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DATE:  August 2, 2017 
 

TO: Architectural Review Committee of the Historic Preservation 
Commission 

 

FROM:  Jørgen G. Cleemann, Preservation Planner, (415) 575-8763   
 Jeanie Poling, Environmental Planner, (415) 575-9072  
 
REVIEWED BY: Tina Tam, Senior Preservation Planner, (415) 558-6325 

 

RE:  Review and Comment for 500 Turk Street 
Preservation Alternatives for Draft EIR 
Case No. 2016.010340ENV 

 
  

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 500 Turk Street (“the Project”).  
 
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 individual historical resource at 
500 Turk Street.  
 
The Planning Department is in the process of preparing an Initial Study and focused 
Environmental Impact Report (EIR) to evaluate the related physical environmental effects of 
the proposed project. It is anticipated that the EIR will be a focused EIR to address the 
environmental topic of historic architectural resources. 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 estimated to be brought to the HPC in the fall of 2017.  
 
BUILDINGS AND PROPERTY DESCRIPTION 
500 Turk Street is a one- to two-story, stucco-clad, reinforced concrete auto repair and tire shop 
located on a square (137.5’x137.5’) lot at the northwest corner of the intersection of Turk and 
Larkin Streets in San Francisco’s Tenderloin neighborhood.  The subject building has an L-
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shaped plan with an open parking/vehicle maneuvering area at the street corner between its 
two wings; the subject property also encompasses a rectangular open area, apparently used for 
parking, to the north of the subject building.  The subject property is located within the North 
of Market Residential Special Use District and an 80-T Height and Bulk District. 
 
Designed by architect Henry A. Minton and structural engineer L. H. Nishkian, the subject 
building was constructed in 1935.  It comprises a central, two-story section with a short and 
wide one-story wing extending to the south and a longer, narrower one-story wing extending 
to the east.  The building’s minimalist Art Deco styling consists of bays divided by faceted 
pilasters that carry a frieze that features abstracted dentils on the street-facing facades and on 
the wings.  At corners or other locations where there is a change in building scale, the faceted 
pilasters are taller and taper to points.  Most of the building is painted brown except for the 
frieze area, which serves as a sign location and has been painted white.  All sections of the 
building have flat roofs enclosed by parapets.  Fenestration, ornamentation, and building 
openings are limited to the street-facing or parking area-facing south and east facades.  The 
utilitarian north and east facades have no openings or fenestration. 
 
The central two-story section is divided into two bays:  an angled bay facing the intersection 
with an open vehicular entry at the base and a single window at the second story, and, flush 
with the east façade of the south wing, a bay with a glazed storefront at the base and a pair of 
windows in the second story.   

The one-story south wing consists of three bays each on its south, Turk Street-facing elevation 
and its east, parking area-facing elevation.  On Turk Street, there is a central entry with hollow 
metal doors, a profiled transom bar, and a glazed transom.  This entry is flanked on either side 
by storefronts.  The basic storefront configuration found in the Turk Street bays extends around 
the corner onto the three bays found on the east, parking area-facing elevation of the one-story 
south wing.  In the signband area in the fascia above the storefronts, the business name has 
been spelled out with dimensional letter signage.  Beneath the letters a smaller sign reads 
“Since 1912.”  

On the other side of the central two-story section, the one-story east wing features five bays on 
its south, parking area-facing elevation.  The westernmost three are entirely open vehicular 
bays with roll-down metal gates.   The easternmost two bays have been infilled with solid 
materials and include two recessed doors with two-light transoms.  Dimensional letter signage 
(“Tire & Auto Service,” “Goodyear”) has been affixed to the signband area in the fascia above 
these five bays.  The east, Larkin Street-facing façade of the east wing contains two bays that 
may have once contained storefronts, but have been infilled with opaque materials.  “Kahn & 
Keville” is spelled out in dimensional letters in the signband area above these bays. 

Two diamond-shaped illuminated “Goodyear” signs are installed on the roof at the ends of the 
building’s two wings.  There is also a marquee sign supported by two posts located in the 
parking lot, near the street corner, that features a rotating assortment of aphorisms and 
quotations. 

The immediate context for 500 Turk Street is defined by its location at the juncture of several 
different overlapping districts and neighborhoods:  the Van Ness automotive district, the 
Tenderloin, and the Civic Center.  Due to the building’s current and historical use and location, 
its relationship with the automotive district—centered on Van Ness Avenue, two blocks to the 
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west—may be the most relevant contextual factor.   

Additional description of the existing building and context may be found in the attached 
Historic Resource Evaluation, Part II, prepared by Left Coast Architectural History, and in the 
attached Historic Resource Evaluation Response (“HRER”) prepared by the Planning 
Department. 

CEQA HISTORICAL RESOURCE(S) EVALUATION 
The subject property is considered a Known Historic Resource, having been evaluated in the 
adopted Van Ness Auto Row Support Structures Survey and given a California Historic 
Resource Status Code of 3CS (appears eligible for the California Register of Historic Resources 
as an individual property through survey evaluation).  In connection with the current project, 
the property was evaluated recently by the Planning Department in the attached HRER, which 
concurs with the findings of the Survey. 
 
Both the survey and the HRER find that the subject property is individually significant under 
Criteria 1 (events) and 3 (architecture).  Under Criterion 1, the property is significant for its 
association with the development of a collection of businesses on and around Van Ness 
Avenue that catered to the automobile industry.  Within this context, it is specifically 
significant for the longevity of its use as a tire and battery shop.  Under Criterion 3, the 
property is significant for its then innovative design that made a decisive break from the form 
that urban industrial buildings had previously taken, and instead responded thoughtfully to 
the specific needs of the business it was meant to house.  Specifically, the design’s L-shaped 
plan segregates functions among the building’s two wings and central node, and also creates 
an open paved area that facilitates the movement and maneuvering of vehicles.   
 
Additional information regarding the building’s historical significance and eligibility 
determination may be found in the attached Historic Resource Evaluation, Part II, prepared by 
Left Coast Architectural History, and in the attached Historic Resource Evaluation Response 
(“HRER”) prepared by the Planning Department. 

INTEGRITY 
The Department has found that the subject building retains sufficient integrity to convey its 
significance as an Art Deco-style automobile servicing building with a distinctive L-shaped 
plan with an open paved area that facilitates vehicular movement. 

 
CHARACTER-DEFINING FEATURES 
Character-defining features of 500 Turk Street building are listed below: 

• Plan shape; two perpendicular wings that meet at the northwest corner 
• Open vehicle maneuvering area at the southeast corner 
• Height; one-story wings, with a second story at the northwest juncture 
• Storefront infill on the street facades and east façade of the south wing; vehicular bays on the 

south façade of the east wing 
• Art Deco styling, including faceted piers and vertical hash marks in the fascia 
• Steel sash windows 
• Signage, including two diamond-shaped Goodyear signs mounted on the roof, and one marquee 

sign at the corner featuring rotating content 
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PROJECT DESCRIPTION 
The proposed project at 500 Turk Street is to demolish the existing building and replace it with 
an 8-story, 79-foot-tall, 100% affordable housing development with 108 dwelling units, 
including family-sized units, neighborhood-serving retail uses on the ground floor, and 
common residential amenity spaces.  Of the new building’s 105,802 sf interior area, residential 
uses will account for 81,869 sf, residential support and common areas for 3,564 sf, and 
commercial/retail uses for 2,597 sf.  All square footage numbers are approximate.  The 
proposed new building will incorporate outdoor common space for residents of the project at 
the northwest corner of the project site, a location chosen to maximize privacy and exposure to 
sunlight. 
 
For additional information about the proposed project, please see the attached project plans. 

 
PROJECT IMPACTS 
Because it will result in the complete demolition of the existing building, which has been 
determined individually eligible for listing in the CRHR, the project will result in a significant 
impact to an identified historic resource. 

 
PRESERVATION ALTERNATIVES 
As the proposed project is anticipated to result in a significant impact on a historical resource 
due to demolition, the focused 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 attached, along with a letter from the 
Sponsor. 
 
Department staff and the project team have identified the following preservation alternatives: 
No Project Alternative, Full Preservation Alternative, and Partial Preservation Alternative. The 
Full and Partial Preservation Alternatives are depicted in the attached plan and massing 
studies. 
 
No Project Alternative 
The no project alternative would not include new construction or any demolition.  The 
building at 500 Turk Street would remain; it is currently still occupied by Kahn & Keville.  This 
no project alternative would not result in the loss of historic resources.  
 
The No Project Alternative does not meet the objectives of the project. 
 
Full Preservation Alternative 
The full preservation alternative would retain the existing building in its entirety, along with 
its character-defining open lot at the southeast corner, and would also include a new 7-story 
building in the open lot to the north of the existing building.  In order to remain within the 
zoning district’s 80-foot height limit while still aligning with the floor plates of the historic 
building, the new building would rise 7 stories under the full preservation alternative, as 
opposed to the 8 stories proposed in the project.  A one-story setback rooftop addition would 
be built over the historic building’s existing one-story south wing.  On Larkin Street, the new 
building would be set back from the lot line in order to emphasize the historic building’s east 
façade.  Retail (4,079 sf) and residential common areas (3,500 sf) would be located on the 
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ground floor of the combined historic and new building.  The 32 residential units (26,355 sf) 
would be located on the upper floors.  All square footage numbers are approximate.  The open 
vehicle area at the southeast corner of the lot, which is currently used as a surface parking lot, 
would be preserved and used as a communal outdoor space for residents of the project, which, 
according to the project sponsor, would need to be fenced off from the street for security and 
privacy reasons. 
 
Under the full preservation alternative, all of the historic building’s character-defining 
features, with the exception of one of the Goodyear signs, would be retained, including:  its 
distinctive plan shape, the open vehicle maneuvering area at the southeast corner (although no 
longer paved or used for vehicle maneuvering), the 1- to 2-story height, the historic storefront 
infill, the Art-Deco ornamentation, some of the steel sash windows, and the distinctive signage 
on the roof and the marquee at the corner.  (The setback rooftop addition over the south wing 
will necessitate the removal of one of the Goodyear signs, but the other Goodyear sign and the 
marquee at the corner will remain, thereby maintaining the overall integrity of the signage.)  
Although the garage doors on the vehicular bays would be replaced with new infill, the 
configuration of the bays would not change and their reading as former vehicular openings 
would be retained.  Additional repair and restoration work would be performed as needed, 
including the likely replacement of some of the steel sash windows with compatible new 
windows that comply with current energy performance requirements.  All work would be in 
conformance with the Secretary of the Interior’s Standards for Rehabilitation.  

 
The Full Preservation Alternative meets or partially meets some of the objectives of the project. 
 
Partial Preservation Alternative  
The partial preservation alternative would retain portions of the existing building and also 
include a new 7-story addition in the open lot to the north.  In order to remain within the 
zoning district’s 80-foot height limit while still aligning with the floor plates of the historic 
building, the new building would rise 7 stories under the partial preservation alternative, as 
opposed to the 8 stories proposed in the project.  The new building would fill the open lot to 
the north of the existing building and would partially extend over the existing historic 
building, essentially creating 5- to 6-story rooftop additions.  The façade of the new building 
would be set back on Larkin Street in order to emphasize the historic building.  The ground 
floor of the combined historic and new building would house retail (2,850 sf) and residential 
support and common areas (3,500 sf); the upper floors would house 56 residential units (34,020 
sf).  All square footage numbers are approximate.   
 
