Department, Polk Street Neighborhood Commercial District (Post Street-Filbert Street), page

10.

10 San Francisco Planning Department, San Francisco General Plan, Van Ness Avenue, Amendment by Resolution

13907, adopted July 6, 1995, Appendices A and B, website: http://www.sf-

planning.org/ftp/General_Plan/Van_Ness_Ave.htm#VNA_APA, accessed April 24, 2016.
11 Kostura, DPR 523 B Form for 1033-1037 Polk Street, 2010.
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Club. The building was also the location for Western Dental Products from 1953 through

1982, and John W. Ward, real estate agent, had his office in the building in 1964.12 R.

Ragghianti was the owner in 1967, when a fire damaged the roof and portions of the

interior. In 1994 and 1995, owner Mario Marina Zuleta applied for building permits to

construct a new mezzanine and remodel the existing bathroom. The building was

converted from retail use to office use in 1998, when it was owned by developers Polk

Partners. Also in 1998, a permit application was filed by Carolyn Abst and Ron Case to

convert the building from commercial use to first-floor commercial and mezzanine

(second floor) residential use. The permit specified that all work would occur on the

second floor only, not in the commercial area of the building. 13 Historic building permits

are in Appendix D.

3. HISTORIC DISTRICT EVALUATION

California Register of Historical Resources Evaluation

The criteria for identifying historical resources (individual resources and historic

districts) under CEQA are in Section 15064.5(a)(2)-(3) of the CEQA Guidelines and are

consistent with Section 20524.1 of the California Public Resources Code of Regulations,

Title 14, Chapter 11.5. Eligibility for listing on the CRHR for a historic district is the same

for individual resources and rests on significance and integrity. A historic district must

have both factors to be considered eligible. Loss of integrity, if sufficiently great, would

overwhelm the historical significance of a resource and render it ineligible.

The CRHR definition of integrity is the authenticity of a historical resource’s physical

identity evidenced by the survival of characteristics that existed during the resource’s

period of significance. The CRHR further states that eligible resources must retain

enough of their historic appearance or character to be recognizable as historical

resources and to convey the reasons for their significance. The CRHR definition of

integrity is determined through applying seven factors to the historical resource:

location, design, setting, workmanship, materials, feeling, and association.

A resource can have complete integrity, but if it lacks significance, it would be

considered ineligible. The application of the four significance criteria and the seven

integrity factors are discussed below.

CEQA requires the evaluation of historic resources using the criteria in the CRHR. Each

resource must be determined to be significant at the local, state, or national level under

one of four criteria:

12 R.L. Polk City Directories, San Francisco, California (years 1907-1982).
13 San Francisco Department of Building Inspection Building Permit No. 22291, filed September 1936. San Francisco

Department of Building Inspection, Building Permit No. 29636, filed August 24, 1937. San Francisco Department of
Building Inspection, Building Permit No. 351103, filed December 7, 1967. San Francisco Department of Building
Inspection Building Permit No. 09804046, filed May 15, 1998. San Francisco Department of Building Inspection
Building Permit No. 09808133, filed May 5, 1998.
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Criterion 1: Resources associated with important events that have made a significant

contribution to broad patterns of our history.

Criterion 2: Resources associated with the lives of persons important to our past.

Criterion 3: Resources that embody the distinctive characteristics of a type, period, or

method of construction, or represent the work of a master.

Criterion 4: Resources that have yielded, or may be likely to yield, information

important in prehistory or history.14

4. CALIFORNIA REGISTER SIGNIFICANCE EVALUATION

According to the findings of the Van Ness Auto Row Survey in 2010, the building at

1033-1037 Polk Street was determined to be eligible for listing as an individual historic

resource on the CRHR under Criteria 1 and 3. This section provides a summary of the

individual significance findings outlined in the DPR 523 A and B forms completed for

the property.15

Criterion 1: Completed in 1920, by architect Arthur S. Bugbee for O’Brien and Kiernan

Realty Company, this is a moderately early example of an automobile parts and supplies

store. The building was determined eligible for the California Register of Historical

Resources under Criterion 1, at the local level, for its association with the automobile

industry in San Francisco and its 13 years of use as an automobile parts and supplies

store. The Period of Significance under this criterion is 1920-1933, the years the building

had this use.

Criterion 2: The historical background search regarding Frank Cobbledick or the owners

of Consolidated Sales Company did not reveal information beyond the outline given in

city directories. Neither Cobbledick nor subsequent owners appear to have been

individually significant in state, local, or national history. Accordingly, this building

does not appear to be eligible for the California Register under Criterion 2.

Criterion 3: Architecturally, this building is conventional in its design, yet also richly

detailed, with a pleasing composition. The use of muntins in the mezzanine windows is

particularly effective in adding texture and patterning to the façade. For these reasons

this building appears to be eligible for the California Register under Criterion 3, for its

Classical Revival design. The Period of Significance under this criterion is 1920, the year

the building was built. 16

5. INTEGRITY AND CHARACTER DEFINING FEATURES

14 California Public Resource Code, Sections 4850 through 4858. Office of Historic Preservation, Instructions for

Nominating Historical Resources to the California Register of Historical Resources, August 1997.

15 The CRHR significance evaluation text in this section is taken from the DPR 523 form prepared in 2010 and

included in the Van Ness Auto Row Support Structures Survey. The complete evaluation is in the DPR 523 B form.
16 Kostura, DPR 523 B Form for 1033-1037 Polk Street, 2010, page 5.
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The exterior alterations are replacement sashes at the mezzanine and first level that

professional judgement and comparison with 1920s storefront windows appear to have

been replaced during the 1980s (as discussed in Section 1), the addition of a fire escape

during the historic-period, in 1936, and the black tiles on the lower walls of the north

and east elevations, added to replace masonry tiles sometime after 1982, when the

subject property was photographed. The interior has been completely renovated.

The building retains integrity of location, design, most materials, workmanship, setting,

feeling, and association. The replacement sashes do not diminish the integrity of the

subject property as it retains most of its historic integrity and the introduction of

replacement materials is relatively minor visually. The replacement sashes at the

mezzanine level were noted in all three previous surveys of the subject property and yet

it was determined eligible for listing in the CRHR in 2010. It is common for storefront

commercial buildings to have a loss or replacement bulkhead materials and windows.17

The exterior character defining features of this building are:

• Main elevation (north) that fills the property line with no setback;

• 2-story massing;

• Flat roof;

• 3-width bays the north and east elevation;

• 4 main entrances;

• Double-height tri-partite storefront configuration with bulkhead, glazing and

transom;

• Location of a band of divided windows under single-lite transoms at the upper

level of the north and east elevations;

• Location of Mezzanine windows between the first and second floors of north and

east elevations;

• Decorative and scored stucco façade materials on north and east elevations;

• Low, plain parapet, projecting cornice, course of dentils, and the frieze with its

plaster shield and swag ornament, separated by oval-shaped ornamental motifs,

spanning the southeast corner east bay of the south elevation;

• Mid-level frieze with its plaster shield and swag ornament on north and east

elevation;

• Geometrically ornamented end piers of stacked blocks with plaster shield

medallions and floral ornament at the top on north and east elevation;

• Main entrances at north elevation;

• Few ornamentation at west elevation;

17 Upper Tenderloin Historic District Nomination Form, 2009, Section 8, page 38.
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• Wooden window frames; and

• Decorative ornamentation at north and east elevations.

6. PREVIOUSLY IDENTIFIED ADJACENT HISTORIC DISTRICTS

Research was done through the San Francisco Planning Department’s Property

Information Map website to collect data on the historic status of buildings in the historic

district survey area. Research was also conducted at the San Francisco Planning

Department’s historical files for historic districts and the subject property, and at the

Department of Building Inspection, the San Francisco Public Library, and San Francisco

Architectural Heritage. Portions of the previously identified historic districts and survey

areas are in the survey boundary area for this project. The NRHP historic districts are

the Lower Nob Hill Apartment Hotel Historic District (National Register #91000957) and

the Uptown Tenderloin Historic District (National Register # 08001407).

6.1 The Lower Nob Hill Apartment Hotel Historic District

The Lower Nob Hill Apartment Hotel Historic District is roughly comprised of 28

blocks along Bush Street to the north and Post Street to the south, and their

intersecting streets of Powell, Mason, Taylor, Jones, Leavenworth, and Hyde. It is

bordered by Stockton Street to the east and Polk Street to the west. It was listed in

the National Register of Historic Places (NRHP) in 1991, under Criterion A for its

concentration of multiple unit dwellings and non-residential buildings that

supported residences (such as baths, automobile repair shops, and stores), located in

a concentrated area of the city, originally occupied by retail and financial workers. It

is also eligible under Criterion C for its high-density housing and multiple unit

residential buildings that are architecturally significant in California. The period of

significance is 1906 to 1940.18

6.2 Uptown Tenderloin Historic District

The Uptown Tenderloin Historic District is composed of 33 blocks, roughly bounded

by Market Street, McAllister, Golden Gate, Larkin, Geary, Taylor, Ellis, and Mason

Streets. It was constructed between 1906 and the 1930s and was listed in the NRHP

in 2008, under Criterion A in the area of social history, for its association with the

development of hotel and apartment life in San Francisco during its period of

significance of 1906 to 1957. It is also listed under Criterion C in the area of

architecture for its distinct mix of building types that served the urban population of

office and retail workers in its period of significance of 1906 to 1931. The district

includes the largest, most dense population of hotels, apartments. It also includes

nonresidential building types (such as buildings that housed entertainment and

leisure activities, stores, churches, and halls and clubs) that supported the

neighborhood.19

18 National Register of Historic Places Nomination Form, Lower Nob Hill Apartment Hotel District, 1991, Section 8.
19 U.S. Department of the Interior, National Park Service, National Register of Historic Places Uptown Tenderloin

Historic District, San Francisco County, CA, 2008, Section 8, pages 35 and 36.
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6.3 Neighborhood Commercial Buildings Historic Resource Survey

The Polk Street NCD, part of the NCD Historic Resources Survey, surveyed

buildings in the area approximately bounded by Filbert Street to the north, Larkin

Street (and portions of Hyde Street) to the east, Post Street to the south, and Van

Ness Avenue to the east. The survey identified a cluster of 62 buildings constructed

from 1906 through World War II, located south of Jackson Street on Polk Street, just

north of the location of the study area and the subject property. The period of

significance is 1865 to 1965.

