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November 22, 2017

Angela Cavillo

Clerk of the Board

San Francisco Board of Supervisors
City Hall, Room 244

1 Dr. Carlton B. Goodlett Place
San Francisco, CA 94102

RE: Notice of Appeal and Appeal of San Francisco Planning Department CEQA
Exemption for 2417 Green Street, Case No. 2017-002545ENV

Dear Ms. Calvillo:

PLEASE TAKE NOTICE THAT, pursuant to San Francisco Administrative Code
Section 31.16, and on behalf of Philip Kaufman (“Appellant”), this letter appeals the San
Francisco Planning Department’s issuance of a categorical exemption from the California
Environmental Quality Act (“CEQA”) for the above referenced matter. Specifically, this appeal
arises from the Department of Building Inspection’s (“DBI”) issuance on November 3, 2017 of
Permit BPA 201710020114, allowing certain construction to commence prior to the Planning
Department’s consideration of the Project under Planning Code Section 311 which would allow
affected neighbors to provide evidence of Project impacts.! The City approved illegal
construction activities and a CEQA exemption for a project with indisputable environmental

impacts.

! The City provided notice under Planning Code Section 311 on October 23, 2017. However, the
Project sponsor has permits to commence foundation demolition and other work prior to the
Section 311 hearing before the Planning Commission. This sequence of events presents real
concerns that Project impacts will occur before the public has a chance to present its concerns
about such impacts.
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I. Introduction

A private for-profit developer (“Developer”) has proposed to largely destroy the existing
home at 2417 Green Street, and construct a much larger home on the site that will adversely
affect the neighborhood, including the historic home located at 2421 Green Street built in 1893
by noted architect Erest Coxhead as his personal residence. (Exhibit A). The application
initially described the Project as “the remodel, alterations and horizbntal addition to an existing
4-story over basement single-family residence and includes:

1. Expansion of garage in basement level,

2. 1%, 2", and 3" story horizonal rear yard addition,
3. Alterations to front fagade,

4. Excavation and full foundation replacement,

5. Lowering building,

6. Interior remodel throughout.”?

Code Section 31.16 requires appellants to submit a letter of appeal to the Clerk of the
Board within 30 calendar days of the approval action describing the grounds for appeal. Here,
the approval action is DBI’s permit of November 3, 2017. Mr. Kaufman’s grounds for appeal
include violations of the California Environmental Quality Act (“CEQA”), California Civil Code
§ 832, San Francisco Building Code § 3307, San Francisco’s Maher Ordinance and San
Francisco’s Historic Resource Preservation Ordinance and the Cow Hollow Neighborhood
Design Guidelines. Specifically, and fully discussed below, prior to Project construction, CEQA
requires the City to:

1. Investigate potential impacts on the significant historical resource at 2421 Green Street,
immediately uphill from the Project;

2. Investigate risk of foundation damage to 2421 Green Street, an historical resource located
immediately uphill, under California Building Code 3307 and Civil Code §832;

3. Investigate potential soil impacts given the site is identified on the City’s Maher Map of
sites with “known or suspected soil or groundwater contamination;” and,

4. Not engage in unlawful CEQA “piecemealing.”

2 See Environmental Evaluation Set, at p. 1 (February 10, 2017).
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The home at 2421 Green Street, immediately adjacent and uphill from the proposed
project, was constructed in 1893 by noted architect Ernest Coxhead as his personal residence. It
has been extensively studied in books and treatises about historically significant homes and
architecture. The California Office of Historic Preservation has determined that the house at
2421 Green Street is "clearly eligible" for listing on the National Register of Historic Places.
(Attached, Exhibit B). As such, the house is a historic property under CEQA and San
Francisco's CEQA Guidelines. Under CEQA sections 21084(e), and 21084.1, and CEQA
guidelines sections 15064.5, and 15300.2, a categorical exemption from CEQA may not be
issued for any project that may cause a substantial adverse change in the significance of an
historical resource. This includes changes to the "immediate surroundings such that the
significance of an historic resource would be materially impaired." CEQA Guidelines section
15064.5(b)(1).