For informational purposes, for the partial preservation alternative, planning staff asked the 
project sponsor to consider the insertion of a short standalone building in the open lot in the 
southeast corner for the purpose of housing the retail, residential support, and/or residential 
amenity areas.  Although building within the open lot would remove a character-defining 
feature and would therefore not be appropriate under a full preservation alternative, staff 
reasoned that such an approach might still succeed in partially preserving the historic resource 
if the separation between the historic building and the standalone building were sufficient to 
allow a perceptive viewer to understand that the lot had historically been an open vehicle 
maneuvering area.  After assessing what could realistically be built in this space, however, the 
project sponsor found that inserting a standalone building would create only two additional 
residential units, and would result in a host of significant problems related to security, 
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operations, additional construction costs, negative impacts to the quality of the common space 
for residents of the project, reduced potential for internal community building, and the undue 
emphasis it would inevitably place on retail use, which is inconsistent with the sponsor’s 
mission of providing affordable housing.  Therefore the project sponsor finds that the creation 
of the standalone building in the open southeast lot would not be workable under any 
alternative; staff concurs with this finding.  
 
Under the partial preservation alternative, many of the historic building’s character-defining 
features would be retained, including:  its distinctive plan shape, the open vehicle 
maneuvering area at the southeast corner (although no longer paved or used for vehicle 
maneuvering), the historic storefront infill, the Art-Deco ornamentation, some of the steel sash 
windows, and the distinctive signage on the roof and the marquee at the corner.  (The setback 
rooftop addition over the south wing would necessitate the removal of one of the Goodyear 
signs, but the other Goodyear sign and the marquee at the corner would remain, thereby 
maintaining the overall integrity of the signage.)  Significantly, the historic building’s character 
defining 1- to 2-story height would not be preserved as the addition would rise from the 
historic building’s roof with only minimal setbacks.  Additional repair and restoration work 
would be performed as needed, including the likely replacement of some of the steel sash 
windows with compatible new windows that comply with current energy standards.  All work 
would be in conformance with the Secretary of the Interior’s Standards. 

 
The Partial Preservation Alternative meets or partially meets some of the objectives of the 
project. 

 
 
REQUESTED ACTION 
Specifically, the Department seeks comments on the adequacy of the proposed Preservation 
Alternatives. 
 
 
ATTACHMENTS 
- HPC Resolution No. 0746 
- DPR 523A form for the subject property from the Van Ness Auto Row Support Structures 

Survey. 
- Historic Resource Evaluation – Part 2, prepared by Left Coast Architectural History (dated 

June 20, 2017)  
- Historic Resource Evaluation Response (dated June 5, 2017), prepared by the San 

Francisco Planning Department 
- Sponsor letter (dated July 26, 2017) 
- 500 Turk Street Project Objectives (dated May 19, 2017) 
- Comparison of Preservation Alternatives Table and Graphics Package, prepared by David 

Baker Architects 
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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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EIR Preservation Alternatives Policy 
 

 

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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EIR Preservation Alternatives Policy 
 

 

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 



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   7      *Resource Name or #:  (Assigned by recorder)  500 Turk Street  
 
P1. Historic name of building (if any):    Kahn and Keville tires and batteries shop  
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     500 Turk Street    City     San Francisco   Zip     94102  
 d. UTM:  Zone                   ;                            mE/          mN                *e.  Assessor’s parcel #:  Block 741, lot 2 
  
*P3a.  Description:  (Describe resource and its major elements.  Include design, materials, condition, alterations, size, setting, and boundaries) 

*P3b  Resource Attributes:  ___HP8 –  industrial building_________                    _________  

This reinforced concrete automobile shop building occupies a fifty-vara lot (137’-6” square) at the 
northwest corner of Turk and Larkin streets.  The building is L-shaped, with a west wing fronting on 
Turk Street and an east wing fronting on Larkin.  The two wings meet at the northwest corner of the 
lot, leaving an open area in front (facing the corner of Turk and Larkin) that is used for vehicular 
access and parking.  The building is one story in height, except for the corner section where the two 
wings; it is two stories in height.  The building is faced in a coating of stucco.  Windows – all in the 
west wing and the corner section – have steel frames or sash and appear to be original.  Those in the 
west wing are divided by transom bars and mullions, while those in the two story section are divided 
into smaller lights by mullions and muntins. 
 

(See Continuation Sheet, page 2.) 

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

 
P5b.  Description of Photo: 

 
 

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

 Prehistoric  Both 
1935; building permit  
*P7.  Owner and Address: 
KAHN IRVING H TR ELKUS 
CHAR  
500 TURK ST 
SAN FRANCISCO CA  94102  
*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) 

 
DPR 523A (1/95)   Turk 500-AB  *Required Information 



State of California — The Resources Agency   Primary #   
DEPARTMENT OF PARKS AND RECREATION   HRI/Trinomial   
CONTINUATION SHEET 
Page   2    of   7      Resource Identifier:    500 Turk Street  
Recorded by    William Kostura  *Date   October 2009    Continuation      Update 
 
 
Description (continued): 
 
The east wing is divided into five bays, three of which are devoted to automobile service.  Bays in all 
three parts of the building – the two wings and the corner section – are defined by piers with slanted 
sides; those piers located at the corners of the wings rise into the frieze area and taper to a point.  These 
piers give the building its faintly Art Deco style.  Other decoration is limited to short vertical hatching 
impressed into the stucco at the base of each frieze. 
 
Most signage is applied to the frieze of the building.  In addition, two large, diamond-shaped Goodyear 
tire signs are mounted on the roof near the end of each wing.  Finally, a billboard-type sign is mounted 
on steel poles at the southeast corner of the parking lot.  It has changeable lettering that has spelled out 
inspirational messages for at least the past thirty years. 

 
 

 
 

Detail of the east wing 
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State of California — The Resources Agency   Primary #   
DEPARTMENT OF PARKS AND RECREATION   HRI/Trinomial   
CONTINUATION SHEET 
Page   3    of   7      Resource Identifier:    500 Turk Street  
Recorded by    William Kostura  *Date   October 2009    Continuation      Update 
 

 
 
 
 
 

 
 

Detail of the west wing 
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State of California — The Resources Agency   Primary #    
DEPARTMENT OF PARKS AND RECREATION   HRI #    
BUILDING, STRUCTURE, AND OBJECT RECORD 
Page   4    of   7      *NRHP Status Code  3CS  
 *Resource Name or # (Assigned by recorder) 500 Turk Street  
B1. Historic Name:  Kahn and Keville tires and batteries shop  
B2.  Common Name:  Kahn and Keville tires and batteries shop  
B3. Original Use: tires and batteries shop      B4.  Present Use:  tires and batteries shop  
*B5. Architectural Style:  Classical Revival  
*B6. Construction History: (Construction date, alterations, and date of alterations) 
  Built in 1935. 
 
*B7. Moved?    No      Yes    Unknown Date:     Original Location:    
*B8. Related Features: 
    none 
 
 
B9a. Architect:   Henry A. Minton        Structural engineer:   L. H. Nishkian                b. Builder:      unknown  
*B10. Significance:  Theme   automobile industry  Area   San Francisco  
 Period of Significance    1935-1964  Property Type    tire and battery shop  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 

This building was constructed in 1935 for owner Mrs. F. H. Rolandi to designs by architect Henry A. 
Minton and structural engineer L. H. Nishkian.  The architect, Minton, was active in San Francisco 
from the 1910s-1940s.  He is noted for the many churches and schools he designed for the Roman 
Catholic Church and for his numerous banks for the Bank of Italy and Bank of America.  Some of 
these buildings are extremely fine and are notable landmarks.  Nishkian was one of San Francisco’s 
two most prominent structural engineers during the 1920s-1940s (the other being H. J. Brunnier).  Both 
Nishkian and Minton had worked for San Francisco’s Department of Public Works under M. M. 
O’Shaughnessy during the 1910s, and each worked on at least one major structure in the Hetch Hetchy 
system.  They may have collaborated on Hetch Hetchy or other city work early in their careers.  500 
Turk, however, is the only building that they are definitely known to have collaborated on. 
 

(See Continuation Sheet, page 5.) 

 
B11. Additional Resource Attributes: (List attributes and codes)       
 
*B12. References: (Sketch map with north arrow required) 
Building permit #11435 (April 9, 1935) 
Crocker-Langley and Polk’s city directory, and PT&T reverse 

directory listings for occupants of this building, 1914-1964 
1948 Sanborn insurance map (“gas and oil”) 
 
B13. Remarks: 
 
*B14. Evaluator:  William Kostura   
Date of Evaluation:  October 2009  
 

(This space reserved for official comments.) 
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History (continued) 
 
The first and only occupant of this building has been Kahn and Keville, dealers in tires, auto batteries, 
and appliances from 1935 to the present.   Harry H. Kahn arrived in San Francisco in 1914 and opened a 
vulcanizing shop at 409 Larkin Street.  Only one year later he formed a partnership with Hugh J. Keville 
at 489 Golden Gate Avenue, where they ran an auto tires and batteries shop.  (That building has been 
demolished.)  During 1918-1925 they had a small storefront at 982 Post Street (extant), and during 
1925-1935 they were at 1600 Bush Street (also extant).  In 1935 they made their final move, from that 
storefront into the subject building, 500 Turk Street, where they installed as well as sold these products.  
Newspaper display ads and city directory listings reveal that they sold Goodyear tires from at least 1917 
to the 1960s, and no doubt afterward as well. 
 
The 1936 city directory lists the products sold by Kahn and Keville at 500 Turk: Goodyear tires; Hobbs 
batteries; radios by General Electric, RCA Victor, Atwater-Kent, and Philco; Hotpoint ice machines; and 
General Electric washing machines.  From 1939 through 1949 they sold Goodyear tires, Hobbs batteries, 
radios by Zenith, Philco, and RCA, plus ice and washing machines by GE.  Their line-up remained 
similar through 1964, when they sold Goodyear tires, batteries, and products by RCA, Zenith, and GE, 
as well as performing brake service and wheel alignment.  Through all these years Goodyear tires was 
always listed first in their city directory listings, and batteries were listed second.  Harry Kahn was a 
partner through 1951, and in 1953 the partners included Hugh Keville plus two other persons. 
 
This is one of about twelve surviving buildings in the study area that had some importance as tire shops.  
Nine of these buildings had such history dating back to the 1910s, two back to the 1920s, and two 
(including the subject building) back to the 1930s.  Of these twelve, nine had a history as a tire shop for 
ten or more years.  Those nine include: 
 

1412-1420 Van Ness (ten years: 1913-1923; Firestone tires; good integrity) 
1233-1237 Van Ness (ten years: 1914-1924; good integrity) 
1430-1480 Van Ness (ten years: 1915-1924, 1927; fair integrity) 
1650 Pine (ten years: 1917-1927; integrity is good) 
1660 Pine Street (about 17 years: 1917-1933; high integrity) 
1441 Bush Street (about 30 years: 1922-1951; good integrity) 
1501-1519 Mission (1928 to the present) 
1601 Mission (1931 through at least 1964; Firestone tires; altered) 
500 Turk Street (1935 to the present; Goodyear tires; high integrity) 

 
Of these nine, only two buildings are known to have sold a major tire brand for most of their history.  
1601 Mission Street sold Firestone tires, and 500 Turk, as mentioned, sold Goodyear.  Of these two, 500 
Turk has much better integrity. 
 