7. HISTORIC DISTRICT ANALYSIS

Tetra Tech conducted a historic district evaluation of the areas surrounding 1033-1037

Polk Street; the boundaries of the analysis included both sides of Polk Street from Geary

Street to Sutter Street, and both sides of Cedar Street from Larkin Street to Van Ness

Avenue. A map of this boundary and the location of 1033-1037 Polk Street is Figure 1.

Appendix C is a table that lists the buildings that are in the boundaries of the historic

district survey area for this analysis, their addresses, and their status as historic

resources. For those properties that were previously determined or are listed as eligible

on the NRHP (and therefore the CRHR), the text in the Style/Form column in the table is

directly from the NRHP nomination form (either the Lower Nob Hill Apartment Hotel

Historic District or the Uptown Tenderloin Historic District).20

8. HISTORIC DISTRICT SURVEY RESULTS

Architectural characteristics were taken into consideration in the historic district survey

area analysis. Some of these characteristics are:

Construction and Materials. Buildings in the historic district survey area have some

common characteristics. Most have a primary façade that is more ornamented and

significant than the other elevations. Many are constructed of reinforced concrete or

brick with materials such as stucco or masonry cladding. It should be noted that for the

buildings that are along Cedar Street but have a Post Street address, the significant

façade faces Post Street while the less ornamented façade, the rear, faces Cedar Street.

So, when viewing these buildings from the surrounding area of 1033-1037 Polk Street,

most of the buildings appear simple and unadorned.

Plan and Function. Most buildings in the historic survey area have little setback and sit

on the entire lot. The footprints are mostly rectangular, square, or U-shaped and are one,

two, or three-part commercial block. The historic function of these buildings are either

multiple-use buildings (living space on the upper stories, commercial and retail space on

the ground floor) or were apartments. A few, such as the building at 1033-1037 Polk

Street, were formerly associated with the automobile industry.

20 U.S. Department of the Interior, National Park Service, National Register of Historic Places Nomination Form for

Lower Nob Hill Apartment Hotel District, 1991, Section 7. U.S. Department of the Interior, National Park Service,

National Register of Historic Places Uptown Tenderloin Historic District, San Francisco County, CA, 2008.
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Resource Types. There are three building types in the historic district survey area:

multiple-use, commercial/retail, (a few commercial retail related to the automobile

industry), and apartments.

Landscape Features. Streetlights, fire hydrants, manhole covers, and signs are varied in

the survey area. Most appear to be from the modern period, such as the streetlights,

while other features, such as some of the fire hydrants, are stamped dating to the historic

period. However, none of the landscape features in the area are noteworthy nor are they

unique or visibly associated with this neighborhood. They are the same features found

throughout many streets in San Francisco.

8.1 Photographs of Block Faces Photographs of Block Faces

Photograph 1: 1205 Sutter Street to 1143 Polk Street

Camera facing southeast, July 28, 2016
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Photograph 2: 1101 Polk Street to 1115 Polk Street

Camera facing southeast, July 28, 2016

Photograph 3: 1105 Post Street to 1033 Polk Street

Camera facing southeast, July 28, 2016
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Photograph 4: 1001 Polk/1000 Geary Street

Camera facing southeast, July 28, 2016

Photograph 5: 9900 Geary Street

Camera facing northwest, June 28, 2016
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Photograph 6: 1038-1030 Polk Street to 9900 Geary Street

Camera facing northeast, May 3, 2016

Photograph 7: 1100 Post Street to 1126 Polk Street

Camera facing southwest, July 28, 2016
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Photograph 8: 1157-1199 Sutter Street

Camera facing northeast, July 28, 2016

Photograph 9: 921-925 Cedar Street

Camera facing southeast, July 28, 2016
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Photograph 10: 1030-1038 Polk Street to 931 Larkin Street

Camera facing northeast, July 28, 2016

Photograph 11: 931 Larkin Street to 1036 Polk Street

Camera facing southwest, July 28, 2016
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Photograph 12: 1001 Polk Street / 1000 Geary Street to Van Ness Avenue (Buildings previously

located north along Cedar Street now demolished)

Camera facing southwest, May 3, 2016

Photograph 13: 1033 Polk Street to 1142 Van Ness Ave

Camera facing southwest, July 28, 2016
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Photograph 14: 1142 Van Ness Ave (Van Ness Avenue facing façade)

Camera facing northeast, May 3, 2016

Photograph 15: 1142 and 1100 Van Ness Avenue (building now demolished)

Camera facing northeast, May 3, 2016
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Photograph 16: Auxiliary Water Supply System hydrant

in survey area, May 3, 2016

Historic District/Survey Area Evaluation Results

The focus of this HRE is to evaluate whether the subject property and buildings within

the survey area should be included as an extension to existing historic districts that are

adjacent to the survey area and the subject property. Below is a map of the existing

historic districts, and the study area for this project. Buildings in the study area

previously determined contributors to existing historic districts are identified in the

map.
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The Lower Nob Hill Apartment Hotel Historic District: Several buildings within the

survey area are contributors to this historic district, as shown in Table 1 in Appendix C.

The period of significance for the district is 1906 to 1940. Under NRHP significance

Criterion A (CRHR Criterion 1), the contributing buildings were associated with

housing for employees of major financial and retail centers.21 Almost all the contributors

of the district were hotels or apartments, but several contributors were commercial

buildings (including auto repair garages), stores, and offices. Under Criterion C (CRHR

Criterion 3), contributors share their period of construction and are, as the nomination

form for the historic district states, “a harmonious group of structures that share a

single, classically oriented visual imagery using similar materials and details.”22

Contributing structures possess these character defining features: buildings that fill their

entire front lot lines, common architectural style (the nomination form describes it as

“Sullivanesque orientation”), flat roofs with projecting cornices, and varied but usually

Classical motifs. The nomination also noted that many contributing buildings have

replacement aluminum sashes. The nomination form also includes non-residential

contributors, stating: “stores—usually resident-serving ones like grocers, dry-cleaners,

and beauty shops–were normal parts of half the district's buildings during the period of

significance. They are and were located especially in corner buildings and along the

east-west streets.”23

Under these significance criteria and historic contexts, the subject property and other

buildings within the survey area share the same association and architectural

characteristics with contributing properties to the historic district. Although the subject

property was not associated with housing for employees, it supported residents of the

neighborhood by selling auto parts, and for a brief period in the late 1930s, was also

used as a local nightclub.24 The subject property was constructed during the period of

the district’s historic significance (1920) and served as a store selling general auto parts

and ball bearings during the 1920s and 1930s. The building was not used as a residence

until 1998, several decades after the historic district’s period of significance. It is on the

corner of Polk and Cedar Streets (east-west), as most commercial buildings in the

historic district were. The building’s form, style, and character defining features are the

same as the varied styles in the district. Specifically, the historic character defining

features of the subject property that render it eligible as a contributor to this historic

district are:

• Main elevation that fills the property line with no setback;

• Two-story massing;

• Flat roof;

21 Lower Nob Hill Apartment Hotel District NRHP Nomination Form, Section 8, page 8.3.

22 Lower Nob Hill Apartment Hotel District NRHP Nomination Form, Section 8, page 8.3.

23 Lower Nob Hill Apartment Hotel District NRHP Nomination Form, Section 7, page 7.1.
24 San Francisco Department of Building Inspection Building Permit No. 22291, filed September 1936.
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• Low, plain parapet, projecting cornice, course of dentils, and a frieze with its

plaster shield and swag ornament that spans the southeast corner and continues

to east bay of the south elevation;

• Mid-level frieze with its plaster shield and swag ornament on north and east

elevation; and

• Geometrically ornamented end piers of stacked blocks with plaster shield

medallions and floral ornament at the top on north and east elevation.

Suggested Potential District Boundary Extension: The subject property was previously

identified in 2003 by Architectural Resources Group as a contributor the Lower Nob Hill

Apartment and Hotel District expansion.25 To capture buildings in the survey area that

could be contributors to the existing historic district, the district boundary could be

extended along Polk Street, including buildings on the north and south sides of Polk

Street between Cedar and Hemlock Streets. This boundary extension, only one block

west of the existing boundary, would capture buildings such as the subject property and

others that could be considered contributors to this historic district, while excluding

buildings of different styles and non-contributing buildings.

Should the district’s boundaries be extended to encompass these boundaries, these

buildings, including the subject property, could be contributors to the historic district,

based on their character defining features and historical use (see additional information

in Table 1 in Appendix C): 1047-1051 Polk Street, 1101-1105 Polk Street, and 1115 Post

Street.

These buildings could be contributors to the historic district under NRHP significance

Criteria A and C (CRHR Criteria 1 and 3) because they share the same historic

significance, uses, and character defining features as those buildings in the existing

district boundaries.

The buildings in the survey area along Cedar Street do not have architectural styles

similar to the existing historic district and would not be considered contributors even if

the district boundaries were extended as recommended. The buildings along the east

side of Cedar Street north of Polk Street are rear elevations of the buildings that front

Post Street; the architectural styles of these buildings (other than 1115 Post Street) do not

share architectural styles similar to the subject property, nor do they exhibit visual

continuity with the historic district. The buildings along Van Ness Avenue and Larkin

Street within the survey area are not the same architectural type as the buildings along

Polk Street.

Uptown Tenderloin Historic District: Several buildings within the survey area are

contributors to this historic district, as shown in Table 1 in Appendix C. The subject

25 Architectural Resources Group, Section 106 Review: 990 Polk Street, Department of Parks and Recreation Forms,

2003. As noted in Section 2, a review of the historical files did not find there was a survey completed formally

surveying or identifying a Lower Nob Hill Apartment Hotel District expansion as part of this previous project.
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property and the buildings on both the north and south sides of Polk Street in the survey

area share architectural similarities with the contributing buildings within the historic

district, such as dates of construction, building type, buildings that rise from the

sidewalk and occupy the entire width of the lot, reinforced concrete walls with stucco

facing, ornamentation, and flat roofs. The historic district’s significance stems from the

fact that it is associated with the development of hotel and apartment life in San

Francisco during a period of change (NRHP Criterion A, CRHR Criterion 1). The historic

context of the nomination asserts that the area was “associated with commercial activity,

entertainment, and vice.”26 The subject property is associated with this context as it was

a commercial building serving residents of the area as a supplier of automobile parts, a

nightclub, and a dental parts retailer. The district includes non-residential building

types associated with life in the neighborhood, including stores, churches, baths, film

exchanges, and halls and clubs.27 There is already one contributor to the historic district,

the building at 928-930 Geary Street that was originally used to manufacture trunks for

automobiles.