The proposed project would block views from numerous windows, blocking light and air
to the historic home at 2421 Green Street, which would impair the historic integrity of the home.
The proposed foundation work threatens to undermine the integrity of the historic home, which
sits on its original tall brick foundation, which may be undermined by the proposed project. Also,
the slope of the property vastly exceeds 20% and the excavation will require much more than 50
cubic yards of soil removal — over 400 cubic yards. Therefore the CEQA exemption is improper.

The project drawings and the Developer’s own description make clear that the foundation
is an integral part of the project, which involves a rear yard expansion of approximately 20 feet.
The current garage is a small garage of 337 square feet. The proposed garage would be almost
1,000 square feet (995 SF), and would accommodate 3-4 cars. This is clearly not a repair and
replacement of an existing garage, but rather a major expansion. According to the environmental
evaluation, the foundation work would require 408 cubic yards of soil removal and would
involve excavation 13 feet below grade. This is particularly concerning since the site is listed on
the City's Maher Map of potentially contaminated sites, so soil disturbance could expose
residents to hazardous materials. (Maher Map attached as Exhibit C).

Under CEQA, the City may not “piecemeal” the Project. CEQA requires analysis of the

“whole of the action.” In this case, the Section 311 notice for the Project was issued on October
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23, 2017, commencing the 30-day period to request discretionary review by the Planning
Commission. Nevertheless, the City issued the instant permit on November 3, 2017, allowing
the Developer to construction the foundation for the very same Project, even before the time to
request discretionary review has passed. The City may not allow the foundation work to proceed
while the remainder of the project has not completed discretionary review by the Planning
Commission, CEQA review and appeals.

The project drawings make clear that the proposed foundation is an integral part of the
project. The developer's own environmental evaluation describes the foundation work as part of
the overall project. The city's categorical exemption describes the foundation work as part of the
overall project (attached as Exhibit E). The project drawings clearly show the foundation as
being part of the project. (See Exhibit 1, p. 37 [A3.1]). The Board of Supervisors should at the
very least put a hold on the foundation work until discretionary review by the Planning
Commission is completed for the entire project.

We urge the Board of Supervisors to stop this unlawful “piecemealing” of the foundation
from the remainder of the project, which is a clear violation of CEQA. Work on the foundation
of the project should not be allowed to proceed unless and until discretionary review is

completed for the entire project.

11 Factual Background

On February 14, 2017, the City received an “application for environmental evaluation”
for construction at 2417 Green Street. (Exhibit D). The application described the Project as “the
remodel, alterations and horizontal addition to an existing 4-story over basement single-family
residence and includes:

1. Expansion of garage in basement level,

2. 1% 27 and 3t story horizonal rear yard addition,
3. Alterations to front facade,

4. Excavation and full foundation replacement,

5. Lowering building,

6. Interior remodel throughout.”*

3 See Categorical Exemption Determination, at p. 1 (February 10, 2017) (Exhibit E).
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On May 16, 2017, the City issued a categorical exemption to CEQA. The CEQA
exemption described the Project as “Alterations to an existing four-story-over-basement single-
family residence with one vehicle parking space. Excavate to add two vehicle parking spaces.
Three-story rear addition. Facade alterations and foundation replacement. Lower existing
building.”* The categorical exemption acknowledged the Project could present potentially
significant impacts concerning hazardous materials, archeological resources, steep slope and
historical resources.’ Despite clear evidence of environmental impacts in need of investigation
and proposed mitigation and project alternatives, the City declared “no further environmental
review is required.”®

On May 18, 2017, the Department of Building Inspection (“DBI”) issued permit BPA
2017-05116316 for “garage expansion partial deteriorated basement wall and foundation
replacement with new landscaping site wall at back yard.” (Exhibit F). This work constitutes the
foundation for the proposed Project.

On September 28, 2017, DBI issued a stop work order on grounds that the DBI’s permit
was finalized “without review by the Department of City Planning.” (Exhibit G).

In an email to a Green Street resident on October 3, 2017, the Planning Department made
clear the Project would not go forward until the Planning Department reviewed the foundation
permit for code-compliance. (Email from Christopher May to Susan Byrd). (Exhibit H).

Then on October 12, 2017, the Planning Department reversed course and approved the
foundation work, but in order to do so it asked the applicant to remove a component from
suspended permit, BPA 2017.05.11.6316. At DBI’s request, the applicant removed from the
application a proposed rear wall. Apparently, the only way DBI could issue a permit for the work
was for the applicant to omit the “new landscaping site wall at back yard.” The proposed rear
wall will be added back into the application later for Planning Department review.