As one can see, the earlier buildings listed above had briefer longevity of use as tire shops, and the later 
ones had greater longevity in such use. 
 
500 Turk is also one of three buildings in the study area that have some importance as automobile 
battery shops and have high integrity.  The other two are 1540 Bush, which held a battery shop from 
1916-1926, and 1660 Pine, which held a battery shop from 1917-1927. 
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Integrity 
 
No important alterations appear to have been made to the exterior of this building.  It has integrity of 
location, design, materials, workmanship, setting, feeling, and association. 
 
Evaluation 
 
This is one of more than 115 buildings along the Van Ness Avenue corridor that have a history as auto-
mobile 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 1935, this is a moderately late example of an automobile tire and battery shop.  With 29 
years of such use in its history (to 1964), it has good to excellent longevity in this use.  Although this 
building was not one of the earlier examples of a building that had such uses, it had these uses for longer 
than almost any other building, and has extremely high integrity.  It is also clear that Kahn and Keville 
were major tire dealers in San Francisco, specializing in Goodyear practically from their founding.  For 
these reasons, 500 Turk appears to be eligible for the California Register of Historical Resources under 
Criterion 1, at the local level, for its use as an automobile tires and batteries shop.  The Period of 
Significance under this criterion is 1935-1964, the years the building had this use (through 1964). 
 
Harry H. Kahn and Hugh J. Keville had substantial longevity as tire and battery dealers.  They were 
small-scale dealers until they moved to this building in 1935, and then had one of the larger tire and 
battery shops in the city.  On balance, they do not seem very significant in the general automobile-
related history of San Francisco.  More research, however, could change this assessment.  For now, this 
building does not appear to be eligible for the California Register under Criterion 2. 
 
Under Criterion 3, 500 Turk is most important for its plan.  It represents a departure from the plan of 
automobile repair shops of the 1900s-1920s.  These earlier auto repair shops conformed to the plan of 
other light industrial building of those decades, typically filling the entirety of their rectangular lots and 
requiring customers to drive their autos into the building for servicing.  The building at 500 Turk Street, 
by contrast, fills only a portion of its lot, leaving considerable outdoors space for maneuvering of 
automobiles and parking.  The building itself is divided into wings, one of which was devoted to product 
sales and the other of which holds vehicle bays for servicing.  Offices, it appears, were located at the 
junction of these two wings.  In the design of this building, then, the architect and his client jettisoned 
the traditional model of an urban industrial building and chose instead to take into account the special 
needs of an auto servicing business, i.e. one that required outdoor maneuvering space and indoors 
service bays that were separated from product sales.  The Art Deco detailing on this building, though 
minimalist, gives the building sufficient flair to distinguish it from a purely functional building of this 
type.  For these reasons, this building appears to be eligible for the California Register under Criterion 3.  
The Period of Significance under this criterion is 1935, the year of construction. 
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Character defining features 
 
The character defining features of this building are its height and plan, with wings that meet at the 
northwest corner of the lot and open space in front; the stucco surface of the building, including the 
vertical hatch marks in the frieze; the steel sash windows; and the Art Deco piers at the corners of the 
wings. 
 
A permit history search would have to be done to ascertain whether the two diamond-shaped Goodyear 
signs are old enough to count as contributing features.  If they date to 1964 or earlier, they should be 
considered character-defining features.  The importance of the billboard-type sign is also uncertain; it 
should probably not be considered to be character-defining. 
 
 



500 Turk Street
Historic Resource Evaluation 
Part 2 – Alternatives Analysis

Prepared for:
Tenderloin Neighborhood Development Corporation

6 December 2016 [Revised 20 June 2017]

L E F T  C O A S T  A R C H I T E C T U R A L  H I S T O R Y

P.O. Box 70415, Richmond, CA. 94807  • (415) 745-1906  •  caitl in@leftcoastarchitecturalhistory.com



Historic Resource Evaluation                     500 Turk Street
Part 2 – Alternatives Analysis 6 December 2016 [rev. 6/20/17]

TABLE OF CONTENTS

INTRODUCTION.....................................................................................................................................3
SIGNIFICANCE SUMMARY..................................................................................................................4
BACKGROUND RESEARCH..................................................................................................................4

Signage..................................................................................................................................................4
Fire Damage..........................................................................................................................................6

PROJECT DESCRIPTION........................................................................................................................7
SECRETARY OF THE INTERIOR'S STANDARDS ANALYSIS...........................................................8
PROJECT ALTERNATIVES.....................................................................................................................8

Preservation Alternatives.......................................................................................................................9
No Project Alternative......................................................................................................................9
Full Preservation Alternative..........................................................................................................10

Partial Preservation Alternative...........................................................................................................11
Partial Preservation Alternative......................................................................................................11

Non-Preservation Alternatives............................................................................................................12
Demolition/Mitigation Alternative.................................................................................................12

CONCLUSION........................................................................................................................................12
APPENDIX..............................................................................................................................................13

Left Coast Architectural History 2



Historic Resource Evaluation                     500 Turk Street
Part 2 – Alternatives Analysis 6 December 2016 [rev. 6/20/17]

INTRODUCTION

This historic resource Evaluation – Part 2 (Alternatives) was prepared by Caitlin Harvey, architectural historian
qualified  under  the  Secretary  of  the  Interior's  Standards  for  Architectural  History,  for  the  Tenderloin
Neighborhood Development Corporation. It pertains to the light-industrial property addressed 500 Turk Street
(APN: 0741/002) located in the Downtown/Civic Center neighborhood of San Francisco.

San Francisco Assessor's Office Block Map, block 0741. Subject property (lot 002) outlined.
(San Francisco Planning Department, altered by author)

This report constitutes a Historic Resource Evaluation – Part  2,  with a focus on project  alternatives,  as the
property was previously determined individually eligible for inclusion in the California Register of Historical
Resources (CRHR) and is  therefore  considered to  be a historic resource for the  purposes of  the California
Environmental Quality Act (CEQA).1 This analysis is required because the proposed project involves demolition
of  the  existing building on the site,  which constitutes  a “substantial  adverse  change” to  a historic resource
according to CEQA.

1 Kostura, William. Department of Parks & Recreation 523 Forms A and B: 500 Turk Street (2009).
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SIGNIFICANCE SUMMARY
San Francisco Planning Department historic resource Status
The property at 500 Turk Street is considered a Category A.1 historic resource by the San Francisco Planning
Department. This means that the property is “listed on or formally determined to be eligible for the California
Register.” 

Van Ness Auto Row Support Structures Survey
The basis of the property's Category A.1 status is the determination that it is individually eligible for listing in
the California Register. This determination was made via recordation and evaluation performed as part of the
“Van Ness Auto Row Support Structures” survey.2 

The “Van Ness Auto Row Support Structures” survey identifies the property as the Kahn & Keville tire and
battery shop, built in 1935. It concluded that the property is individually eligible for listing under California
Register significance criteria 1 (events) and 3 (architecture). Its significance under criterion 1 is related to the
property's long and only use as a tire and battery shop supporting the automobile commerce of Van Ness Auto
Row. Its significance under criterion 3 relates to the building's unusual L-shaped plan that specifically served
automobile movement and parking as well as departmentalized business functions, and its noteworthy Art Deco
styling.3

The survey documentation states that the subject property possesses integrity in all seven aspects of location,
design, materials, workmanship, setting, feeling, and association. It identifies the property's character defining
features as:

• Height; one story wings, with a second story loft at their northwest juncture
• Plan shape; two perpendicular wings that meet at the northwest corner
• Stucco cladding, including decorative vertical hatch marks adorning the frieze
• Steel sash windows
• Art Deco style piers

BACKGROUND RESEARCH
At the request of the San Francisco Planning Department, background research was performed (23 May 2017) to
gather information pertaining to the existing rooftop signage at 500 Turk Street and to the extent of damage and
repairs that occurred after a fire in 1959. Building permit  records were the main archival source consulted;
however, the San Francisco Public Library photo collection, California Digital Newspaper Collection, and other
online searches were also undertaken. Discussion of research findings follows:

Signage

Building permit  research was undertaken in  an attempt  to  identify the  installation date  of  the  two existing
“Goodyear Tires” signs on the roof of the subject building. The signs are currently located at the southeast corner
of the north-south wing and the southeast corner of the east-west wing, each being situated toward the building's

2 Kostura, William. “Van Ness Auto Row Support Structures: A Survey of Automobile-Related Buildings along the Van
Ness Avenue Corridor” (2010).

3 Kostura, William. Department of Parks & Recreation 523 Forms A and B: 500 Turk Street (2009).

Left Coast Architectural History 4



Historic Resource Evaluation                     500 Turk Street
Part 2 – Alternatives Analysis 6 December 2016 [rev. 6/20/17]

two street frontages and toward the paved area that dominates the southeast corner of the lot. They are large, flat,
double-faced, billboard-like signs mounted on single posts and are diamond shaped and illuminated with both
neon and incandescent bulbs.

Building permit records include two instances of sign installation, but one of these permits was canceled before
work was undertaken and refers to a ground sign that more closely references the existing billboard sign at the
southeast corner of the lot than those mounted on the building's roof. The two permit records are as follows:

Date Permit # Work 

08/02/37 29103 Erect one neon electric display. This is a horizontal, double face sign to be erected [on]
front corner [on a] pole. Projection over sidewalk, 4-feet. 42” diameter, 10' above walk.

07/18/79 7907310 CANCELLED. Double-faced ground sign.

The first permit record could possibly refer to the “Goodyear Tires” sign(s), but this is not specified on the
permit and was not able to be confirmed. The permit appears to refer to only one sign, while two are currently
located on the building. Description of the sign is vague, but generally appears to be a post/pole-mounted rooftop
sign, flat and double-faced, incorporating neon, similar to the current signs. However, the current signs appear to
be of different dimensions than described and do not project over the sidewalk. The permit appears to note “sign
as per [illegible] #1,” perhaps referring to architectural drawings; however, no drawings or plans for any work
done at 500 Turk Street are on file at the San Francisco Department of Building Inspection.

Additionally, an aerial photograph from 1938 (one year after the permit referenced above) shows no rooftop
signs in the location of the current “Goodyear Tires” signs at that time, indicating that they were added after that
date and providing reasonable argument that the permit from a year earlier was not for the signs in question:

Aerial photograph, 1938, by Harrison Ryker.
(David Rumsey Map Collection)
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Photos from the San Francisco Police Department photo archive were viewed by San Francisco Planner Jorgen
Kleman, who relayed a description to the author. The photos, taken in the mid-1950s, document a traffic accident
at the intersection of Turk and Larkin streets and capture the subject building in the background. The photos
show that at that time the diamond-shaped Goodyear signs were present, although in a different location, and
that the building itself had slightly more ornamental detailing in the form of dentils running across the fascia in
the central two-story section.  