The historic district is also significant under NRHP Criterion C (CRHR Criterion 3), in

the area of architecture for its distinctive mix of building types that served office and

retail workers. Buildings within the survey area and the subject property share the same

architectural style as the contributors to the historic district, which are examples of

Tudor Revival, Late Gothic Revival, Spanish Colonial, and French Renaissance forms.

Contributors to the historic district are 3- to 7-story, multi-unit apartments, and

buildings within the study area share these characteristics.

The building at 990 Geary, currently not a contributor to the historic district but

consistent with the historic district’s property type and historical association, is

recommended to be included in a potential Upper Tenderloin Historic District

extension.

Although the subject property shares historic context and architectural association with

some contributors within this historic district, the subject property is not recommended

as a contributor to a potential historic district expansion because it is more appropriately

a contributor to a proposed extension of the Lower Nob Hill Apartment Hotel Historic

District, as discussed above. As outlined in this report, these two districts are comprised

of similar properties; contributors are primarily 3-7 story residential buildings

interspersed with 1-3 story commercial buildings that provided services to the

neighborhood, such as the subject property. However, neighborhood development is

distinct in each district with boundaries roughly identified as the northern portion of

Geary Street. The northern portion of Geary Street from Jones to Leavenworth Streets is

the southern boundary of the Lower Nob Hill Apartment Hotel Historic District and the

northern boundary of the Upper Tenderloin Historic District. The Upper Tenderloin

Historic District nomination form intentionally draws its boundary at Geary Street,

26 Upper Tenderloin Historic District Nomination Form, 2009, Section 8, page 3.
27 Upper Tenderloin Historic District Nomination Form, 2009, Section 8, page 3.
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supporting the argument that the area north of Geary Street has a different historic

context. Additionally, the subject property, one block west of the Lower Nob Hill

Apartment Hotel Historic District boundary, was previously determined eligible as a

contributor to an extension of the Lower Nob Hill Apartment Hotel Historic District, if

there were to be extension.28 Extending the boundaries of this district one block west to

capture the buildings along Polk Street would be a simple boundary extension of the

Lower Nob Hill Apartment Hotel Historic District. The creation of overlapping district

extensions in this area alone was also determined to be inconsistent with the

establishment and justification of the Upper Tenderloin Historic District boundaries.

Therefore, recommendation is not to recognize the subject property as a contributor to a

potential extension of the Upper Tenderloin Historic District.

Neighborhood Commercial Buildings Historic Resource Survey/Polk Street NCD: The

Polk Gulch Commercial Developmental Cluster is a group of 62 buildings that were

surveyed as part of the Polk Street NCD. The buildings are south of Jackson Street on

Polk Street and include a portion of California Street. There are various building types

and architectural styles in this area, with Edwardian-era Classical Revival and

Mediterranean styles as primary designs. Most of these buildings were constructed

between 1906 and 1915; however, some were constructed between the 1920s and World

War II. Most of the buildings in the existing Polk Street NCD were commercial, some are

two-story, some were constructed to their front and side lot lines, and they are of diverse

architectural styles, including Mediterranean Revival buildings from the 1920s.29 The

subject property is not a good example of a 1920s storefront commercial building

because the storefront has been altered by replacement of new materials and removal of

the original recessed entrances. The buildings within the survey area, south of Post

Street, also have storefronts that have been altered or that exhibit character defining

features of commercial storefronts in the Mediterranean Revival style with red Spanish

clay tile parapets or coping, pent roof forms, stucco exterior cladding, and occasionally,

arched transom windows, arched rear window display doors, or window openings at

the upper stories.30 Neither the subject property nor the study area exhibits the

storefront commercial association (many do not have commercial storefronts) as those

buildings in the Polk Street NCD, and are not recommended contributors to a

potentially extended Polk Gulch Commercial Development Cluster.

9. CONCLUSION

The property at 1033-1037 Polk Street is an individual historic resource under CEQA.

After review of the historic contexts and significance statements in the Lower Nob Hill

Apartment Hotel Historic District, Tetra Tech recommends that if the historic

boundaries are extended to include the subject property, it be considered a contributing

property to the existing historic districts.

28 Architectural Resources Group, Section 106 Review: 990 Polk Street, Department of Parks and Recreation Forms,
2003.
29 SF Planning Department, Polk Street NCD, no date, page 2.
30 SF Planning Department, Polk Street NCD, no date, page 49.
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Photographs

1033-1037 Polk Street, camera facing southwest, December 30, 2014
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1033-1037 Polk Street, camera facing northeast, November 20, 2015
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Interior, 1033-1035 Polk Street, interior, camera facing west

November 20, 2015
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1033-1035 Polk Street, interior, camera facing east, November 20, 2015
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1033-1035 Polk Street, Interior, camera facing west, November 20, 2015
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1033-1035 Polk Street, interior (looking at mezzanine) camera facing west

November 20, 2015
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1033-1035 Polk Street, interior (storage space), camera facing west

November 20, 2015



May 2016 Historical Resources Evaluation 1033 Polk Street B-8

1033-1035 Polk Street, interior, ground floor storage space and restroom

Camera facing northwest, November 20, 2015



May 2016 Historical Resources Evaluation 1033 Polk Street B-9

1033-1035 Polk Street, interior hallway, stairs to mezzanine

Camera facing south, November 20, 2015
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1033-1035 Polk Street, interior, ground floor kitchen

Camera facing west, November 20, 2015
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1033-1035 Polk Street, interior, stairs and mezzanine

Camera facing north, November 20, 2015
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1033-1035 Polk Street, interior view of ground floor from mezzanine

Camera facing east, November 20, 2015
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1037 Polk Street, interior, staircase to 2nd floor living space

Camera facing west, November 20, 2015
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1037 Polk Street, interior, living space on 2nd floor

Camera facing east, November 20, 2015
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1037 Polk Street, interior, kitchen on 2nd floor, camera facing west

November 20, 2015
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State of California — The Resources Agency   Primary #    
DEPARTMENT OF PARKS AND RECREATION   HRI #    
PRIMARY RECORD    Trinomial    
    NRHP Status Code  3CS  
 Other Listings       
 Review Code    Reviewer     Date    
Page   1    of   5      *Resource Name or #:  (Assigned by recorder)  1033-1037 Polk Street  
 
P1. Historic name of building (if any):   Frank M. Cobbledick and Consolidated Sales Co. auto parts stores         
P2. Location:    *a: County   San Francisco   Not for Publication  Unrestricted 
 *b. USGS 7.5' Quad       Date        T        ; R        ;          ¼  of           ¼ of Sec          ;      B.M. 
 c. Address     1033-1037 Polk Street    City     San Francisco   Zip     94109  
 d. UTM:  Zone                   ;                            mE/          mN                *e.  Assessor’s parcel #:  Block 694, lot 3 
  
*P3a.  Description:  (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries) 

*P3b  Resource Attributes:  ____HP6 –  two-story commercial building_________                    _________  

This two-story-plus-mezzanine reinforced concrete commercial building fills the width of its 40-foot by 55-foot lot at the 
northwest corner of Polk and Cedar streets.  The surface of the building is clad in stucco, and ornamentation is Classical 
Revival in style.  At the top of the building are a low parapet, a profiled cornice, a course of dentils, and a frieze filled 
with shields and swags within a paneled border.  Flanking this panel, at the edges of the building, are larger shields 
placed over the building’s rusticated end piers.  Another stretch of swags can be found in the paneled spandrel between 
the mezzanine and second story.  The bulkhead across the bottom of the building is clad in black tiles that may be early 
but probably are not original. 
 
Windows in the second story are divided by muntins into smaller lights (across the top) and larger lights (across the 
bottom).  The sash for the smaller lights are original, while sash for the larger lights may be non-original.  Windows in 
the mezzanine and first story have wooden frames and muntins and appear to be original. The mezzanine windows are 
divided by an elaborate grid of muntins into many lights.  Windows in the first story are divided into transoms and larger 
areas below.  Finally, windows in the Cedar Street elevation have non-original steel frames. 

 
*P4.  Resources Present:            Building   Structure   Object   Site   District   Element of District    Other 

 
P5b.  Description of Photo: 

 
 

(View, date, accession #) 
View looking west  
June 2009  
*P6.  Date Constructed/Age and 
Source:   Historic 

 Prehistoric  Both 
1920; building permit  
*P7.  Owner and Address: 
CASE & ABST FMLY REVOC 
INTE 
1033 POLK ST  
SAN FRANCISCO CA  94109  
*P8.  Recorded by:  (Name, 
affiliation, and address) 
William Kostura  
P. O. Box 60211  
Palo Alto, CA  94306  
*P9.  Date Recorded:   
  October 2009  
*P10. Survey Type: (Describe) 
  intensive  
P11.  Report Citation*:  (Cite 
survey report.)     William Kostura.  
Van Ness Auto Row Support 

Structures.  San Francisco Department of City Planning, 2010.  
*Attachments:  NONE   Location Map   Sketch Map   Continuation Sheet   Building, Structure and Object Record 

 Archaeological Record   District Record   Linear Feature Record   Milling Station Record   Rock Art Record 
 Artifact Record   Photograph Record   Other (List) 
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State of California — The Resources Agency   Primary #   
DEPARTMENT OF PARKS AND RECREATION   HRI/Trinomial   
CONTINUATION SHEET 
Page   2    of   5      Resource Identifier: 1033-1037 Polk Street  
Recorded by    William Kostura  *Date   October 2009    Continuation      Update 
 

 
 

 
 
 

The photo from page one is printed here in larger format for greater ease of reading. 
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State of California — The Resources Agency   Primary #    
DEPARTMENT OF PARKS AND RECREATION   HRI #    
BUILDING, STRUCTURE, AND OBJECT RECORD 
Page   3    of   5      *NRHP Status Code  3CS  
 *Resource Name or # (Assigned by recorder) 1033-1037 Polk Street  
B1. Historic Name:  Frank M. Cobbledick and Consolidated Sales Co. auto parts stores  
B2.  Common Name:    
B3. Original Use: auto parts stores      B4.  Present Use:  offices  
*B5. Architectural Style:  Classical Revival  
*B6. Construction History: (Construction date, alterations, and date of alterations) 
  Built in 1920.  Some window sash altered at an unknown date. 
 