On October 23, 2017, the Planning Department sent the subject Notice of Building

Permit Application (Section 311), with a new project description: “The proposal is to lower all

4 Cat Ex, at p.1. (Exhibit E)
S1d., at p. 2.
61d., at p.4.
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floor plates by approximately 2 feet, construct 1- and 3- story horizontal rear additions, as well as
3™ and 4" floor additions above the existing single-family dwelling. The floor area would
increase from approximately 4,118 square feet to approximately 5,115 square feet. The project
also proposes facade alterations, interior modifications including the expansion of the existing
basement level garage to accommodate another vehicle and the partial excavation of the rear
yard.”” (Exhibit I).

On November 3, 2017, DBI issued BPA 201710020114 allowing the foundation work to
proceed absent the landscaping wall in the back yard. (Exhibit J).

As the foregoing makes clear, the foundation expansion is an integral part of the whole
project. The proposed Project is expansive regardless of DBI’s and the Project sponsor’s
attempts to chop it up into pieces. The whole Project should have gone through all legally-
required approvals at all applicable City agencies before any construction work was approved.
As it stands, it is difficult for public to get a full picture of the Project and the scope of the City’s

approval process even though DBI has already approved construction work.

III.  The Project is not Exempt from CEQA

Despite the City’s attempt to fragment this single construction project into smaller pieces,
all of the available evidence shows that the Project is not eligible for a categorical exemption
under CEQA. Most obviously, the CEQA statute provides that if a project may cause a
substantial adverse change in the significance of a historical resource, that project shall not be
exempted from CEQA review.® Categorical exemptions are allowed for certain classes of
activities that can be shown not to have significant effects on the environment.’ Public agencies
utilizing CEQA exemptions must support their determination that a particular project is exempt

with substantial evidence that support each element of the exemption.'® A court will reverse an

" Notice of Building Permit Application (October 23, 2017).
8 CEQA § 21084.1, CEQA Guidelines 15300.2(5).

9 CEQA § 21084(a).

10 CEQA § 21168.5.
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agency’s use of an exemption if the court finds evidence a project may have an adverse impact
on the environment.!!

As noted above, the City’s CEQA exemption admitted the Project could present
potentially significant impacts concerning hazardous materials, archeological resources, steep
slope and historical resources. Importantly, the City evaluated the wrong historical resource,
focusing on the subject property rather than a recognized significant historical landmark
immediately adjacent and uphill from the Project at 2421 Green Street. The facts below show the
City may not rely on the categorical exemption for this Project.

1. The Project May Cause Significant Impacts on a Historical Resource

To date, City agencies, both DBI and the Planning Department, have ignored the
potentially significant impacts the Project would have on an historical resource, because the
agencies have overlooked Mr. Kaufman’s residence at 2421 Green Street, known as the Coxhead
House. Specifically, the CEQA exemption for the proposed Project contained a supplemental
historic resource determination only for the subject property, and did not investigate whether the
Project itself may pose negative effects on Mr. Kaufman’s property. '

Mr. Kaufman’s property is an historic resource. The California Office of Historic
Preservation deemed the Coxhead House “clearly eligible” for the National Park Service’s
Register of Historic Places.'® Properties deemed eligible for listing on the national historic
registry of historic places, like the Coxhead House, are protected under CEQA. An historical
resource is a resource listed in, or determined to be eligible for listing in, the California
Register of Historical Resources.'* If a project may cause a substantial adverse change in the

signiﬁcarice of a historical resource, that project shall not be exempted from the statute. '

" Dunn Edwards Corp. v. Bay Avea Air Quality Management Dist. (1992) 9 Cal.App.4th 644,
656.