Assuming that the building burned fairly extensively in 1959, including at least partial collapse of the roof (see
next section: Fire Damage), it seems likely that the signs would have been replaced or reinstalled after the fire,
resulting in the differing location they have now versus the mid-1950s. A few later building permits (not related
to sign installation) note “Kahn-Keville Goodyear” or “Kahn & Keville Goodyear” as the property owner. This
naming appears on records dating to 1979 and 1996, suggesting that the signs were probably present at least as
early as 1979, although their design suggests an earlier Mid-Century aesthetic. 

Although not an archival or scholarly source, it is worth mentioning that an online blog features quotes from an
interview with Bill Brinnon, current co-owner of the Kahn & Keville shop. The blog article states that:

"There was a fire here in 1958," Brinnon said. "We don’t usually talk about it... Tires
burn really well. It burned for three or four weeks." After that, they had to do a little
renovating, during which they toned down much of the Art Deco styling.

"That's also when we got the Goodyear diamonds," Brinnon said, referring to two large
neon signs, towering blue diamonds perched atop each wing of the building. "They might
be our best features. When they're fixed, they're impressive. They move and blink. But
we don't really have the money now to keep them running," he said.4

No historic photographs of the building nor articles discussing Kahn & Keville's associations with the Goodyear
Tire Company were found. Ultimately, research was inconclusive as to the installation date of the signs, other
than during a very broad date range of 1938 to 1979, with an early-to-mid-1950s installation date being most
likely based on their  appearance in  police photos of that  time period,  although they were later  installed in
different locations.

Fire Damage

A 22 August 1959 San Francisco Chronicle article (see appendix) documents a significant fire that occurred at
500 Turk Street. The two alarm fire caused $100,00 in damage and the article notes that “parts of the wooden
roof collapsed.” 

Building permit research was undertaken in an attempt to determine the extent of damage that the fire caused,
other than what was described in the article, and what repairs were undertaken to rebuild. This research turned
up no permits relating to fire damage or repair, however; only that in October and December of 1959 interior
work was done to  re-partition office  space (10/15/1959,  permit  #2047?3),  remove  partitioning between the
vulcanizing room and tire shop, and add a storage platform above the existing toilets (12/17/1959, permit #20?
383). It is possible that this interior work was related to rehabilitation of the interior of the building after the fire,
but no more indicative permit records for structural work were found (particularly any for rebuilding the roof,
which was reported to have collapsed by the newspaper article).

4 Jerome Steegmans, “Kahn & Keville – A San Francisco Landmark,” Blog of Purristan (blog), 9 June 2015; 
https://blog.purristan.com/9/kahn_keville_a_san_francisco_landmark
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As discussed in the section above (Signage), an unverified statement from the co-owner of the Kahn & Keville
shop refers to fire damage at the property, which resulted in “toned down... Art Deco styling.”5 This suggests that
fairly extensive reconstruction involving the building's exterior finishes and features, at the very least, occurred
after the fire. This is reinforced by San Francisco Police Department images (also discussed above), which show
the building in the mid-1950s with slightly more ornamental detailing in the form of dentils running across the
fascia in the central two-story section. 

No additional newspaper articles or other documentation of the fire were found to further elucidate the extent of
damage or subsequent rebuilding efforts.

PROJECT DESCRIPTION
For this study, proposed project schematics produced by David Baker Architects and supplied by the Tenderloin
Neighborhood Development Corporation were referenced (David Baker Architects, “500 Turk: Comparison of
Preservation Alternatives,” 22 May 2017). No materials specifications were available. Below is a schematic of
the proposed project:

Proposed Project.
David Baker Architects, “500 Turk: Comparison of Preservation Alternatives,” 22 May 2017

The proposed project will demolish the existing building at 500 Turk Street and replace it with a mixed-use
commercial and residential mid-rise building. The new building, constructed of concrete and steel, will be eight-
stories in height and house shared residential amenity and retail uses on the first story and 108 residential units
on the upper seven stories. It will have an L-shaped plan that occupies the south and east sides of the lot (reverse
of the L-shaped plan of the existing building), leaving an open courtyard, amounting to a little more than a

5 Ibid.
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quarter of the lot area, at the northwest corner. Situated at grade-level, the courtyard will feature a garden and
play space.

The proposed south and east facades will span the width of the parcel.  The first story will be set back from the
lot  line  and will  include a  large glazed storefront  with solid  sections  of  natural  materials  such as  exposed
textured concrete, cor-ten steel, and wood.  The upper stories of the facade will overhang the first story and will
be organized into vertical sections to respond to the building massing in the surrounding neighborhood. The
building massing will be separated into three main bays with the main feature bay at the south east corner. The
east facade along Larkin Street will incorporate bays and fenestration composition that will break up the visual
massing in a manner that is compatible with the Victorian apartment buildings of a similar height across the
street.  The Turk street facade will  include a prominent recess delineating the corner, a higher percentage of
glazing, and window shade features to add visual interest and scale.  Windows will generally be arranged as
punched openings in varied stacked, alternating and offset patterns. Other facade materials will include fiber
cement  panel  and  natural  accent  materials  such  as  glazed  tile  or  metal  cladding  to  highlight  architectural
features.  The facade will terminate in a flat roofline without decorative parapet terminations, cornices, or other
ornamental elements.

SECRETARY OF THE INTERIOR'S STANDARDS ANALYSIS
No analysis  of  the proposed project  according to the Secretary of the Interior's  Standards for Treatment of
Historic Properties (Standards) is included here, because the demolition of a historic resource cannot, by nature,
meet  the Standards, which are intended to guide and ensure the preservation, rehabilitation, restoration, and
reconstruction of historic resources. 

PROJECT ALTERNATIVES
The proposed project entails demolition of a historic resource, which is a significant adverse change that cannot
be mitigated to a less-than-significant level. However, in order to reduce or eliminate the severity of potential
impacts, a reasonable range of project alternatives must be explored.

According to the San Francisco Historic Preservation Commission, “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.”6 

Challenges confront the formulation of viable preservation-oriented alternatives because the existing building's
plan and height, which are character defining features in themselves, make the integration of bulkier and taller
new construction on the site difficult. The L-shaped historic building has particularly narrow wings, making the
concept of setting back a vertical addition that conforms to the L-shaped plan difficult. Meanwhile, any massing
that does not conform to the existing L-shaped footprint of the historic building threatens to overwhelm and
block from view its character defining aspects. Because the historic building occupies the rear (northwest) corner
of the parcel and is set away from the street-fronting lot lines, any new construction encroaching closer to the
street would overwhelm and engulf the historic building. Additionally, any preservation of the majority of the
historic building divides the lot's  open spaces (southeast  parking area and north yard) in such a way as to
dramatically limit the potential footprint and massing of new construction. Height is also a concern, as new
construction of a size necessary to achieve project objectives results in a building far taller than the one to two

6 San Francisco Historic Preservation Commission,  Resolution 0746. 18 March 2015.
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story historic structure. Some vertical increase is often acceptable, but an increase of six to seven stories over the
one to two existing (essentially, a. 87.5% increase at the street front) is overwhelming to the historic building. 
Despite  these  challenges,  the  partial  preservation  and  full  preservation  alternatives  discussed  below  were
identified in consultation with San Francisco Planning Department Historic Preservation Staff.

Preservation Alternatives

A Preservation Alternative completely  avoids  significant  impacts  to  the  historic  resource by preserving the
features of the resource that convey its historic significance, while still attempting to meet most of the basic
objectives of the project.

No Project Alternative

In  the  event  that  no  feasible  scheme  for  totally preserving  all  of  the  property's  significant  historic
features  and  achieving new construction that  would fulfill  project  goals could be devised,  the only
option for a Preservation Alternative would subsequently be No Project. In a No Project Alternative, the
proposed project is not undertaken, leaving the historic building standing and its character intact.

Schematic for No Project Alternative.

Preservation Objectives  Met: Historic  resource would be preserved,  including all  character-defining
features.

Project Objectives Met: None; the proposed project would not be undertaken.
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Full Preservation Alternative

This approach would preserve the entire building and make a partial one-story addition on the roof of the
north-south wing, while constructing a new seven-story residential tower in the north yard. The rooftop
addition would be set back from the south wing end and from the east facade of the north-south wing. It
would be lower than the two-story section at the building's northwest corner. The new residential tower
to the north would abut the north facade of the existing L-shaped building; however, this facade bears
few to no character-defining features and is not considered character-defining. The preserved L-shaped
building would house the retail and shared residential amenity functions, while the existing open space
at the southeast corner of the lot would be preserved and used as communal outdoor space.

Schematic for Full Preservation Alternative.

Preservation Objectives  Met:  The entirety of  the  historic building would be preserved,  with only a
sensitive and subservient addition to the rooftop of the north-south wing. It would observe appropriate
setbacks from the south wing end and east facade, while not rising above the existing two-story portion
of the building. The new seven-story residential tower would abut and conceal only the north facade of
the existing building, which is not character-defining in any way. In keeping with the Secretary of the
Interior's Standards, all character-defining features and materials of the existing building; including its
varied 1-2 story height,  L-shaped plan, stucco cladding with ornamental scoring, steel-sash windows,
and Art Deco piers; would be preserved and the rooftop addition and new residential tower would not
infringe  detrimentally  on  the  existing  building's  significant  form,  massing,  or  spatial  relationships.
Where character defining materials might be removed and replaced, compatible replacement materials
and features will be used. For instance, some of the steel-sash windows on the existing second story
portion of the building may need to be replaced to accommodate residential use, but would be replaced
with similarly styled windows made of thermally-broken aluminum or metal sash.

Project Objectives Met: The rooftop addition and adjacent residential tower would accommodate 31
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residential units and would result in about 3,500 square feet of  shared residential amenity space and
4,750 square feet of commercial/retail space.

Partial Preservation Alternative

Partial Preservation Alternatives result in some impact to the historic resource, but preserve as many features of
the  resource  that  convey its  historic  significance  as  possible,  while  taking  into  account  the  feasibility and
objectives of the proposed project. 

Partial Preservation Alternative

The partial preservation alternative would retain portions of the existing building and construct a vertical
addition over the two-story northwest corner and the one-story east-west wing portions of the building.
The addition would be the equivalent of seven stories, rising six stories above the existing building and a
full seven stories where it would infill the currently vacant north yard, abutting the existing building's
north facade. The new construction would have generally L-shaped massing, somewhat conforming to
the L-shaped plan of the existing building, but weighted more toward the north. It would include a north-
south mass that  extends to the south edge of the existing two-story northwest corner portion of the
building; a narrow recess near the center that would reveal the transition between the one and two story
portions of the existing building; and an east-west mass that would rise above the existing east-west
wing, but would be set back from the south-facing facade and the east wing end. The new construction
would abut and obscure only the north facade of the existing; however, this facade bears few to no
character-defining features and is not considered character-defining. The form, massing, and features of
the existing L-shaped building would be preserved, but would be dominated by the tall addition over the
northwest corner and east-west wing. The existing open space at the southeast corner of the lot would be
preserved and used as communal outdoor space.