*B7. Moved?    No      Yes    Unknown Date:     Original Location:    
*B8. Related Features: 
    none 
 
 
B9a. Architect:    Arthur S. Bugbee  b. Builder:  unknown  
*B10. Significance:  Theme   automobile industry  Area   San Francisco  
 Period of Significance    1920-1933  Property Type    auto parts store  Applicable Criteria   1, 3  
(Discuss importance in terms of historical or architectural context as defined by theme, period, and geographic scope.  Also address integrity.) 
 
History 

Construction, and the architect, Arthur S. Bugbee 
 
This building was built in 1920 as an investment for owner O’Brien and Kiernan Realty Co.  The architect was 
Arthur S. Bugbee, the last in a line of four Bugbee architects.  His grandfather and uncle were Samuel C. and 
Charles S. Bugbee, who as S. C. Bugbee and Son were prominent through the 1860s and 1870s as designers of 
institutional buildings and fine residences, including four of the Nob Hill mansions.  His older brother, Maxwell 
G. Bugbee, designed many Shingle style and other rustic houses in San Francisco, Alameda, and Marin County 
during 1889-1910s.  Arthur S. Bugbee apprenticed with architects Albert Sutton, E. J. Vogel, Welsh and Carey, 
and his brother Maxwell before practicing on his own during 1910-1927.  His solo works include principally 
small and medium-sized commercial and industrial buildings.  He is best known for numerous fine residences in 
the East Bay that he designed with Will Schirmer, as the Shirmer-Bugbee Company, during 1915-1926, 
concurrently with his solo practice in San Francisco.  Within the study area of this report he also designed a fine 
public garage, at 1725 Sacramento Street, in 1923. 

 
B11. Additional Resource Attributes: (List attributes and codes)       
 
*B12. References: (Sketch map with north arrow required) 
Building permit # 92676 (May 1, 1920; filed under 1031 Polk) 
Crocker-Langley and Polk’s city directory, and PT&T reverse 

directory listings for occupants of this building, 1921-1964 
1929 Sanborn insurance map (“stores”, “auto” in rear) 
 
B13. Remarks: 
 
*B14. Evaluator:  William Kostura   
Date of Evaluation:  October 2009  
 

(This space reserved for official comments.) 
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History (continued) 
 
Occupants of the building 
 
This building was built with two storefronts, and both of them were occupied by auto parts stores during 
the early years of this building.  The storefront to the south, now #1033 (originally #1031), was occupied 
by Frank M. Cobbledick during 1920-1933.  Cobbledick dealt in automotive and industrial ball bearings, 
at various times representing the Bantam Ball Bearing Company, Federal Bearing Company, and SRB 
Bearing Agency.  He was one of four ball bearing dealers in San Francisco in 1921, and apparently (it 
appears from classified listings in city directories) was one of the two main dealers.  His business was 
generally listed in directories under Auto Accessories, so it is possible he sold other items besides ball 
bearings. 
 
The storefront to the north, now #1037 (originally #1035), was occupied by Consolidated Sales 
Company, dealers in general auto parts, during 1920-1931.  This was one of very many auto parts 
dealers in San Francisco during these years. 
 
The 1929 Sanborn insurance map shows this building as having two storefronts at the front of the 
building and a separate area in the rear marked “autos.”  It may be that one of the stores – perhaps more 
likely Cobbledick’s ball bearings store – offered the service of installing the parts they sold to 
customers. 
 
In sum, this building held auto supplies stores of two different types – ball bearings, and general auto 
supplies – for eleven years, during 1920-1931, with the former continuing to 1933 (thirteen years). 
 
The best example of an auto parts store in the study area, by far, is 730 Polk Street, which held a very 
important store of this type, Chanslor and Lyon, from 1922-1966.  By contrast, other auto parts 
businesses in San Francisco were smaller and had much briefer longevity in a given location.  The next 
three surviving buildings in importance for their history as auto parts stores are: 1430-1480 Van Ness 
Avenue, which held four different auto parts dealers in its various storefronts during 1912-1930; 1522-
1524 Bush, which held a wholesale auto parts house during 1916-1928; and this building.  Of these four, 
the integrity of 1430-1480 Van Ness has suffered the most over the years, while the other three buildings 
retain high integrity.  1033-1037 Polk, then, ranks as the second or third best example of this building 
type in the study area. 
 
After 1933 this building, 1033-1037 Polk, was occupied by mostly non-automotive uses.  The 
Chauffeurs Association of California occupied #1037 briefly in ca. 1938.  Other uses include a vending 
machine company (1938), a fluorescent lighting company (1940), an outboard motors company (1946-
1964), and a dental products office (1946-1964). 
 
Integrity 
 
The only apparent alterations include possibly new window sash in the second story, new window sash 
in the Cedar Street elevation, and black tiles on the bulkhead at the bottom of the building.  In sum, this 
building retains integrity of location, design, materials, workmanship, setting, feeling, and association.   
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Evaluation 
 
This is one of more than 100 buildings along the Van Ness Avenue corridor that have a history as 
automobile support structures, and that are being evaluated for possible historic significance according 
to the criteria of the California Register of Historical Resources.  With a few exceptions, these buildings 
were auto showrooms, public garages, auto repair shops, auto parts and supplies stores, and auto 
painting shops.  The time period that is being studied is from the initial years of the automobile industry 
in San Francisco through 1964.  Among the factors that have been considered when evaluating a 
building are its date of construction, its longevity of auto-related use, the importance of its occupants in 
local auto industry history, integrity, and architectural quality.  These factors, and how they apply to 
evaluations of buildings, are discussed in a cover report, Van Ness Auto Row Support Structures, 1908-
1964. 
 
Completed in 1920, this is a moderately early example of an automobile parts and supplies store.  With 
thirteen years of such use in its history, it has moderate longevity in this use.  When compared to other 
buildings in the study area that housed auto supplies stores, this building ranks as one of the three most 
important, although far behind one of them, 730 Polk, in importance.  For these reasons, and because of 
the building’s high integrity, this building appears to be eligible for the California Register of Historical 
Resources under Criterion 1, at the local level, for its use as an automobile parts and supplies store.  The 
Period of Significance under this criterion is 1920-1933, the years the building had this use. 
 
Little information regarding Frank Cobbledick or the owners of by Consolidated Sales Company is 
available beyond the outline given in city directories.  None is known to have been individually 
significant in his field.  Accordingly, this building does not appear to be eligible for the California 
Register under Criterion 2. 
 
Architecturally, this building is conventional in its design, yet also richly detailed, with a pleasing 
composition.  The use of muntins in the mezzanine windows is particularly effective in adding texture 
and patterning to the façade.  For these reasons this building appear to be eligible for the California 
Register under Criterion 3, for its Classical Revival design. The Period of Significance under this 
criterion is 1920, the year the building was built. 
 
Character defining features 
 
The character defining features of this building are its height and width; the stucco surface of the façade; 
the parapet, cornice, course of dentils, and the frieze with its plaster ornament; the rusticated end piers; 
the spandrel with ornament between the two stories; and all wooden muntins and window frames.  The 
metal window sash and the black tiles over the bulkhead are not contributing features. 
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I. INTRODUCTION 

This Preservation Alternatives Report has been prepared at the request of L.C. Development 
Corporation for the Proposed Project at 1033-1037 Polk Street (APN 0694/003) (Figure 1 and 
Figure 2). Built in 1920 by architect Arthur S. Bugbee, the residential-over-commercial building is 
located on the Van Ness Avenue corridor in San Francisco. The building was evaluated in 2010 by 
William Kostura as part of the Van Ness Auto Row Support Structure Survey and was found to be 
individually eligible for listing in the California Register of Historical Resources (California Register). 
It was most recently documented and evaluated in a Historic Resource Evaluation Part 1 (HRE) for 
1033-1037 Polk Street by Tetra Tech (dated October 11, 2016) and was also identified as a 
contributor to a proposed extension to the National Register-listed Lower Knob Hill Apartment 
Hotel Historic District. 
 
The Proposed Project involves demolition of the existing historic building. The preservation 
alternatives analyzed in this report include a No Project Alternative, Full Preservation Alternative, a 
Partial Preservation Alternative, and a Compatible Design Alternative. The report also includes a 
cumulative impacts analysis for the Lower Nob Hill Apartment Hotel Historic District. 

   
Figure 1. Assessor’s map of the subject block. The subject parcel is highlighted in red.  

Source: San Francisco Office of the Assessor-Recorder. Edited by Page & Turnbull. 
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Figure 2. Bird’s eye view of the subject property at Polk and Cedar streets, delineated by red outline. 

Source: Google Maps, 2016. Edited by Page & Turnbull.  

 

METHODOLOGY 

This report follows the scope provided by the San Francisco Planning Department for Alternative 
Memoranda, and includes a summary of the building’s significance, character-defining features, and 
Proposed Project description. Following guidance provided by Historic Preservation Commission 
Resolution No. 0746, this report analyzes a Full Preservation Alternative and Partial Preservation 
Alternative for compliance with the Secretary of the Interior’s Standards for Rehabilitation as an individual 
resource, pursuant to the California Environmental Quality Act (CEQA). It also analyzes the Full 
Preservation Alternative and Partial Preservation Alternative for compatibility with the Lower Nob 
Hill Apartment Hotel Historic District, since the subject property was found to be a contributor to a 
proposed extension of this district. In addition, this report assesses a Compatible Design Alternative 
compatible with the Lower Nob Hill Apartment Hotel Historic District, a No Project Alterative, and 
an analysis of cumulative impacts to the Lower Nob Hill Apartment Hotel Historic District.  
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II. SUMMARY OF SIGNIFICANCE 

EVALUATION SUMMARY 

In 2003, 1033-1037 Polk Street was included in a Section 106 survey by Architectural Resources 
Group for 990 Polk Street, where it was found ineligible for listing in the National Register of 
Historic Places (National Register), but was identified as a contributor to an expansion of the 
National Register-listed Lower Nob Hill Apartment Hotel Historic District. The California 
Department of Parks and Recreation (DPR) 523B form stated,  
 

This structure is significant as a contributing building to an intact, visually cohesive 
urban residential district dating to San Francisco’s post-1906 earthquake and fire area. 
A specific building type dominates the district, the 3- to 7-story multi-unit, permanent 
residential apartment, hotel or apartment-hotel constructed of brick or reinforced 
concrete. Other building types within the district include lower commercial structures 
of similar age and construction.1 
 

1033-1037 Polk Street was evaluated in 2010 by William Kostura as part of the Van Ness Auto Row 
Support Structure Survey and was found to be individually eligible for listing in the California 
Register. According to the DPR 523B form, 
 

Completed in 1920, this is a moderately early example of an automobile parts and 
supplies store. With thirteen years of such use in its history, it has moderate longevity 
in this use. When compared to other buildings in the study area that housed auto 
supplies stores, this building ranks as one of the three most important, although far 
behind one of them, 730 Polk, in importance. For these reasons, and because of the 
building’s high integrity, this building appears to be eligible for the California Register 
of Historical Resources under Criterion 1, at the local level, for its use as an 
automobile parts and supplies store. The Period of Significance under this criterion is 
1920-1933, the years the building had this use. 
 