12 See Supplemental Information for Historic Resource Determination, prepared by Tim Kelly
Consulting (January 2017).

13 Letter from Office of Historic Preservation, at p. 1 (September 13, 2017). (Exhibit B).

14 See San Francisco Preservation Bulletin No. 16 (2004); CEQA §21084(e); CEQA Guidelines
§15300.2(f).

IS CEQA §21084.1; CEQA Guidelines §15300.2(f); San Francisco Administrative Code
§31.08(e)(3).
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Mr. Kaufman’s house was designed by renowned California architect Ernest Albert
Coxhead in 1893.'® Mr. Coxhead lived in the residence with his family while he practiced
architecture in San Francisco. The house is considered one of the finest remaining examples of
Late Victorian Shingle Style, and architecture of the First Bay Area Tradition. The Coxhead
House is architecturally unchanged since the original construction date save for a few necessary
modernizations. The site and setting of the house was elaborately described in a 1986 book, On

The Edge Of The World, by Richard Longworth, as an important example of architectural

adaptation for building on a difficult site. The property has been written about in many other
notable books and scholarly works for decades.

The house is one of the few Coxhead nineteenth century buildings to survive the
devastating 1906 earthquake and fires. The house’s shingled architectural details greatly
influenced the work of later renowned Bay Area architects including Julia Morgan and Bernard
Maybeck.!” The house is a San Francisco treasure.

The Coxhead House is location on steep, narrow Green Street between Cow Hollow and
Pacific Heights. It is a three-story, wood-framed building clad in red cedar shingles, trimmed
with painted redwood Arts & Crafts fenestration and trim. It has steeply pitched roofs and
articulated dormers and ribbons of windows facing San Francisco Bay. The rear garden is
contiguous with another Historic Landmark (No. 51), the Casebolt House. The state of California
has found the Coxhead Residence “clearly eligible for the National Register of Historic Places,”
because “the Earnest Coxhead house is in outstanding and original condition, and retains an
unusually high degree of historic integrity.”!®

To assist with CEQA compliance for the protection of historic resources, San Francisco
adopted Preservation Bulletin No. 16 (the “Bulletin™). That Bulletin sets out a two-step process
for evaluating the potential for proposed projects to impact historical resources. First, a
Preservation Planner determines whether the property is an historical resource as defined by

CEQA Guidelines Section 15064.5(a)(3); and, second, if the property is an historical resource, it

'® Nomination for Listing National Register of Historic Places, August 28, 2017 (Exhibit K) : “A
Pair of Coxheads,” Maley, Bridget (Exhibit L).

17 See Nomination for Listing National Register of Historic Places, August 28, 2017 (Exhibit K).
18 Letter from Office of Historic Preservation, at p.1 (September 13, 2017). (Exhibit B).
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then evaluates whether the proposed action or project would cause a “substantial adverse
change” to the historical resource. '’

CEQA defines a “substantial adverse change” as the physical demolition, destruction,
relocation or alteration of the historical resource or its immediate surroundings such that the
significance of the historical resource would be materially impaired. CEQA goes on to
define “materially impaired” as work that materially alters, in an adverse manner, those physical
characteristics that convey the resource’s historical significance and justify its inclusion in the
California Register of Historic Places, a local register of historical resources, or an historical
resource survey.?’ Here it is necessary for the City to consider not only the project site, but also
the “immediate surroundings.” For example, in one case, a new fence was prohibited near a
historic granite wall in Los Angeles because the fence would detract from the historic

significance of the wall.?!

Similarly, the proposed Project at 2417 Green Street will have
significant adverse effects on the historic qualities of the immediately adjacent, contiguous,
Coxhead House at 2421 Green Street.

Here, the record shows the Coxhead House is a Category A.1 Historical Resource under
the Bulletin 16 analysis because it has been formally determined to be eligible for the California
Register.?* Therefore, the City is required to move to step 2 to conduct a fact-based analysis to
determine which type of environmental document is required.?> Although the City has so far
abdicated its responsibility to protect the Coxhead House, the record nevertheless shows the
proposed Project could adversely and materially alter the Coxhead House in several ways.

First, the Coxhead House sits on its original, tall, unreinforced brick foundation. This
unique foundation is a component of the original character of the house. Any work to the
foundation at the contiguous downslope residence at 2417 could harm the Coxhead House” brick
foundation, which in turn, could require shoring, removing or replacing the Coxhead House’s

existing, historic brick foundation. Such replacement work would destroy the historic, original

19 San Francisco Preservation Bulletin No. 16, at p. 2.

20 CEQA Guidelines 15064.5(b), Bulletin 16, p. 9.

21 Committee to Save the Hollywoodland Specific Plan v. City of Los Angeles (2008) 161 Cal.
App. 4th 1168.

22 Bulletin 16, at pp. 2-3.

3 1d., atp. 9.
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foundation which survived the 1906 earthquake. According to the Project plans, the Project
proponent intends excavation approximately 14 to 16 feet deep in order to construct a new
foundation to support a much larger garage. This is particularly significant given the extreme
slope steepness of approximately 35% for both properties as measured at the street.