Schematic for Partial Preservation Alternative
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Preservation Objectives Met:  The majority of the L-shaped historic building would be preserved, with
only the non-character-defining north facade concealed by new construction. The two story portion of
the  existing  building  would  also  be  enveloped  by  new  construction  to  some  extent  and  the  new
construction would not  be subservient  to  the  historic  building,  but  would only rise  above its  north
portion. Effort has been made in this design alternatives to leave the points of one to two story transition
exposed  and  allow  the  original  L-shaped  plan  to  translate  by  leaving  the  north-south  wing
unencumbered by new construction. Setbacks from the south facade of the east-west wing and from the
east wing end also lends to differentiation between the existing building and new construction that rises
above. Despite some encroachment and overshadowing created by the new construction, all character-
defining features and materials of the existing building;  including its varied 1-2 story height,  L-shaped
plan,  stucco  cladding  with  ornamental  scoring,  steel-sash  windows,  and  Art  Deco  piers;  would  be
preserved in keeping with the Secretary of the Interior's Standards, and the new construction would
infringe minimally on the existing building's significant form, massing, and spatial relationships. Where
character  defining  materials  might  be  removed and replaced,  compatible  replacement  materials  and
features will be used. For instance, some of the steel-sash windows on the existing second story portion
of the building may need to be replaced to accommodate residential use, but would be replaced with
similarly styled windows made of thermally-broken aluminum or metal sash.

Project Objectives Met: This partial preservation alternative would  accommodate 42 residential units
and would result in about 3,500 square feet of shared residential amenity space and 4,650 square feet of
commercial/retail space.

Non-Preservation Alternatives

Since  the  character  of  the  historic  resource  poses  dramatic  challenges  to  Preservation  and  even  Partial
Preservation solutions, another option could be allowing the Resource to be demolished, but compensate for its
loss with one or more mitigation actions.

Demolition/Mitigation Alternative

Under this alternative, the historic resource would be demolished and appropriate mitigation for its loss
would  be  developed  (at  discretion  of  the  San  Francisco  Planning  Department  and  associated  city
entities).  Common  mitigation  measures  include  Historic  American  Building  Survey  (HABS)
documentation, thorough photo and video documentation, architectural salvage of significant removable
materials  and  features,  and  the  creation  of  a  public  interpretive  display  explaining  the  property's
significant history to be installed at the site of new construction.

Preservation Objectives Met: None; historic resource would be lost, but its demolition would be partially
mitigated through one or more activities that memorialize the resource for posterity.

Project Objectives Met:  The current proposed project would be allowed to proceed, resulting in 108
residential units and about 6,000 square feet of space for retail and shared residential amenity uses.

CONCLUSION
The property at 500 Turk Street is a historic resource under CEQA. The proposed project would demolish the
existing building and would constitute a substantial  adverse change to a historic resource,  necessitating the
exploration  of  project  alternatives.  This  report  analyzed  four  potential  alternatives  to  preserve  or  partially
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preserve the historic resource; a No Project Alternative, a Full Preservation alternative, a Partial Preservation
alternative, and a Non-Preservation Alternative.

APPENDIX
See following pages for:

• Current photographs of site
• Newspaper article
• Building permit records
• Preservation Alternatives matrix
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View of subject property, looking east along Turk Street.
(Arrow indicates subject building)

West facade and south wing end from Turk Street, looking northeast.
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South wing end from Turk Street, looking north.

South wing end and south facade of east-west ell, looking north from Turk Street.
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Looking northwest at interior of L-shaped plan (north-south ell at left, east-west ell at right)
 from intersection of Turk and Larkin streets.

East wing end and north facade, looking southwest from Larkin Street.
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East wing end, looking west from Larkin Street.

East facade of north-south ell and east wing end, looking west from Larkin Street.
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Facade detail, east facade of north-south ell.

Window detail, south wing end.

Left Coast Architectural History 18







































scale:
date: P1.1500 Turk COMPARISON OF PRESERVATION ALTERNATIVESTNDC

21615

2017-05-22

Proposed Project No Project Full Preservation

Height
Number of Stories
Number of Residential Units
Square Foot by Use

Residential

Commercial/Retail
TOTAL SF

Description
79 30 68 68

Demolish existing building and construct a new, 8-
story residential building with ground-floor retail 
space, common residential amentiy spaces and an 
on-grade planted courtyard, garden and play space 
located on the northwest corner where it has the 
most access to direct sun  

No changes.  Existing building and surface parking lot 
at corner of Turk and Larkin Streets would remain.

Retain portions of the existing building and construct 
new 7-story residential building with set backs from 
existing facades facing Turk and Larkin Streets.  Gut-
rehab of existing building includes converting use of 
second story to 2 residential units and replacing 
garage doors with storefront at ground-floor retail 
and common space*

Construct a new 7-story residential building behind 
existing building with a second story extension on the 
south wing (including setbacks). Gut-rehab of existing 
building includes converting use of second story to 2 
residential units and replacing garage doors with 
storefront at ground-floor retail and common space.*

8 2 7 7
108 0 42 31

0 SF 31,985 SF 24,370 SF

2,597 SF 9430 SF 4,650 SF 4,750 SF

81,869 SF

9430 SF 59,070 SF 45,940 SF

NOTES:
* Plan assumes available openings, such as garage doors, which collectively exceed 25% of external wall surfaces facing public streets, can be changed to storefront without being considered "demolition" under Planning Code SEC 1005. Square footage 
estimates assume that marketable ground-floor retail spaces would be feasible notwithstanding 75% interior demolition limitations.

105,802 SF

Res. Support & Common 3,564 SF 0 SF 3,500 SF 3,500 SF

On-grade open space 0 SF 6,230 SF 6,230 SF5,240 SF
Open Space

Partial Preservation
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PART I: HISTORIC RESOURCE EVALUATION 
Buildings and Property Description 
500 Turk Street is a one- to two-story, stucco-clad, reinforced concrete building located on a square 
(137.5’x137.5’) lot at the northwest corner of the intersection of Turk and Larkin Streets in San Francisco’s 
Tenderloin neighborhood.  The subject building has an L-shaped plan with an open parking/vehicle 
maneuvering area at the street corner between its two wings; the subject property also encompasses a 
rectangular open area, apparently used for parking, to the north of the subject building.  The subject 
property is located within the North of Market Residential Special Use District and an 80-T Height and 
Bulk District. 
 
Designed by architect Henry A. Minton and structural engineer L. H. Nishkian, the subject building was 
constructed in 1935.  It comprises a central, two-story section with a short and wide one-story wing 
extending to the south and a longer, narrower one-story wing extending to the east.  The building’s 
minimalist Art Deco styling consists of bays divided by faceted pilasters that carry a frieze that features 
abstracted dentils on the street-facing facades and on the wings.  At corners or other locations where there 
is a change in building scale, the faceted pilasters are taller and taper to points.  Most of the building is 
painted brown except for the frieze area, which serves as a sign location and has been painted white.  All 
sections of the building have flat roofs enclosed by parapets.  Fenestration, ornamentation, and building 
openings are limited to the street-facing or parking area-facing south and east facades.  The utilitarian 
north and east facades have no openings or fenestration.   
 
The central two-story section is divided into two bays:  an angled bay facing the intersection with an open 
vehicular entry at the base and a single window at the second story, and, flush with the east façade of the 
south wing, a bay with a glazed storefront at the base and a pair of windows in the second story.  Two 
more pairs of windows are located on the east and south façades of the second story of the central section, 
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looking out over the roofs of the one-story wings.   All second-story windows are three-over-three steel-
frame sash.  At least one window appears to have been boarded up. 
 
The one-story south wing consists of three bays each on its south, Turk Street-facing elevation and its 
east, parking area-facing elevation.  On Turk Street, there is a central entry with hollow metal doors, a 
profiled transom bar, and a glazed transom.  This entry is flanked on either side by storefronts.  The west 
storefront has a low bulkhead, a tripartite window, a profiled transom bar, and a tripartite transom.  The 
configuration is similar on the east storefront of the Turk Street façade except here the show window has 
been partially infilled by an opaque covering and smaller windows.  A sign cabinet (“Michelin”) has been 
installed on the face of the fascia over these Turk Street bays.   
 
The basic storefront configuration found in the Turk Street bays extends around the corner onto the three 
bays found on the east, parking area-facing elevation of the one-story south wing.  Here the wider central 
bay contains a door flanked on either side by fixed show windows.  The northernmost bay on this 
elevation shows the greatest degree of variation, with a higher bulkhead, altered window configuration, 
and security bars.  In the signband area in the fascia above the storefronts, the business name has been 
spelled out with dimensional letter signage.  Beneath the letters a smaller sign reads “Since 1912.”  
 
On the other side of the central two-story section, the one-story east wing features five bays on its south, 
parking area-facing elevation.  The westernmost three are entirely open vehicular bays with roll-down 
metal gates.   The easternmost two bays have been infilled with solid materials and include two recessed 
doors with two-light transoms.  Dimensional letter signage (“Tire & Auto Service,” “Goodyear”) has been 
affixed to the signband area in the fascia above these five bays.  The east, Larkin Street-facing façade of 
the east wing contains two bays that may have once contained storefronts, but have been infilled with 
opaque materials.  “Kahn & Keville” is spelled out in dimensional letters in the signband area above these 
bays. 
 
Two diamond-shaped illuminated “Goodyear” signs are installed on the roof at the ends of the building’s 
two wings.  There is also a marquee sign supported by two posts located in the parking lot, near the street 
corner, that features a rotating assortment of aphorisms and quotations. 
 
Since the time of its initial construction in 1935, the subject building has undergone numerous exterior 
alterations.  Some of these alterations are documented in the permit history.  Others do not appear in the 
permit history, but can be deduced from a comparison of historical photos with existing conditions, and 
occasionally corroborated by building permits that might not be particularly informative on their own.  
Among the more instructive historical photographs are a 1938 aerial photo and several 1953-54 San 
Francisco Police Department photos that were taken to document auto accidents at the intersection, but 
incidentally capture the subject building in the background.   
 
Within several years of original construction, the property contained gasoline pumps and a mounted 
neon sign (“Shell”) at the southeast corner of the open lot.  Two of the easternmost bays along the south 
façade of the east wing contained storefronts that appear similar to the extant historic storefronts on the 
south wing.  The dentils that currently run along the bottom of the friezes on the one-story sections 
originally extended across the bottom of the friezes on the central two-story section as well.  In terms of 
signage, the permit history records the construction in 1937 of a post-mounted neon sign, which is likely 
the “Shell” sign at the corner.  Otherwise the original signage program is unknown; by midcentury it 
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featured, in addition to the “Shell” sign, dimensional letter signage over the bays indicating the company 
name as well as the various products that it sold (“Television,” “Refrigerators,” “Lifeguards”).  There 
were also two diamond-shaped “Goodyear” signs suspended from outriggers at the top of poles installed 
in the ground near the ends of the wings.  These appear to be the same signs that are currently installed 
on the roof. 
 
It is unclear exactly when the non-extant features were removed, but they may have been lost in a 1959 
fire that was documented in the San Francisco Chronicle.  However, the only building permits that were 
issued in the immediate aftermath of the fire were for relatively minor interior alterations, suggesting that 
the damage was minimal.  If this is the case, the alterations that removed the features referenced above 
(the gas pumps, select storefronts, the dentils in the two-story section, some of the signage) may have 
occurred later.   
 