[…] Architecturally, this building is conventional in its design, yet also richly detailed, 
with a pleasing composition. The use of muntins in the mezzanine windows is 
particularly effective in adding texture and patterning to the façade. For these reasons 
this building appear to be eligible for the California Register under Criterion 3, for its 
Classical Revival design. The Period of Significance under this criterion is 1920, the 
year the building was built.2 

 
1033-1037 Polk Street was most recently documented and evaluated in a HRE by Tetra Tech (dated 
October 11, 2016), in which its status as a contributor to a proposed extension to the Lower Knob 
Hill Apartment Hotel Historic District was confirmed. The historic district is listed in the National 
Register under Criterion A and C, and has a period of significance from 1906 to 1940. The HRE 
explained, 
 

[…] the subject property and other buildings within the [HRE] survey area share the 
same association and architectural characteristics with contributing properties to the 
historic district. Although the subject property was not associated with housing for 

                                                      
1 K. Petrin and S. Waton, Architectural Resources Group, DPR 523B Building, Structure, and Object form for 
1037 Polk Street (20 April 2003), 2.  
2 William Kostura, DPR 523B Building, Structure, and Object form for 1033-1037 Polk Street (October 2009), 
5. 
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employees, it supported residents of the neighborhood by selling auto parts, and for 
a brief period in the late 1930s, was also used as a local nightclub. The subject property 
was constructed during the period of the district’s historic significance (1920) and 
served as a store selling general auto parts and ball bearings during the 1920s and 
1930s. The building was not used as a residence until 1998, several decades after the 
historic district’s period of significance. It is on the corner of Polk and Cedar Streets 
(east-west), as most commercial buildings in the historic district were. The building’s 
form, style, and character defining features are the same as the varied styles in the 
district.3 

 
The HRE suggested to extend the historic district boundaries along Polk Street, including buildings 
on the north and south sides of Polk Street between Cedar and Hemlock Streets. The HRE did not 
include graphics of the proposed extension, so they are provided in Figures 3 and 4. 
 

 
Figure 3. Lower Nob Hill Apartment Hotel Historic District in green, proposed extension in blue. 

1033-1037 Polk Street outlined in dark blue. Source: San Francisco Property Information Map. Edited 
by Page & Turnbull. 

 

                                                      
3 Tetra Tech, “Historic Resource Evaluation, Part 1: 1033-1037 Polk Street,” (October 11, 2016) 20. 
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Figure 4. West end of Lower Nob Hill Apartment Hotel Historic District in green, proposed extension 
in blue. 1033-1037 Polk Street outlined in dark blue. Source: San Francisco Property Information Map. 

Edited by Page & Turnbull. 

 

CHARACTER-DEFINING FEATURES  

For a property to be eligible for national or state designation under criteria related to type, period, or 
method of construction, the essential physical features (or character-defining features) that enable the 
property to convey its historic identity must be evident.  These distinctive character-defining features 
are the physical traits that commonly recur in property types and/or architectural styles.  To be 
eligible, a property must clearly contain enough of those characteristics to be considered a true 
representative of a particular type, period, or method of construction, and these features must also 
retain a sufficient degree of integrity. Characteristics can be expressed in terms of form, proportion, 
structure, plan, style, or materials. As outlined in Tetra Tech’s HRE, the character-defining features 
of 1033-1037 Polk Street as an individual resource include: 
 

▪ Main elevation (north) [east4] that fills the property line with no setback; 

▪ Two-story massing; 

▪ Flat roof; 

▪ Three-width bays the north [east] and east [south] elevation; 

▪ Four main entrances; 

▪ Double-height tri-partite storefront configuration with bulkhead, glazing and transom; 

▪ Location of a band of divided windows under single-lite transoms at the upper level of the 
north [east] and east [south] elevations; 

                                                      
4 Note that Page & Turnbull disagrees with the directions used in the Tetra Tech report and believes that the 
primary façade faces east onto Polk Street, which is a generally north-south oriented street. The south façade 
faces onto Cedar Street. 
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▪ Location of Mezzanine windows between the first and second floors of north [east] and east 
[south] elevations; 

▪ Decorative and scored stucco façade materials on north [east] and east [south] elevations; 

▪ Low, plain parapet, projecting cornice, course of dentils, and the frieze with its plaster shield 
and swag ornament, separated by oval-shaped ornamental motifs, spanning the southeast 
corner east bay of the south elevation; 

▪ Mid-level frieze with its plaster shield and swag ornament on north [east] and east [south] 
elevation; 

▪ Geometrically ornamented end piers of stacked blocks with plaster shield medallions and 
floral ornament at the top on north [east] and east [south] elevation; 

▪ Main entrances at north [east] elevation; 

▪ Little ornamentation at west [north] elevation; 

▪ Wood window frames; and 

▪ Decorative ornamentation at north [east] and east [south] elevations.5 
 

According to the HRE, non-historic features of 1033-1037 Polk Street include the following: 

▪ Replacement sashes at the mezzanine and first level (replaced in the 1980s) 

▪ Fire escape (1936) 

▪ Black tiles on the lower walls of the north [east] and east [south] façades (post-1982) 

▪ Interior features (completely renovated)6 
 
Derived from the National Register nomination form, the general character-defining features of the 
Lower Nob Hill Apartment Hotel Historic District from the 1906-1940 period of significance are as 
follows: 
 

▪ Three- to seven-story multi-unit residential buildings 

▪ Fill entire front lot lines 

▪ Tripartite division of façade organization- base, middle, and cap 

▪ Flat roofs 

▪ Boldly projecting cornices- heavily molded, galvanized iron cornices that cover parapets and 
mask roofs 

▪ Classical motifs, sometimes other Revival style motifs 

▪ Varied street levels7 
 
The character-defining features of 1033-1037 Polk Street that are associated with the Lower Nob Hill 
Apartment Hotel Historic District are as follows: 
 

▪ Main elevation that fills the property line with no setback; 

▪ Two-story massing; 

▪ Flat roof; 

▪ Low, plain parapet, projecting cornice, course of dentils, and a frieze with its plaster shield 
and swag ornament that spans the southeast corner and continues to east bay of the south 
elevation; 

▪ Mid-level frieze with its plaster shield and swag ornament on north and east elevation;  

                                                      
5 Tetra Tech, 7-8. 
6 Ibid. 
7 Anne Bloomfield, National Register Nomination: Lower Nob Hill Apartment Hotel District (December 21, 
1990). 



Preservation Alternatives Report 1033-1037 Polk Street 
Case No. 2014.0914E  San Francisco, California 
Final Draft for ARC Hearing 

 

October 26, 2017   Page & Turnbull, Inc. 
7 

 

▪ Geometrically ornamented end piers of stacked blocks with plaster shield medallions and 
floral ornament at the top on north and east elevation.8 

  

                                                      
8 Tetra Tech, 20-21. 
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III. PROJECT OBJECTIVES AND PROPOSED PROJECT  

LC Development Corp. (the “Project Sponsor”) seeks to achieve the following objectives by 
undertaking the 1033 Polk Street Project (“Project”): 
 

▪ To develop a high-quality, sustainable, high-density residential project within the existing 
density designation for the site, in order to help meet projected City housing needs and satisfy 
the City’s inclusionary affordable housing requirements. 
 

▪ To develop a project that achieves high-quality urban design and sustainability standards and 
that enhances the existing urban design character of the area. 
 

▪ To provide superlative modern architecture that is sensitive and compatible to its 
surroundings. 
 

▪ To construct a high-quality project that includes a sufficient number of residential units to 
produce a reasonable return on investment for the project sponsor and its investors and is 
able to attract investment capital and construction financing, while generating sufficient 
revenue to finance the subsidized affordable housing and other City requirements including 
transit fees and school fees. 

 
The table below presents a summary of square footage and unit counts for the Project compared to 
the preservation alternatives, which are described in later sections of this report. 
 
Table 1. 

DATA PROJECT NO 
PROJECT 

FULL 
PRESERVATION 

PARTIAL 
PRESERVATION 

COMPATIBLE 
DESIGN 

GROSS 16,885 3,200 5,862 11,186 16,885 
FAR 15,400 3,200 3,815 6,715 15,400 
OFFICE 0 2.267 0 0 0 
COMMERCIAL 445 0 835 835 445 
RESIDENTIAL 14,995 0 2,980 5,880 14,995 
UNIT COUNT 19 0 5 15 19 
UNIT TYPES 18 – 1 BED 

1 -2 BED 
- 5 – 1 BED 3 – 1 BED 

12 - STUDIO 
18 – 1 BED 
1 – 2 BED 

 

PROPOSED PROJECT DESCRIPTION 

The following description of the Proposed Project is derived from drawings prepared by Stanley 
Saitowitz | Natoma Architects Inc. for the project sponsor, L.C. Development Corporation on April 
11, 2017.  
 