In addition, the proposed Project intends to build a 4-story addition extending
approximately 20 feet into the rear yard. This expansion will completely block numerous
windows in the Coxhead House. Blocking those windows would eliminate light and air, and the
viewshed from that side of the residence. Specifically, views of and from the Coxhead House
would be obstructed. Under CEQA, these impacts would materially impair the historic
significance of the property.

The historic significance of the Coxhead House is not in dispute. In a major book on
American architecture, only two homes of architects are covered, Frank Lloyd Wrights’ personal
residence in Oak Park, Illinois, and Ernest Coxhead’s home at 2421 Green Street in San
Francisco. It is eligible for official listing in the National Park Service’s Register of Historic
Places, which protects it under CEQA. Given there is substantial evidence showing the proposed
Project could materially impair the house, the City may not exempt the Project from CEQA
review and must order a San Francisco Preservation Planner to comply with CEQA by
conducting a full historical review analysis on any Project work that could negatively impact the
Coxhead House.

2. The Project Site is on the Maher List Mandated Investigation of Soil
Contamination

The Project appears on San Francisco’s Maher map, which identifies properties with
potential hazardous soil and/or groundwater contamination, including sites within 100 feet of
current or historical underground storage tanks. (Exhibit C). Projects on properties with potential
subsurface chemical contamination that require grading of 50 cubic yards of material are
regulated under the San Francisco Maher Ordinance.?* The Developer admits that the Project

will involve removal and disposal of over 400 cubic yards of soil.

24 Article 22A of the San Francisco Health Code and Article 106A.3.4.2 of the San Francisco
Building Code.
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The City waived the Project from compliance with the Maher Ordinance simply because
the property has been zoned residential for many years. But a particular zoning designation has
no bearing on whether soil excavation could disturb long-standing contamination leaking from
known underground storage tanks. The public has a right to know whether mitigation is
necessary to protect nearby residents and workers during Project demolition and construction.?

Because the project site is located on the Maher map, the Project sponsor is required to:

. Prepare a Maher Ordinance application;

. Submit a Subsurface Investigation Work Plan prepared by an environmental
consultant;

. Secure Work Plan approval, and performance of the work described in the Work
Plan;

. Submit to proper agencies a Subsurface Investigation Report prepared by a
qualified Environmental Consultant; and

. Submit a Site Mitigation Plan which includes a description and design for any

required mitigating measures (approval is required before earthwork).

The City may not exempt a Project from CEQA review that is proposed to be constructed
on a potentially contaminated site, where the Project will involve disturbance of the
contaminated soil. CEQA § 21084(d); CEQA Guidelines 15300.2(e). CEQA review is required
to determine ways to reduce or eliminate risks associated with soil contamination, and to protect
the environment, workers and nearby residents. Parker Shattuck Neighbors v. Berkeley (2013)
222 Cal.App.4th 768, 781 (contaminated site on Cortese list may not be exempted from CEQA
review); McQueen v. Board of Directors (1988) 202 Cal.App.3d 1136 (contaminated site not on

Cortese list may not be exempted from CEQA review).

3. The Project Poses a Structural Risk to the Older Uphill Coxhead House

The Project would result in the excavation of more than 50 cubic yards of soil on a block
with a slope of greater than 20%.%¢ Under the City’s own CEQA exemption procedures, a project
may not be exempted from CEQA if it is built on a property with greater than 20% slope and

involves more than 50 cubic yards of soil removal.?’