Aside from the diamond-shaped Goodyear signs that likely date to the 1950s, the installation dates for the 
existing signs are unknown.  Most of the existing signage appears modern and standard in design.  A San 
Francisco Chronicle article from 1982 references the marquee at the corner, confirming that this sign (or an 
earlier version of it) was standing at that time (see “CEQA Historic Resource Evaluation,” below, for 
further discussion of the marquee sign). 
 
 
Pre-Existing Historic Rating / Survey 
The subject property, known as the Kahn and Keville tires and batteries shop, has been evaluated in the 
Van Ness Auto Row Support Structures Survey of 2009/2010, and given a National Register status code of 
3CS (appears eligible for the California Register as an individual property through survey evaluation).  
The building is considered a “Category A” property (Known Historical Resources) for the purposes of the 
Planning Department’s California Environmental Quality Act (CEQA) review procedures. 
 
 
Neighborhood Context and Description 
The immediate context for 500 Turk Street is defined by its location at the juncture of several different 
overlapping districts:  the Van Ness automotive district, the Tenderloin, and the Civic Center.  Due to the 
building’s current and historical use and location, its relationship with the automotive district—centered 
on Van Ness Avenue, two blocks to the west—may be the most relevant contextual factor.  This district is 
described as follows in the Van Ness Auto Row Support Structures Survey, adopted by the San Francisco 
Historic Preservation Commission in 2010:  
 

Van Ness Avenue, from its beginning at Market Street to just north of Pacific Avenue, was the 
premier auto showroom district in San Francisco from shortly after the earthquake and fire of 
1906 until the 1980s.  Although only a few active auto dealerships remain on the avenue, many 
buildings that were built as auto showrooms and that have undergone adaptive reuse survive to 
the present day.  In addition, many early garages, auto repair shops, and other automotive 
support buildings still stand within a two-block radius of Van Ness.  This corridor, about 22 
blocks in length and slightly over three blocks in width, contains by far the largest concentration 
of auto-related buildings in San Francisco. 
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Although many of these buildings now have other uses, their auto related origins are often 
evident from their architectural appearance.  The larger auto showrooms typically have wide 
expanses of glass in the lower and upper stories, a monumental scale, and sometimes lavish 
ornamentation to advertise their products.  Garages used for automobile storage and auto repair 
shops possess wide portals for auto entrance and egress, and often the width of these entrance 
bays is repeated across the entire façade.  Showrooms and garages are usually built of reinforced 
concrete, a material that facilitated large window areas and the storage of autos on upper stories.  
The distinctive appearance of these buildings is clearly derived from their original uses, and thus 
one can find a close tie between the history and the architecture of these buildings. 

 
These buildings proved useful as auto showrooms, garages, and repair shops for many decades.  
Although over 90% were built during the period 1909-1929 (and nearly 100% by 1937), dozens of 
these buildings continued to serve these uses into the 1980s.  After 1909, it was almost never 
economical to tear down an existing automotive building in order to replace it with a newer one 
for autos, regardless of changing technologies, new styles, and a growing population.  The fact 
that most were built of reinforced concrete, could support great weight, and were rated as 
“fireproof” gave these buildings a timeless quality as far as their usefulness for the auto industry 
was concerned.  A few of these buildings maintain their original use almost 100 years after they 
were constructed.   

 
Regarding tire stores in particular, the survey states the following: 
 

Manufacturers of rubber goods began to make solid tires for carriages, wagons, and bicycles, and 
then pneumatic tires for bicycles and automobiles as the market for such developed.  National 
businesses devoted primarily or entirely to manufacturing automobile tires emerged in the early 
20th century.   

 
A few such had outlets in San Francisco as early as 1905.  In 1906, after the earthquake and fire, 
three of four tires dealers in the city were in the study area.  In 1914, there were 37 tire dealers in 
the city, and 76% of them were in the study area.  The percentage dipped as the numbers of 
dealers increased; for example, in 1929, 37% of the city’s 100 tires dealers were in the study area. 

 
The subject property’s neighbor to the west (at 550 Turk Street, on the other side of the adjacent surface 
parking lot) is a stylized garage building constructed in 1924.  This building serves as additional 
connective tissue tying the subject building to the automotive district’s spine along Van Ness Avenue. 
 
Directly to the east of the subject property (across Larkin Street) is the National Register-listed Uptown 
Tenderloin Historic District, described as follows in its 2009 nomination:   
 

The Uptown Tenderloin is a largely intact, visually consistent, inner-city high density residential 
area constructed during the years between the earthquake and fire of 1906 and the Great 
Depression.  It comprises 18 whole and 15 partial city blocks in the zone where the city required 
fire-resistant construction since 1906.  The district is formed around it predominant building 
type:  a 3- to 7-story, multi-unit apartment, hotel, or apartment-hotel constructed of brick or 
reinforced concrete.  On the exteriors, sometimes only signage clearly distinguishes between 
these related building types.  Because virtually the entire district was constructed in the quarter-
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century between 1906 and the early 1930s, a limited number of architects, builders, and clients 
produced a harmonious group of structures that share a single, classically oriented visual 
imagery using similar materials and details. 

 
Mixed in among the predominantly residential buildings are examples of other building types 
that support residential life, including churches, stores, garages, a YMCA complex, and a 
bathhouse.  In addition there are a few building types that are not directly to the residential 
neighborhood—machine shops, office buildings, union halls, and film exchanges.  While not 
necessarily related to residential life, the union halls (for example, those serving waitresses and 
musicians) and the film exchanges are related to the overlay of entertainment businesses in 
around [sic] the neighborhood. 

 
… 

 
Whether using visual, architectural, social, cultural, or historical criteria, the boundaries of the 
neighborhood have long been notable hard to define, extending at a maximum from Market 
Street on the south to the “fire limits” line between Bush and Pine on the north, and from Union 
Square on the east to Van Ness Avenue on the west.  Demolitions and new construction on the 
east, west, and southwest borders have substantially changed those areas and helped to identify 
clear boundaries for the district.   

 
The row of buildings located directly across Larkin Street from the subject property appears to be the 
exact type for which this district was designated:  six-story residential buildings of masonry construction 
built between 1912 and 1927 and featuring commercial establishments on the ground floor.  The building 
on the opposite (southeast) corner of the intersection of Turk and Larkin is smaller (3 stories) but 
otherwise conforms to this mold.  Although not included in the historic district, the opposite side of the 
subject block (along Polk Street) contains a similar collection of residential buildings as well as some 
smaller commercial establishments.  The subject property’s neighbor to the north is the sprawling 1- to 2-
story Phoenix Hotel, which was originally constructed in 1956 and has since the late 1980s been a magnet 
for musicians, celebrities, partygoers, and tourists.  While this building’s construction date and distinctive 
mid-century form exclude it from the historic district, its motel/hotel use is roughly consistent with the 
way that this area has historically been used.   
 
The more broadly defined Tenderloin neighborhood is also significant for its historical association with 
San Francisco’s Lesbian, Gay, Bisexual, Transgender, and Queer (LGBTQ) community.  Historic Resource 
Evaluation Responses prepared by the Planning Department for other properties (950 Market Street, 
2013.1049E; 1028-1056 Market Street, 2014.0241E) have identified a California Register-eligible Tenderloin 
LGBTQ Historic District that encompasses all of the National Register-listed Uptown Tenderloin and 
Market Street Theater & Loft Historic Districts, and extends slightly to the east and west to capture 
additional significant properties.   
  
The Citywide Historic Context Statement for LGBTQ History in San Francisco, adopted by the Historic 
Preservation Commission in 2015, describes the Tenderloin as follows: 
 

When the Red-Light Abatement Act closed brothels throughout California in 1914, prostitution 
moved to the streets.  The Tenderloin became a headquarters for San Francisco’s sex trade, as 
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straight, gay, and transgender prostitutes worked the streets and taverns in the Tenderloin and 
on Market Street between the Tenderloin and the waterfront.  Along with North Beach, the 
Tenderloin became one of the city’s earliest queer enclaves.  The concentration of multi-story 
residential hotels constructed in the first decades after the 1906 earthquake and fire helped create 
a dense neighborhood that served many working-class and lower-income residents.  In addition 
to affordable housing, the large number of queer bars, nightclubs, bathhouses, theaters, and 
bookstores located in the Tenderloin from the early 20th century through the 1990s helped sustain 
a lasting LGBTQ presence in the neighborhood.   

 
California Hall, located one block west of the subject property at the intersection of Polk and Turk Streets, 
is a five-story social hall and office building that was built in 1912 and designated an Article 10 landmark 
in 1984 for its architecture and its association with the city’s German community.  Since that time, it has 
also been recognized for its association with LGBTQ history; notably, it was the site of the 1965 Council 
on Religion and the Homosexual’s New Year’s Eve Mardi Gras fundraiser, described as “one of the worst 
cases of homophobic police harassment in the city’s history.”  Polk Street in general has strong ties to 
LGBTQ history.  According to the LGBTQ context statement:  “During the 1960s, [Polk Street’s] gay 
footprint moved north from where it began near the Civic Center and California Hall, and its economic 
and demographic profile moved beyond the old vice-district nightlife model.”   
 
The LGBTQ context statement is also helpful for filling in gaps in the description of the Tenderloin that 
relate to its history as the home to some of the city’s poorest and most marginalized communities, as well 
as recent immigrants: 
 

In the 1960s, the Tenderloin saw an influx of socially and economically marginalized people who 
had been forced out of areas of San Francisco that has been targeted for redevelopment, 
especially the Western Addition and South of Market areas.  The combination of increased and 
very mixed population, along with the Tenderloin’s already high number of low-income 
residents living in single-room occupancy hotels or on the streets, led to neighborhood activists 
organizing for financial and social assistance.   

 
… 

 
Yet the Tenderloin has continued to be home to many LGBTQ people, who live alongside more 
recent immigrants from Southeast Asia and the Middle East, in large part due to controls that 
have maintained the neighborhood’s residential hotel housing stock.   
 

In some ways the dominant contextual element for the subject property is the massive Philip Burton 
Federal Building that occupies the entire block to the south, across Turk Street.  Although not located 
within the Civic Center historic district, this building could be considered the northernmost extension of 
the collection of governmental and institutional buildings to the south that was originally developed in a 
uniform Beaux Arts style in the years following the 1906 earthquake and fires.  Completed in 1964, the 
Burton building presents an imposing 21-story wall of stone, metal, and glass that rises sheer from the 
property line on Turk Street (there is an open plaza on the other side of the block, along Golden Gate 
Avenue).  Pedestrian access along Turk Street is limited to a series of building entries located in the 
middle of the block; otherwise the Burton building has no retail presence or any other feature to engage 
pedestrians. 
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CEQA Historical Resource(s) Evaluation 
Step A: Significance 
Under CEQA section 21084.1, a property qualifies as a historic resource if it is “listed in, or determined to be 
eligible for listing in, the California Register of Historical Resources.”  The fact that a resource is not listed in, or 
determined to be eligible for listing in, the California Register of Historical Resources or not included in a local 
register of historical resources, shall not preclude a lead agency from determining whether the resource may qualify 
as a historical resource under CEQA. 
 