The Proposed Project would demolish the existing historic building and construct a new mixed-use 
residential building with ground-floor commercial space with frontages along Polk and Cedar streets. 
The building would be eight stories tall, plus a mechanical penthouse, reaching 85’ to the roof level 
and 98’ to the top of the parapet. The proposed building would consist of 16,885 gross square feet 
(gsf) of space. The ground floor would contain about 445 gsf of commercial space, the residential 
lobby, and required mechanical space. The Proposed Project would include a total of 19 residential 
units, including 18 one-bedroom units and one two-bedroom unit. Of the 19 residential units, two 
residential units would be below market rate (BMR) units (12 percent of total units). Residential units 
would be located above the commercial space.  
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The proposed building façade would be designed with white brick cladding and recessed structural 
glazing on the east (Polk Street) and south (Cedar Street) sides, and cast-in-place concrete walls on 
the west and north sides rising above the adjacent five-story and two-story buildings, respectively.  
No off-street parking spaces would be provided with the Proposed Project. 
 
The Proposed Project would require excavation to a depth of approximately 4’ below ground surface 
to accommodate necessary foundation work. Excavation would result in the removal of 
approximately 325 cubic yards of soil.  
 
The Notice of Preparation of an Environmental Impact Report/Initial Study prepared for 1033-1037 
Polk Street (July 5, 2017) states that the Proposed Project would cause a substantial adverse change 
in the significance of a historical resource as defined in Section 15064.5. 
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IV. NO PROJECT ALTERNATIVE 

DESCRIPTION 

Under the No Project Alternative, no exterior modifications would be done to the existing historic 
building, although interior spaces could be altered. No residential or commercial units would be 
added. The exterior historic character-defining features on the main façade (facing east) and south 
façade would be retained; no modifications, repairs, or restoration activities would be conducted at 
these façades. The historic building would retain its 3,200 gross square feet of space with 2,267 
square feet of office use. 
 

ANALYSIS OF IMPACTS UNDER CEQA 

Since the No Project Alternative would not demolish or make any modifications to the historic 
building, it will not cause an adverse impact under CEQA.  
 

SUMMARY OF ANALYSIS & PROJECT OBJECTIVES 

While the No Project Alternative would not cause an impact to historic resources under CEQA, it 
would not meet the project objectives. It would not include housing, so the project sponsor would 
not meet the objectives of providing a high-density residential-over-commercial building by creating 
over 15 saleable units that are at least 500 square feet.   
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V. FULL PRESERVATION ALTERNATIVE  

DESCRIPTION 

The following description of the proposed Full Preservation Alternative is derived from drawings 
prepared by Stanley Saitowitz | Natoma Architects Inc. for the project sponsor, L.C. Development 
Corporation on April 11, 2017.  
 
The Full Preservation Alternative would retain the all four façades of the existing historic building, 
and would demolish the existing interior. Structural reinforcement would be added to the existing 
façade in order to construct a two-story, flat-roofed addition significantly set back behind the historic 
parapet and above the original two-story base, for a total of four stories. The ground floor would 
contain 835 gsf of commercial space, the residential lobby, and required circulation and mechanical 
space. The residential units would include five one-bedroom units above the commercial space. 
Under this alternative, the setback would be 19’ from Polk Street and 1’-11” from Cedar Street. The 
tower height would be 45’-8”.  
 
The proposed new construction above the historic building would be clad in a brick rain screen with 
color to match the existing building, and have punched recessed windows. The Polk Street and Cedar 
Street façades would be capped with a brick parapet. The north and west façades would be 
composed of cast in place concrete walls that rise above the adjacent two-story and five-story 
buildings, respectively. The roof would feature a common open space with a green roof and an 
elevator penthouse.  
 
The Full Preservation Alternative would require excavation to a depth of approximately four feet 
below ground surface to accommodate necessary foundation work. Excavation would result in the 
removal of approximately 325 cubic yards of soil.  
 
This alternative would retain the exterior historic character-defining features of the east and south 
façades. All interior walls and floors would be demolished. 
 

STANDARDS FOR REHABILITATION 

The following analysis applies each of the Secretary of the Interior’s Standards for Rehabilitation (the 
Standards) to the proposed Full Preservation Alternative for 1033-1037 Polk Street.  
 
Rehabilitation Standard 1: A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and environment. 

 
Discussion: The Full Preservation Alternative would add a residential use above the existing building, 
but would retain a commercial use in the historic portion of 1033-1037 Polk Street. The addition of 
the residential portion would change the physical appearance of the building on the site to an extent, 
but the character of the historic building would remain evident. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 1. 

 
Rehabilitation Standard 2: The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall be avoided. 

 
Discussion: The Full Preservation Alternative would retain all of the character-defining features of the 
historic building, which generally involve massing or elements of the street-facing east and south 
façades. The addition would be set back from the roofline by 19’ on Polk Street and 1’-11” on Cedar 
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Street to differentiate the addition from the historic building and allow the historic building to take 
precedence. No historic materials or features that characterize the property would be altered. The 
two-story addition would change the massing and spatial relationship of the building to its neighbors 
to an extent, but in general the character of the historic building on the site will remain evident. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 2. 

 
Rehabilitation Standard 3: Each property shall be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding conjectural features or architectural elements 
from other buildings, shall not be undertaken. 

 
Discussion: The Full Preservation Alternative would not replace historic features, and new features on 
the upper floors would be clearly differentiated from the historic features in materiality and design 
(see Rehabilitation Standard 9 for more information). No conjectural features or architectural 
elements from other buildings are proposed and no changes would be made that create a false sense 
of historical development. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 3. 
 
Rehabilitation Standard 4: Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved. 

 
Discussion: There are no changes to 1033-1037 Polk Street that have acquired historic significance in 
their own right; no non-original features of the property have been found significant.  
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 4. 
 
Rehabilitation Standard 5: Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a historic property shall be preserved. 

 
Discussion: As described under Rehabilitation Standard 2, the Full Preservation Alternative would 
preserve all four façades and all characteristic historic features and finishes. Only the non-historic 
interiors and the existing roof (which cannot be seen behind the historic parapet) would be removed. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 5. 
 
Rehabilitation Standard 6: Deteriorated historic features shall be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature shall match the old in design, color, 
texture, and other visual qualities and, where possible, materials. Replacement of missing features shall be substantiated 
by documentary, physical, or pictorial evidence. 

 
Discussion: The Full Preservation Alternative does not currently involve the repair or replacement of 
any deteriorated historic features.  
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 6. 
 
Rehabilitation Standard 7: Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest 
means possible. 
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Discussion: The Full Preservation Alternative does not involve cleaning or otherwise physically treating 
the historic materials. No abrasive treatments are proposed. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 7. 
 
Rehabilitation Standard 8: Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be undertaken. 

 
Discussion: The Full Preservation Alternative involves some excavation for foundation and structural 
work in order to support the two-story addition. If any archaeological material were to be 
encountered during this proposed Full Preservation Alternative, construction would be halted, and 
the City of San Francisco’s standard procedures for treatment of archeological materials would be 
adhered to. 
 

If standard procedures are followed in the case of an encounter with archaeological material, the 
proposed Full Preservation Alternative would be in compliance with Rehabilitation Standard 8. 

 
Rehabilitation Standard 9: New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the old and shall be 
compatible with the massing, size, scale, and architectural features to protect the historic integrity of the property and its 
environment. 

 
Discussion: As discussed previously, the Full Preservation Alternative would retain all of the building’s 
character-defining features, which generally involve massing or elements of the Polk and Cedar Street 
façades. The two-story addition would be compatible yet differentiated. It would be set back 
substantially (19’) behind the parapet on Polk Street and also 1’-11” behind the parapet on Cedar 
Street. The setbacks would separate the addition from the original building, emphasizing the original 
massing of the two-story base. Due to the setbacks, the visual change to the building would be 
relatively minimal, particularly when viewed from Polk Street; the massing, size, and scale of the 
addition appear appropriate compared to the original building. The addition would also be 
compatible in its use of brick cladding in a color that matches the original building, the use of 
regularly-spaced punched window openings, and a brick parapet that caps the flat roofline.  
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 9.  
 
Rehabilitation Standard 10: New additions and adjacent or related new construction shall be undertaken in such 
a manner that if removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired. 

 
Discussion: If the two-story addition and other related construction were hypothetically removed in 
the future, the historic building would retain all four original façades, but the interiors and roof 
would be removed. Since the character-defining features are on the street-facing façades, and the 
four façades convey the height and massing, the building would retain its essential form and integrity. 
 
Therefore, the Full Preservation Alternative would be in compliance with Rehabilitation Standard 10. 
 

ANALYSIS OF IMPACT UNDER CEQA 

As the above analysis demonstrates, the Full Preservation Alternative as currently designed meets all 
of the Secretary of the Interior’s Standards for Rehabilitation, and does not appear to affect the ability of 
1033-1037 Polk Street to be eligible for individual listing in the California Register. According to 
Section 15126.4(b)(1) of the Public Resources Code (CEQA), if a project complies with the 
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Standards, the project’s impact “will generally be considered mitigated below a level of significance 
and thus is not significant.”  
 
The purpose of the Full Preservation Alternative is to consider a plan that would retain the existing 
historic resource at 1033-1037 Polk Street and adapt it for use while also integrating it into the larger 
project. The intent is to present a plan that minimally impacts the historical resource. As the Full 
Preservation Alternative at 1033-1037 Polk Street complies with the Rehabilitation Standards, it 
would not adversely affect the historic resource, and would not have a significant impact under 
CEQA.  
 

DISTRICT COMPATIBILITY 

The Full Preservation Alternative includes most of the character-defining features of the Lower Nob 
Hill Apartment Hotel Historic District while remaining a contemporary design. The building, 
including the addition, would fit within the typical three- to seven-story height of buildings within the 
historic district. The main elevation of the original building at 1033-1037 Polk Street would continue 
to fill the property line with no setback, and both the original building and the addition would be 
rectangular in plan. Multiple-use buildings (commercial and retail space on the ground floor and 
residential space on the upper floors) are common within the historic district, and the Full 
Preservation Alternative would adhere to this combination of uses. Concrete and brick are common 
cladding materials in the historic district, and the Full Preservation Alternative would feature both. 
Both the original building and the addition would feature flat roofs. The original building and 
addition would have low parapets with projecting cornices, and the Classical ornament would remain 
evident on the original building. The Full Preservation Alternative would therefore be compatible 
with the historic district. 
 