25 See Heath Code Article 22A; Building Code Article 106A.3.4.2; CEQA §21084(d); CEQA
Guidelines §15300.2(3).

26 Categorical Exemption, p. 2. (Exhibit M).
271d.
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According to Project information, construction will involve excavation of approximately
408 cubic yards of soil, well over the 50 cubic yard threshold, and the applicant intends to
excavate 13 feet below grade,?® involving 800 square-feet on a street slope of 33-35%. Under
San Francisco Building Code § 3307 and California Civil Code § 832, the applicant is required
to take action to protect the adjoining property from any damage associated with the excavation.
As detailed above, the historically significant Coxhead House is built upon a tall, unreinforced
brick foundation that is a component of the historic nature of the residence. Project excavation
could result in shoring, removing or replacing the existing, historic brick foundation. Because
this type of replacement work could destroy the historic, original foundation, a full CEQA
investigation with proposed mitigation and project alternatives is required. '

4. The Project is Inconsistent with the Cow Hollow Neighborhood Design
Guidelines

The Cow Hollow Neighborhood Design Guidelines (“CHNDG” or “Guidelines™) were
approved by the Planning Commission in April 2001. With that approval, the guidelines must be
implemented as part of the City’s building permit review process.?’ The Planning Commission
utilizes the Guidelines to ensure the renovation or expansion of an existing building, or the
construction of a new building, is visually and physically compatible with the neighborhood
character of Cow Hollow.”*° Importantly, the City has an obligation to verify that new projects
are consistent with the Guidelines when there is evidence of incompatibility.' The proposed
Project is incompatible with numerous Cow Hollow Guidelines, for example:

First, the Cow Hollow Guidelines require new construction to relate to adjacent

buildings, so that in the case of an enlargement, the form of the enlarged building should not

28 Application for Environmental Evaluation, p. 7 (Feb. 14, 2017). (Exhibit D).

2 CHNDG, at p. 1.

39 1d. “The character of San Francisco is defined by the visual quality of its neighborhoods. A
single building out of context with its surroundings can have a remarkably disruptive effect on
the visual character of a place. It affects nearby buildings, the streetscape and if repeated often
enough, the image of the city as a whole.” '
3! Kutzke v. City of San Diego (2017) 11 Cal.5™ 1034 (City determined a proposed project was
incompatible with conserving the character of the existing neighborhood and therefore
inconsistent with local community plan in violation of CEQA).
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impact adjacent buildings}2 According to the permit application and other documents, the
proposal here is to demolish the fagade of the existing shingled-style home built in 1906 and
modernize it in some manner. The current fagade is compatible with the neighborhood character
and the adjacent historic homes. The City must require the developer to submit a detailed
depiction of the proposed new fagade for a compatibility determination.

Second, the Project would not maintain a building envelope consistent with neighboring
buildings,* nor would it maintain compatible volume and mass as compared to other nearby
houses on the same side of Green Street.>* The Project would result in a 6,114 square-foot house
on a 2,500-square-foot lot. This would result in an oversized McMansion on a particularly small
lot in Cow Hollow. Such building intensity is inconsistent with the character of the neighborhood
and is a departure from existing long-held, relatively less dense construction in Cow Hollow.

Third, Cow Hollow’s steep slopes present a very real development issue.® Under the
Guidelines, terracing is key to allowing each successive residence to keep light, air, private and
shared open space, and, in many cases, full or partial views. Such terracing is important to
adjacent neighbors in block faces with significant slope parallel to the street. *® Terracing in this
arrangement preserves lateral access to light and view. Terracing is equally important to up- and
down-slope neighbors located on block faces with slopes perpendicular to the street frontage.
Terracing in this arrangement preserves light and views from the front and rear of hillside
homes.3” Here the evidence shows that the proposed Project is inconsistent with the terracing
guidelines. The proposed plans indicate the Project would result in a “step-up™ and completely
block numerous windows in the Coxhead House, eliminating existing views, and light and air.
Prior to any approval, Planning Staff must “evaluate the effects of vertical additions on views,”*

under the Guidelines and CEQA.

32 CHNDG., at p. 11.

33 CHDG, at p.32.

3 1d., at p.34.

3> CHNDG, at pp. 21 -24.
¢ 1d., at p. 22.

37 1d.

3 1d., at p- 23.
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Fourth, special consideration applies to historically or architecturally significant
buildings.*® As shown above, the Coxhead House is a significant historical resource that must be
protected under CEQA and several City ordinances as well as the Cow Hollow Guidelines.