Individual Historic District/Context 
Property is individually eligible for inclusion in a 
California Register under one or more of the 
following Criteria: 
 
Criterion 1 - Event:  Yes  No  
Criterion 2 - Persons:  Yes  No  
Criterion 3 - Architecture:  Yes  No  
Criterion 4 - Info. Potential:           Yes  No 
 
Period of Significance:  1935-1972 
 

Property is eligible for inclusion in a California 
Register Historic District/Context under one or 
more of the following Criteria: 
 
Criterion 1 - Event:  Yes  No  
Criterion 2 - Persons:  Yes  No  
Criterion 3 - Architecture:  Yes  No  
Criterion 4 - Info. Potential:           Yes  No 
 
Period of Significance: 

 Contributor  Non-Contributor 
 
 

 
Based on the information provided by the consultant, Caitlin Harvey, and found in the Planning 
Department, Preservation staff finds that the subject building is individually eligible for inclusion on the 
California Register under Criteria 1 and 3.  The area surrounding 500 Turk does not exhibit a 
cohesiveness of building type, style, size, age, or function, and thus does not qualify as a potential eligible 
historic district under any criteria.  Because the boundaries of the California Register-eligible Tenderloin 
LGBTQ Historic District have not been formally defined, and because the subject property has no known 
association with LGBTQ history, the subject  property has not been evaluated as a potential contributor to 
this historic district.  
 
Criterion 1: Property is associated with events that have made a significant contribution to the broad 
patterns of local or regional history, or the cultural heritage of California or the United States. 
To be eligible under the event Criterion, the building cannot merely be associated with historic events or 
trends but must have a specific association to be considered significant.  Staff finds that 500 Turk Street is 
eligible for listing on the California Register as an individual resource under Criterion 1 for its association 
with the development of a collection of businesses on and around Van Ness Avenue that catered to the 
automobile industry.  Within this context, it is specifically significant for the longevity of its use as a tire 
and battery shop. 
 
At the time of the 1906 earthquake and fire, the subject property contained a group of masonry buildings 
devoted to residential, commercial, and light industrial uses.  This group was demolished in the 
conflagration, and the site remained largely vacant for the next 29 years, the only occupant having been a 
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small, apparently temporary structure on the corner that may have housed a saloon.  The subject building 
was constructed in 1935, at a time when much of the surrounding area had already been rebuilt with 
apartment buildings, hotels, and automotive structures. 
 
The adopted Van Ness Auto Row Support Structures Survey, which lists longevity of use as one of the 
qualities that was assessed to determine significance, notes that “[t]he first and only occupant of this 
building has  been Kahn and Keville, dealers in tires, auto batteries, and appliances from 1935 to the 
present.”  The Survey provides the following evaluation under Criterion 1: 
 

Completed in 1935, this is a moderately late example of an automobile tire and battery shop.  
With [82] years of such use in its history … it has good to excellent longevity in this use.  
Although this building was not one of the earlier examples of a building that had such uses, it 
had these uses for longer than almost any other building, and has extremely high integrity.  It is 
also clear that Kahn and Keville were major tire dealers in San Francisco, specializing in 
Goodyear practically from their founding. 

 
One aspect of the longevity of Kahn and Keville’s tenure at the subject building that enhances its 
significance under Criterion 1 is the firm’s creation and stewardship of the marquee sign at the corner, 
which has become something of an informal local landmark.  According to one account recorded in a 
2015 blog entry (https://blog.purristan.com/9/kahn_keville_a_san_francisco_landmark), the genesis for 
the marquee was a notebook that company founder Hugh J. Keville carried with him when he served in 
World War I, and in which he recorded thoughts that helped alleviate the stress of combat.  Returning 
from the War, he transferred his thoughts to a blackboard in the company office, a format that was 
eventually translated to the marquee that stands today.  The sign has since become a fixture of the 
neighborhood, featuring a rotating assortment of quotations, commentary on current events, and 
witticisms.  Writing in 1992, celebrated San Francisco Chronicle columnist Herb Caen referred to the 
marquee’s contents as “fortune-cookie-type thoughts.”  Caen’s first reference to the sign occurred in 1982, 
ten years earlier.      
 
The immediate context for the subject building contains a wide range of different building types 
associated with a variety of diverse historical trends and events, and features only one other automotive 
structure (the garage at 550 Turk Street).  Staff therefore finds that the subject building does not 
contribute to a potential eligible historic district under Criterion 1.  The Van Ness Auto Row Support 
Structures Survey, the definitive document for the evaluation of significance for association with the 
development of the automobile sales and service industry in San Francisco, identified only one eligible 
historic district in the survey area, located several blocks from the subject property on Pine Street.  
Notably, the boundaries of other historic districts in the broader area—the Uptown Tenderloin Historic 
District and, somewhat more remote, the Civic Center Historic District—were drawn in ways that 
exclude the subject building.  As noted, the subject building has not been evaluated as a potential 
contributor to an LGBTQ historic district. 
  
 

https://blog.purristan.com/9/kahn_keville_a_san_francisco_landmark
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Criterion 2:  Property is associated with the lives of persons important in our local, regional or 
national past. 
Records indicate that 500 Turk Street was owned by Mrs. F.H. Rolandi at the time of its construction in 
1935.  The Kahn & Keville business moved into the building immediately upon completion and has 
occupied the site ever since.     
 
Kahn & Keville was formed out of the partnership of Harry H. Kahn and Hugh J. Keville.  Harry Kahn 
was the son of German immigrants who initially settled in New York City and then moved to San 
Francisco, where Harry was born in 1878.  In 1900 he was working as a steward on a ship.  By 1910 Harry 
had married wife Daisy and was working as an automotive electrician.   Two years later he began his 
partnership with Hugh J. Keville.  Like Kahn, Keville was a native San Franciscan and the son of 
immigrants (Irish, in Keville’s case).  Keville appears to have moved out of San Francisco proper fairly 
early in life; since at least 1930 (and very possibly earlier), he and wife Adelaide lived in and around 
Burlingame.  During the 1910s and 20s, the Kahn & Keville shop steadily expanded and moved around to 
a variety of different locations (489 Golden Gate Avenue, 982 Post Street, 1600 Bush Street).  Throughout 
the 1920s and early 30s the partners were engaged in a number of different civic ventures and 
promotional schemes that regularly made the news.  In 1920, for instance, Kahn led a group of local boy 
scouts on a trip to Europe, where they collected mementos from World War I battlefields.  The firm also 
sponsored a semi-professional baseball team.  Furthermore, Kahn and Keville both appear to have acted 
as spokesmen for some of the Goodyear company’s less traditional ventures, such as manufacturing 
zeppelins and providing landing tires for planes attempting round-the-world flights.  Promotions of this 
sort appear to have ebbed around the time that they moved into the extant building in 1935, although 
their conventional advertisements remained a fixture in local newspapers for decades to come.  Kahn 
died in 1953; Keville followed in 1975. 
 
In spite of their involvement in civic affairs and their media presence, neither Kahn nor Keville are found 
to be important to our local, regional, or national past such that the subject property with which they are 
associated could be found to be significant under Criterion 2.  The news items mentioned above are 
relatively insignificant and in any event are restricted to a fairly brief period in the 1920s and early 30s.  
Their single greatest contribution to the public realm appears to have been their sustained ownership and 
operation of their tire shop; the significance of the longevity of that stewardship is assessed separately 
under Criterion 1.  Similarly, original owner Mrs. F.H. Rolandi has not been found to important to our 
past. 
 
Therefore the subject is not eligible for inclusion in the California Register under Criterion 2, either 
individually or as a contributor to an eligible historic district. 
 
   
Criterion 3: Property embodies the distinctive characteristics of a type, period, region, or method of 
construction, or represents the work of a master, or possesses high artistic values. 
The Van Ness Auto Row Support Structures Survey provides the following assessment of the subject 
property under Criterion 3: 
 

Under Criterion 3, 500 Turk is most important for its plan.  It represents a departure from the 
plan of automobile repair shops of the 1900s-1920s.  These earlier auto repair shops conformed to 
the plan of other light industrial building [sic] of those decades, typically filling the entirety of 
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their rectangular lots and requiring customers to drive their autos into the building for servicing.  
The building at 500 Turk Street, by contrast, fills only a portion of its lot, leaving considerable 
outdoors space for maneuvering of automobiles and parking.  The building itself is divided into 
wings, one of which was devoted to product sales and the other of which holds vehicle bays for 
servicing.  Offices, it appears, were located at the junction of these two wings.  In the design of 
this building, then, the architect and his client jettisoned the traditional model of an urban 
industrial building and chose instead to take into account the special needs of an auto servicing 
business, i.e. one that required outdoor maneuvering space and indoors service bays that were 
separated from auto sales.  The Art Deco detailing on this building, though minimalist, gives the 
building sufficient flair to distinguish it from a purely functional building of this type. 

  
Architect Henry A. Minton and structural engineer L. H. Nishkian are prominent figures who made 
significant contributions to the built environment of San Francisco and the surrounding area.  Both men 
initially benefitted from the high demand for new building that San Francisco experienced in the 
aftermath of the 1906 earthquake and fires; their careers subsequently flourished.  Minton’s portfolio 
includes numerous residences as well as docks and buildings for the auxiliary water-supply system.  He 
is best known for his work for the Bank of Italy and the Roman Catholic Church.  Nishkian, at the 
beginning of his career, worked on public works projects for the City for several years, ultimately 
attaining the title of Consulting Structural Engineer for the City of San Francisco Building Department.  
Subsequently he entered private practice where he designed a number of buildings in the Van Ness Auto 
Row area.   In the course of his extremely prolific career—he is described in the Van Ness Auto Row 
Survey as “one of San Francisco’s two most prominent structural engineers during the 1920s-1940s”—
Nishkian worked on such high-profile projects as the San Francisco Bay Bridge and the Golden Gate 
Bridge.   
 
Staff finds that 500 Turk Street is eligible for individual inclusion in the California Register under 
Criterion 3 for its innovative design that made a decisive break from the form that urban industrial 
buildings had previously taken, and instead responded thoughtfully to the specific needs of the business 
it was meant to house.  Staff does not find the building to be significant under Criterion 3 as the work of 
master architects/engineers:  Although both Minton and Nishkian are distinguished within their fields, 
they are better known for other buildings that clearly convey their contributions to the built environment.  
Finally, staff does not find the building contributes to a potential eligible historic district under Criterion 
3 because, as has previously been stated, the variety of building types and styles that constitute the 
subject building’s immediate context lack the cohesion necessary for the identification of a district. 
 
 
Criterion 4:  Property yields, or may be likely to yield, information important in prehistory or history. 
Based upon a review of information in the Departments records, the subject property is not significant 
under Criterion 4, which is typically associated with archaeological resources.  Furthermore, the subject 
property is not likely significant under Criterion 4, since this significance criteria typically applies to rare 
construction types when involving the built environment.  The subject property is not an example of a 
rare construction type. 
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Step B: Integrity 
To be a resource for the purposes of CEQA, a property must not only be shown to be significant under the California 
Register of Historical Resources criteria, but it also must have integrity.  Integrity is defined as “the authenticity of 
a property’s historic identity, evidenced by the survival of physical characteristics that existed during the property’s 
period of significance.”  Historic integrity enables a property to illustrate significant aspects of its past.  All seven 
qualities do not need to be present as long the overall sense of past time and place is evident. 
 