SUMMARY OF ANALYSIS & PROJECT OBJECTIVES 

While the Full Preservation Alternative would not cause an impact to historic resources under 
CEQA and appears compatible with the historic district, it would not meet all of the project 
objectives since the Full Preservation Alternative is much more limited in size than the new 

development. The project sponsor’s objectives are to provide a high-density residential-over-
commercial building by creating over 15 saleable units that are at least 500 sf. The Full Preservation 
Alternative requires a 19’ setback for the addition per San Francisco Planning Department request. 
According to the architect, the core for the project is fixed at 570 sf per floor. Approximately 725 sf 
net remains for one unit on each floor of the addition. This fails to meet the project sponsor’s 
objective of providing a sufficient number of units. Dividing each floor into two units in order to 
increase the number of units would equal 375 sf per unit. This would fail to meet the project 
sponsor’s objectives of providing enough units or making saleable units that are at least 500 sf. In 
addition, per request from Preservation Planning staff, the design would not include projecting 
balconies that could provide usable open space for the residents. 
 
Because the Full Preservation Alternative can only accommodate five residential units over 
commercial space in a two-story addition, compared to 19 residential units in the Proposed Project, it 
would not meet the project sponsor’s objectives for the project. 
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VI. PARTIAL PRESERVATION ALTERNATIVE  

DESCRIPTION  

The following description of the proposed Partial Preservation Alternative is derived from drawings 
prepared by Stanley Saitowitz | Natoma Architects Inc. for the project sponsor, L.C. Development 
Corporation on April 11, 2017.  
 
The Partial Preservation Alternative would retain the two street-facing façades of the existing historic 
building, and would demolish the interior of the existing building. A six-story, flat-roofed addition 
with a parapet would be constructed above the original two-story base, for a total of eight stories. 
The ground-floor would contain about 835 gsf of commercial space, the residential lobby, and 
required circulation and mechanical space. The 15 residential units would include 3 one-bedroom 
units and 12 studio units above the commercial space. Under this alternative, the setback would be 
14’ from Polk Street and 1’-11” from Cedar Street. The tower height would be 83’-6”.  
 
The proposed new construction above the historic building would be clad in a brick rain screen with 
color to match the existing building, as well as recessed windows. The Polk Street and Cedar Street 
façades would be capped with a brick parapet. The north and west façades would be composed of 
cast in place concrete walls that rise above the adjacent two-story and five-story buildings, 
respectively. The roof would feature a common open space with a green roof and an elevator 
penthouse.  
 
The Partial Preservation Alternative would require excavation to a depth of approximately four feet 
below ground surface to accommodate necessary foundation work. Excavation would result in the 
removal of approximately 325 cubic yards of soil.  
 
This alternative would retain the exterior historic character-defining features of the east and south 
façades. All interior walls and floors along with the exterior north and west façades of the existing 
would be demolished. 
 

STANDARDS FOR REHABILITATION 

The following analysis applies each of the Standards to the proposed Partial Preservation Alternative 
for 1033-1037 Polk Street.  
 
Rehabilitation Standard 1: A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and environment. 

 
Discussion: The Partial Preservation Alternative would add a residential use above the existing 
building, but would retain a commercial use in the historic portion of 1033-1037 Polk Street. The 
addition of the residential portion would change the physical appearance of the building on the site 
to an extent, but the character of the historic building would remain evident. 
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
1. 

 
Rehabilitation Standard 2: The historic character of a property shall be retained and preserved. The removal of 
historic materials or alteration of features and spaces that characterize a property shall be avoided. 

 
Discussion: The Partial Preservation Alternative would retain all of the character-defining features of 
the historic building, which generally involve massing or elements of the street-facing east and south 
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façades. The addition would be set back from the roofline by 14’ on Polk Street and 1’-11” on Cedar 
Street to differentiate the addition from the historic building and allow it to take precedence. No 
historic materials or features that characterize the property would be altered. However, the six-story 
addition would significantly change the overall massing and spatial relationship of the building to its 
neighbors. 
 
Therefore, the Partial Preservation Alternative is not in compliance with Rehabilitation Standard 2. 

 
Rehabilitation Standard 3: Each property shall be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding conjectural features or architectural elements 
from other buildings, shall not be undertaken. 

 
Discussion: The Partial Preservation Alternative would not replace historic features, and new features 
on the upper floors would be clearly differentiated from the historic features in materiality and design 
(see Rehabilitation Standard 9 for more information). No conjectural features or architectural 
elements from other buildings are proposed and no changes would be made that create a false sense 
of historical development. 
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
3. 
 
Rehabilitation Standard 4: Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained and preserved. 

 
Discussion: There are no changes to 1033-1037 Polk Street that have acquired historic significance in 
their own right; no non-original features of the property have been found significant.  
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
4. 
 
Rehabilitation Standard 5: Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a historic property shall be preserved. 

 
Discussion: As described under Rehabilitation Standard 2, the Partial Preservation Alternative would 
preserve the two street-facing façades and all characteristic historic features and finishes. Only the 
non-historic interiors, the two rear (north and west) walls that do not have character-defining 
features, and the existing roof (which cannot be seen behind the historic parapet) would be removed. 
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
5. 
 
Rehabilitation Standard 6: Deteriorated historic features shall be repaired rather than replaced. Where the 
severity of deterioration requires replacement of a distinctive feature, the new feature shall match the old in design, color, 
texture, and other visual qualities and, where possible, materials. Replacement of missing features shall be substantiated 
by documentary, physical, or pictorial evidence. 

 
Discussion: The Partial Preservation Alternative does not currently involve the repair or replacement 
of any deteriorated historic features.  
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
6. 
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Rehabilitation Standard 7: Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials shall not be used. The surface cleaning of structures, if appropriate, shall be undertaken using the gentlest 
means possible. 

 
Discussion: The Partial Preservation Alternative does not involve cleaning or otherwise physically 
treating the historic materials. No abrasive treatments are proposed. 
 
Therefore, the Partial Preservation Alternative would be in compliance with Rehabilitation Standard 
7. 
 
Rehabilitation Standard 8: Significant archeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed, mitigation measures shall be undertaken. 

 
Discussion: The Partial Preservation Alternative involves some excavation for foundation work in 
order to support the six-story addition. If any archaeological material were to be encountered during 
this proposed Partial Preservation Alternative, construction would be halted, and the City of San 
Francisco’s standard procedures for treatment of archeological materials would be adhered to. 
 

If standard procedures are followed in the case of an encounter with archaeological material, the 
proposed Partial Preservation Alternative would be in compliance with Rehabilitation Standard 8. 

 
Rehabilitation Standard 9: New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated from the old and shall be 
compatible with the massing, size, scale, and architectural features to protect the historic integrity of the property and its 
environment. 

 
Discussion: As discussed previously, the Partial Preservation Alternative would retain the majority of 
the building’s character-defining features, which include elements of the Polk and Cedar Street 
façades. The design appears compatible yet differentiated. It would be set back substantially (14’) 
behind the historic parapet on Polk Street and also 1’-11” behind the historic parapet on Cedar 
Street. The setbacks would separate the addition from the original building, emphasizing the original 
massing of the two-story base. The addition would also be compatible in its use of brick cladding in a 
color that matches the original building, the use of regularly-spaced punched window openings, and a 
brick parapet that caps the roofline. However, the six-floor addition would create a significant change 
in the overall visual impression of the property as viewed from the street and in comparison to its 
neighbors. 
 
Due to the change in overall massing and size, the Partial Preservation Alternative does not comply 
with Rehabilitation Standard 9.  
 
Rehabilitation Standard 10: New additions and adjacent or related new construction shall be undertaken in such 
a manner that if removed in the future, the essential form and integrity of the historic property and its environment 
would be unimpaired. 

 
Discussion: If the six-story addition and other related construction was hypothetically removed in the 
future, the historic building would have two façades—the east façade on Polk Street and the south 
façade on Cedar Street. The interiors, roof, and the north and west façades would not exist. Though 
the character-defining features are on the street façades, the building would not retain its essential 
form and integrity because only two façades would remain and the physical building behind the two 
façades would be removed.  
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Therefore, the Partial Preservation Alternative would not comply with Rehabilitation Standard 10. 
 

ANALYSIS OF IMPACT UNDER CEQA 

As the above analysis demonstrates, the Partial Preservation Alternative would be in compliance with 
seven of the ten Secretary of the Interior’s Standards for Rehabilitation. According to Section 15126.4(b)(1) 
of the Public Resources Code (CEQA), if a project complies with the Standards, the project’s impact 
“will generally be considered mitigated below a level of significance and thus is not significant.” As 
the proposed Partial Preservation Alternative at 1033-1037 Polk Street does not comply with all ten 
Rehabilitation Standards, additional analysis is required. 
 
The purpose of the Partial Preservation Alternative is to consider a plan that would lessen the 
significant impacts of the Proposed Project on the existing historical resource. The Partial 
Preservation Alternative would retain the significant street facades of the existing historic building at 
1033-1037 Polk Street and adapt the building for residential use by adding six stories to the top. The 
Partial Preservation Alternative would retain most of the character-defining features of the historic 
building, but it would create a greater visual impact in contrast to the Full Preservation Alternative. 
While the addition would be set back, the perceived scale would be compromised because of the six-
story addition.  
 
Because the Partial Preservation Alternative would cause a visual and material change to the resource, 
it would have a significant impact on the historic resource. 
 

DISTRICT COMPATIBILITY 

The Partial Preservation Alternative includes many of the character-defining features of the Lower 
Nob Hill Apartment Hotel Historic District while remaining a contemporary design. The building, 
including the addition, would be one story taller than the typical three- to seven-story heights of 
buildings within the historic district. The main elevations of the original building at 1033-1037 Polk 
Street would continue to fill the property line with no setback, and both the original building and the 
addition would be rectangular in plan. Multiple-use buildings (commercial and retail space on the 
ground floor and residential space on the upper floors) are common, and the Partial Preservation 
Alternative would adhere to this combination of uses. Concrete and brick are common cladding 
materials in the historic district, and the Partial Preservation Alternative would feature both. The 
original building and the addition would both feature flat roofs. The original building and addition 
would have low parapets with projecting cornices, and the Classical ornament would remain evident 
on the original building. The Partial Preservation Alternative would therefore be compatible with the 
historic district. 
 

SUMMARY OF ANALYSIS & PROJECT OBJECTIVES 

The Partial Preservation Alternative would cause a significant impact to historic resources under 
CEQA, though it appears compatible with the historic district. In addition, it would not meet all of 
the project objectives since the Partial Preservation Alternative is much more limited in size than the 

new development. The project sponsor’s objectives are to provide a high-density residential-over-
commercial building by creating over 15 saleable units that are at least 500 sf. The Partial 
Preservation Alternative requires a 14’ setback for the addition per San Francisco Planning 
Department request. According to the architect, the core for the project is fixed at 570 sf per floor. 
The remaining square footage can accommodate two 450 sf studio units on each floor of the 
addition. This fails to meet the project sponsor’s objective of providing a sufficient number of units 
or making saleable units that are at least 500 sf. In addition, per request from Preservation Planning 
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staff, the design would not include projecting balconies that could provide usable open space for the 
residents. 
 
Because the Partial Preservation Alternative would accommodate 15 residential units (three one-
bedroom units and 12 studio units) over commercial space in a six-story addition, compared to 19 
residential units (18 one-bedroom units and one studio unit) in the Proposed Project, it would not 
meet the project sponsor’s objectives for the project of providing a high-density residential-over-
commercial building.  
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VII. COMPATIBLE DESIGN ALTERNATIVE 

The Compatible Design Alternative is intended to provide a new design on the subject site that is 
compatible with the Lower Nob Hill Apartment Hotel Historic District, as the subject property was 
found to be a contributor to a proposed extension to this district. 
 

DESCRIPTION 

The following description of the proposed Compatible Design Alternative is derived from drawings 
prepared by Stanley Saitowitz | Natoma Architects Inc. for the project sponsor, L.C. Development 
Corporation on April 11, 2017.  
 
The Compatible Design Alternative would demolish the existing historic building and construct a 
new mixed-use residential building with ground-floor commercial space that is designed to be 
compatible with the character of the Lower Nob Hill Apartment Hotel Historic District. The 
building would have frontages along Polk and Cedar streets. It would be eight stories tall, plus a 
mechanical penthouse, reaching 82’-10” to the roof level and 88’-4” to the parapet. The proposed 
building would consist of 16,885 gsf of space. The ground floor would contain about 445 gsf of 
commercial space, the residential lobby, and required circulation and mechanical space. The  
Compatible Design Alternative would include a total of 19 residential units, including 18 one-
bedroom units and one two-bedroom unit. Of the 19 residential units, two residential units would be 
BMR units (12 percent of total units). Residential units would be located above commercial space. 
The gross square footage and unit numbers are identical to the Proposed Project. 
 
The Compatible Design Alternative’s east (Polk Street) and south (Cedar Street) façades would be 
designed with a white stone rain screen base for the first two stories with two-story tall multi-lite 
storefront windows. The remaining upper six stories would be clad in an off-white or light gray brick 
rain screen with punched recessed windows, and a projecting brick parapet would be located at the 
capital. The base would be separated from the shaft, and the shaft from the top floor, by projected 
stone ledges. The storefront/entrance system on Polk Street would be capped with a flat canopy. 
The north and west façades would be a cast in place concrete and would rise above the adjacent five-
story and two-story buildings, respectively. No off-street parking spaces would be provided with the 
Compatible Design Alternative. Common open space would be provided on the roof, adjacent to the 
elevator penthouse. 
 
The Compatible Design Alternative would require excavation to a depth of approximately four feet 
below ground surface to accommodate necessary foundation work. Excavation would result in the 
removal of approximately 325 cubic yards of soil.  
 

DISTRICT COMPATIBILITY 

The Compatible Design Alternative includes many of the character-defining features of the Lower 
Nob Hill Apartment Hotel Historic District while remaining a fully contemporary design. The new 
building would only be one story taller than the typical three- to seven-story heights of buildings 
within the historic district. The building would fill the property line with no setback and would be 
rectangular in plan. Multiple-use buildings (commercial and retail space on the ground floor and 
residential space on the upper floors) are common, and the Compatible Design Alternative would 
adhere to this combination of uses. The ground floor storefront would be contemporary, using white 
stone cladding, expanses of glass, and a flat entry canopy. Tripartite building organization with a 
base, middle, and capital are characteristic of the historic district, and the Compatible Design 
Alternative embodies this façade division with the use of horizontal projecting stone ledges. Brick 
and concrete are common cladding materials in the historic district, and the Compatible Design 
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Alternative would feature both. The design would feature a flat roof, parapet, and projecting cornice. 
The Compatible Design Alternative would be entirely compatible with the Lower Nob Hill 
Apartment Hotel Historic District. 
 

SUMMARY OF ANALYSIS & PROJECT OBJECTIVES 

The Compatible Design Alternative is intended to be compatible with the character-defining features 
of the historic district. It meets all of the project sponsor’s objectives since it matches the Proposed 
Project in square footage and number of units.  
 
The Compatible Design Alternative is historicist in its overall design aesthetic in order to be 
compatible with most of the character-defining features present in the Lower Nob Hill Apartment 
Hotel Historic District. It does not meet the project sponsor’s objective to produce “superlative 
modern architecture.” Furthermore, the Planning Department at large does not support this type of 
architectural style, which is not of our twenty-first-century time.9  
 

  

                                                      
9 In a Planning Commission hearing on June 1, 2017, Commissioner Moore and Planning Director John 
Rahaim had an exchange in which Director Rahaim stated that “the Department still believes that new 
buildings should be of our time.” City and County of San Francisco, Transcript. Website accessed 6/16/2017 
from: http://sanfrancisco.granicus.com/TranscriptViewer.php?view_id=20&clip_id=28002. 
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VIII. CUMULATIVE IMPACTS TO LOWER NOB HILL APARTMENT 

HOTEL HISTORIC DISTRICT 

CEQA defines cumulative impacts as follows: 
 
“Cumulative impacts” refers to two or more individual effects which, when 
considered together, are considerable or which compound or increase other 
environmental impacts. The individual effects may be changes resulting from a single 
project or a number of separate projects. The cumulative impact from several projects 
is the change in the environment which results from the incremental impact of the 
project when added to other closely related past, present, and reasonably foreseeable 
probable future projects. Cumulative impacts can result from individually minor but 
collectively significant projects taking place over a period of time.10 

 
To reiterate, the project site is not in the existing boundaries of the historic district, but is within a 
proposed expansion of the boundaries. Therefore, the following cumulative impact discussion is 
conservative.  
 
According to San Francisco’s “Active Permits in My Neighborhood” webpage, within the Lower 
Nob Hill Apartment Hotel Historic District, approximately 15 projects have sought or received 
CEQA review, a Certificate of Appropriateness, and/or a major or minor permit to alter between 
2006 and 2017 (Figure 5). According to the National Register Nomination, there are 332 buildings 
in the historic district, of which 297 are contributors. No projects are proposed among the other 
three buildings recommended in the HRE to be included in an extension of the historic district – 
1047-1051 Polk Street, 1101-1105 Polk Street, and 1115 Post Street. 
 
Within the historic district, two requests for permits involved adding street awnings and/or exterior 
lights at 712 Sutter Street and 825 Post Street; and a permit for window replacement was sought for 
417 Stockton Street. Other projects involved new construction, such as a three-unit residential-over-
commercial building at 995 Sutter Street at Hyde; a six-story addition to an existing two-story 
building at 907 Post Street at Hyde (the building was rehabilitated but the addition was not ultimately 
constructed); a six-story residential over commercial building at 832 Sutter Street between Jones and 
Leavenworth streets; and a 130’ new building at 1080 Sutter Street between Larkin and Hyde streets. 
The only permit within the historic district that is also located within a block of 1033-1037 Polk 
Street is a project to replace the apparatus bay doors to the San Francisco Fire Department’s fire 
station at 1067 Post Street. In general, the projects are spread out throughout the expanse of the 
historic district. 
 
The effect of each of these projects on the Lower Nob Hill Apartment Hotel Historic District is 
small, and constitutes four percent of the building stock within the district. Construction of multi-
story mixed-use buildings comprises less than one percent of the building stock within the historic 
district. The various projects are not collectively significant or compounding in a manner such that 
any of the project alternatives for 1033-1037 Polk Street would contribute to a substantial change in 
the integrity of the historic district. The Proposed Project would not contribute to cumulative 
impacts on the integrity of the historic district as defined by CEQA. 

                                                      
10 CEQA Guidelines, Article 20, subsection 15355. 



Preservation Alternatives Report 1033-1037 Polk Street 
Case No. 2014.0914E  San Francisco, California 
Final Draft for ARC Hearing 

 

October 26, 2017   Page & Turnbull, Inc. 
23 

 

 
Figure 5. Lower Nob Hill Apartment Hotel Historic District, showing 15 projects seeking permits 
between 2006 and 2017. 1033-1037 Polk Street is the red dot to the lower left. Source: San Francisco 

Property Information Map and “Permits in My Neighborhood” webpage. Edited by Page & Turnbull.  
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IX. CONCLUSION 

1033-1037 Polk Street (APN 0694/003) was constructed in 1920 by architect Arthur S. Bugbee. The 
building was evaluated in 2010 by William Kostura as part of the Van Ness Auto Row Support 
Structure Survey, and again in a HRE Part 1 by Tetra Tech in 2016. The building was found to be 
individually eligible for listing in the California Register and was also identified as a contributor to a 
proposed extension to the Lower Knob Hill Apartment Hotel Historic District. As such, 1033-1037 
Polk Street is considered a historic resource for the purposes of CEQA review. 
 
The Proposed Project will demolish the existing building. This report found that a Full Preservation 
Alternative would not cause an impact to the historic resource under CEQA; a Partial Preservation 
Alternative would cause a significant impact to the historic resource; and a No Project Alternative 
would not cause an impact to the historic resource. All three alternatives were found to be 
compatible with the Lower Nob Hill Apartment Hotel Historic District. Nevertheless, the Full and 
Partial Preservation Alternatives would not meet the project sponsor’s objectives. A Compatible 
Design Alternative was also developed, and was found to be compatible with the historic district, 
but, in the view of the project architects,  would be a regressive design aesthetic. Lastly, a cumulative 
impacts analysis found that none of the project alternatives would contribute to a cumulative impact 
on the Lower Nob Hill Apartment Hotel Historic District. 
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