The subject property has retained or lacks integrity from the period of significance noted in Step A: 

Location:  Retains  Lacks  Setting:  Retains  Lacks 
Association:  Retains  Lacks Feeling:  Retains  Lacks 
Design:   Retains  Lacks Materials:  Retains  Lacks 
Workmanship:  Retains  Lacks 

500 Turk Street retains a good degree of integrity.  Although it has undergone a number of alterations 
since it was originally constructed—infill of select storefronts, removal of gas pumps, change of signage, 
loss of some dentilated ornament, addition of roll-down gates—few of these alterations have had an 
impact on the building’s character-defining features.  Overall, 500 Turk Street conveys its significance as 
an Art Deco-style automobile service building with a distinctive, innovative plan that facilitates vehicular 
movement. 
 
 
Step C: Character Defining Features 
If the subject property has been determined to have significance and retains integrity, please list the character-
defining features of the building(s) and/or property.  A property must retain the essential physical features that 
enable it to convey its historic identity in order to avoid significant adverse impacts to the resource.  These essential 
features are those that define both why a property is significant and when it was significant, and without which a 
property can no longer be identified as being associated with its significance. 
 
The character-defining features of the subject property include the following: 
• Plan shape; two perpendicular wings that meet at the northwest corner 
• Open vehicle maneuvering area at the southeast corner 
• Height; one-story wings, with a second story at the northwest juncture 
• Storefront infill on the street facades and east façade of the south wing; vehicular bays on the south 
façade of the east wing 
• Art Deco styling, including faceted piers and vertical hash marks in the fascia 
• Steel sash windows 
• Signage, including two diamond-shaped Goodyear signs mounted on the roof, and one marquee sign 
at the corner featuring rotating content 

 
 
CEQA Historic Resource Determination 
 

 Historical Resource Present  
  Individually-eligible Resource 
  Contributor to an eligible Historic District 
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  Non-contributor to an eligible Historic District 
 

 No Historical Resource Present 
 

PART I: SENIOR PRESERVATION PLANNER REVIEW 
 
Signature:          Date:     
 Tina Tam, Senior Preservation Planner 
 
 

PART II: PROJECT EVALUATION 
Proposed Project   Demolition   Alteration 
 
Per Drawings Dated: _________7-11-2016_________________________ 
 
Project Description 
The proposal is to demolish the subject building and construct a new, eight-story building.  No existing 
building features will be retained.  The proposed new building will be built out to the property lines on 
the Turk and Larkin Street elevations; there will be an open yard at the enclosed, northwest corner of the 
site. 
 

Project Evaluation 
If the property has been determined to be a historical resource in Part I, please check whether the proposed project 
would materially impair the resource and identify any modifications to the proposed project that may reduce or 
avoid impacts.   
 

Subject Property/Historic Resource: 
  The project will not cause a significant adverse impact to the historic resource as proposed. 

  The project will cause a significant adverse impact to the historic resource as proposed.  

California Register-eligible Historic District or Context:  
  The project will not cause a significant adverse impact to a California Register-eligible historic 
district or context as proposed. 

  The project will cause a significant adverse impact to a California Register-eligible historic district 
or context as proposed.  

The proposed project at 500 Turk Street will have a significant adverse impact on the individually eligible 
historic resource at 500 Turk Street.  The proposed project will result in the complete demolition of the 
historic resource.     
 
In order to not have a significant adverse impact on the individual building and the surrounding 
properties, the proposed work should: 
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1. Retain the character-defining plan and height of the existing building;  
2. Retain the open vehicle maneuvering area at the corner; 
3. Retain the storefronts and vehicular bays where they currently exist; 
4. Retain the faceted pilasters and vertical hash marks that constitute the Art Deco-styling; 
5. Retain the steel sash windows where they currently exist; 
6. Retain the three signs identified as character-defining. 

 

PART II:  SENIOR PRESERVATION PLANNER REVIEW 
 
Signature:          Date:     
 Tina Tam, Senior Preservation Planner 
 

cc:  Virnaliza Byrd, Environmental Division/ Historic Resource Impact Review File 
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 July 26, 2017 

 

Jorgen Cleeman 

SF Planning Department 

1650 Mission St., Suite 400 

San Francisco, CA 94103 

 

RE: Architectural Review Committee – 500 Turk 

 

Dear Mr. Cleemann: 

 

As requested, Tenderloin Neighborhood Development Corporation (“TNDC”) 

has provided a narrative summary of the proposed project and preservation 

alternatives at 500 Turk Street for the Architectural Review Committee. 

 

Proposed Project 

 

The proposed project would replace the existing building on the underutilized 

project site at 500 Turk Street with a 100% affordable housing development 

with 108 dwelling units, ground floor neighborhood-serving retail uses, and 

common residential amenity spaces (the "Project"). 

 

The Project has been designed to provide the maximum number of dwelling 

units, taking into consideration the applicable height limit, dwelling unit density 

controls and other Planning Code requirements, and the range of dwelling unit 

sizes requested by the Mayor's Office of Housing and Community 

Development.  The Project has also been designed to create attractive and active 

building frontages along Turk and Larkin Streets, which would better define 

those streets and embrace the public realm as compared to existing conditions, 

consistent with the City's Fundamental Principles of Neighborhood 

Environment and Residential Design Guidelines. The Project would also 

provide outdoor common usable open space for residents on the northwest 

corner of the Project site to maximum privacy and sunlight exposure. 

 

Partial Preservation Alternative  
 

As explained in more detail in the Historic Resource Evaluation Part 2 – 

Alternatives Analysis, the Partial Preservation Alternative would retain portions 

of the existing building in such a way that the character-defining  "L-shaped" 

building plan would be preserved, although it would include five- to six-story 

additions over the northwest corner and a portion of the east-west wing.  

Dwelling units would also be provided on the second story of the existing 

building, which, along with improvements for the ground floor retail and 

common residential amenity spaces, would require a gut-rehab of the existing 

building. 



The Partial Preservation Alternative would result in approximately 42 dwelling 

units (66  fewer units than under the Project), blank property line walls facing 

north and west due to required single-loaded residential corridors, open space 

for residents along Turk and Larkin Streets that would be fenced off from public 

access, and larger retail spaces set back and separated from Turk and Larkin 

Streets by the fenced area. 

 

Full Preservation Alternative 
 

As explained in more detail in the Historic Resource Evaluation Part 2 – 

Alternatives Analysis, the Full Preservation Alternative would retain the 

existing building, including its character-defining  "L-shaped" building plan and 

one- to two-story building height, although it would include a partial one-story 

addition to the existing one-story portion of the south wing to accommodate 

additional dwelling units.  Dwelling units would also be provided on the second 

story of the existing building, which, along with improvements for the ground 

floor retail and common residential amenity spaces, would require a gut-rehab 

of the existing building.  The remainder of the dwelling units would be provided 

in a residential tower abutting the north façade of the existing building. 

The Full Preservation Alternative would result in approximately 31 dwelling 

units (77 fewer units than under the Project), blank property line walls facing 

north and west due to required single-loaded residential corridors, open space 

for residents along Turk and Larkin Streets that would be fenced off from public 

access, and larger retail spaces set back and separated from Turk and Larkin 

Streets by the fenced area.   

 



 

11250.011 3796710v1  

PROJECT OBJECTIVES 

500 Turk 

May 19, 2017 

 

1. To replace the existing building on the underutilized project site with a 100% affordable 

housing development with ground floor retail uses, common open space and common 

residential amenity spaces. 

2. To construct a high-quality project that includes a sufficient number of residential units 

and commercial space to make the development economically feasible for the project 

sponsor, its lenders, and its investors. 

3. To maximize the number of affordable residential units on the project site to (a) respond 

to the current shortage of affordable housing, consistent with the City Affordable 

Housing Goals Policy Declaration (Proposition K), (b) contribute to meeting the 

objectives of the City General Plan Housing Element, and (c) contribute to ABAG’s 

Regional Housing Needs Allocation for the City. 

4. To provide a range of dwelling unit sizes, including family-sized units, as requested by 

the Mayor’s Office of Housing and Community Development, pursuant to the mandate to 

prioritize vulnerable populations, including working families, through use of Affordable 

Housing Bond (Proposition A) monies. 

5. To create attractive and active building frontages along Turk and Larkin Streets, which 

would better define those streets and embrace the public realm as compared to existing 

conditions, consistent with City plans and policies, including but not limited to the Urban 

Design Element’s Fundamental Principles of Neighborhood Environment and the 

Residential Design Guidelines . 

6. To provide ample and conveniently located open space that enhances the quality of life 

for residents through the provision of outdoor common open space on the ground floor 

level. 

7. To create a mixed-use project consistent with the land use controls in the Residential-

Commercial, High Density zoning (RC-4) zoning district and the dwelling unit density 

controls in the North of Market Residential Special Use District. 

8. To create a transit-oriented development that utilizes environmentally-conscious 

construction materials and methods. 
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G00500 Turk COMPARISON OF PRESERVATION ALTERNATIVES

TNDC
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2017-08-02

Proposed Project (A) No Project Full Preservation (C)

Height

Number of Stories**

Number of Residential Units

Square Foot by Use

Residential

Commercial/Retail

TOTAL SF

Description

79 30 68 68

Demolish existing building and construct a new, 8-
story residential building with ground-floor retail 
space, common residential amenity spaces and an 
on-grade planted courtyard, garden and play space 
located on the northwest corner where it has the 
most access to direct sun  

No changes.  Existing building and surface parking lot 
at corner of Turk and Larkin Streets would remain.

Retain portions of the existing building and construct 
new 7-story residential building with set backs from 
existing facades facing Turk and Larkin Streets.  Gut-
rehab of existing building includes converting use of 
second story to 2 residential units and replacing 
garage doors with storefront at ground-floor retail 
and common space*

Construct a new 7-story residential building behind 
existing building with a second story extension on the 
south wing (including setbacks). Gut-rehab of existing 
building includes converting use of second story to 2 
residential units and replacing garage doors with 
storefront at ground-floor retail and common space.*

8 2 7 7

108 0 56 32

0 SF 34,020 SF 26,355 SF

2,597 SF 9430 SF 2,850 SF 4,079 SF

81,869 SF

9430 SF 63,980 SF 44,300 SF

NOTES:
* Plan assumes available openings, such as garage doors, which collectively exceed 25% of external wall surfaces facing public streets, can be changed to storefront without being considered "demolition" under Planning Code SEC 1005. Square footage 
estimates assume that marketable ground-floor retail spaces would be feasible notwithstanding 75% interior demolition limitations.
** All proposed options assume building height is determined from the mid-point of Larkin Street per code.  Partial and Full Preservation Alternatives assume the reuse of the existing structure and levels with taller ground floor elevation that limits the quantity 
of floors/stories allowable per code.

105,802 SF

Res. Support & Common 3,564 SF 0 SF 3,500 SF 3,500 SF

On-grade open space 0 SF 6,230 SF 6,230 SF5,240 SF

Open Space

Partial Preservation (B)

72 72
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