Fifth, the Project must adhere to the existing pattern of rear yard set-backs of adjacent
buildings, so that the Project will not interfere with access to light and air.*’ The Project would
expand the footprint of the house 17 feet back into the rear yard, substantially reducing the rear
yard requirement and eliminating existing midblock open space. This would block light and air
from numerous windows on the adjacent Coxhead House. Finally, given the size of the proposed
Project, it would violate “good neighbor” design elements to preserve access to light and air.*!

As shown above, the Project would block numerous windows in the Coxhead House,
restricting views, light and air and undermining its historic characteristics, in violation of the
Cow Hollow Guidelines. The Planning Commission must reject the proposed Project due to
these and other inconsistencies with the Cow Hollow Design Guidelines alone.*?

Furthermore, any inconsistencies between éproposed Project and plans of general
applicability, such as the Cow Hollow Guidelines, are significant impacts under CEQA.*
Where a local or regional policy of general applicability, such as a design guideline, is adopted in
order to avoid or mitigate environmental effects, a conflict with that policy in itself indicates a
potentially significant impact on the environment,** and must be discussed in an EIR.*®

The proposed project has numerous inconsistencies with the Cow Hollow Design
Guidelines, which is a plan if general applicability. The Project’s inconsistences with the
Guidelines are by definition significant impacts under CEQA and must be disclosed and

mitigated prior to any Project approval.

3 1d., at p 28.

#01d., at p. 29, 38.

' 1d., at p. 31.

42 Kutzke v. City of San Diego, 11 Cal. App. 5th 1034, 1041 (2017).

43 CEQA Guidelines § 15125(d).

4 Pocket Protectors v. Sacramento (2005) 124 Cal.App.4th 903.

# CEQA Guidelines § 15125(d); City of Long Beach v. Los Angeles Unif. School Dist. (2009)
176 Cal. App. 4th 889, 918; Friends of the Eel River v. Sonoma County Water Agency (2003)
108 Cal. App. 4th 859, 874 (EIR inadequate when lead agency failed to identify relationship of
project to relevant local plans).
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S. The City may not Engage in Unlawful Project Piecemealing

As the chronology in Section I above makes clear, the City has several times changed the
Project’s description to unlawfully allow construction activities to go forward absent the City’s
full and final determination on the overall Project. Agencies may not divide projects up into
smaller pieces and approve those pieces separately. Rather, agencies must complete a full
compliance review, including CEQA, before issuing any permits.*® Here, the City issued a
permit to allow construction of the Project’s foundation to proceed even while the remainder of
the Project is being reviewed by the public and the Planning Commission.

Unlawful “piecemealing” could not be clearer or more deliberate in this case. The
original application describes a large and involved project with major construction and numerous
changes to the existing property. As the Project moved through DBI’s permit process, it was
segmented. First DBI’s permit process isolated just the foundation, garage expansion work and
the rear wall construction. Then Project work was suspended based on the piecemealing problem
and lack of Planning Department review under Section 311. But the City persevered. In order to
lift the suspension on the permit, the Planning Department specifically requested that the Project
sponsor remove the proposed rear wall from the application, which had been a major component
of the original DBI permit. Apparently, the only way DBI could issue a permit for the work was
for the applicant to omit the “new landscaping site wall at back yard.” The proposed rear wall
will be added back into the application later for Planning Department review.

Courts have long ruled that this type of piecemealing is unlawful. For example, in 1986, a
court invalidated a city’s CEQA document prepared for a proposed mixed-use development in
Orinda, California.*” The project had numerous components, one of which was the demolition of
an historic theatre and bank building to make way for new development. The City unlawfully
segmented the project by issuing a permit to demolish the historic buildings days before Orinda’s
Board of Supervisors met to approve the entire project and certify the CEQA document.
According to the court, “no agency may approve a project subject to CEQA until the entire

CEQA process is completed and the overall project is approved.”*® This is because “it is

4 CEQA Guidelines § 15378(a).
7 Orinda Assoc. v. Contra Costa County (1986) 182 Cal.App.3d 1145.
S 1d. atp. 1171.
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unlawful for an agency to subdivide a single project into smaller individual subprojects in order
to avoid the responsibility of considering the environmental impact of the project as a whole.”*’
In other words, when a project requires multiple agency approvals, as is the case here, all such
approvals must be considered as one project and within a single environmental document before
any aspect of the project may go forward.>

CEQA requires analysis of “the project as a whole,”*! so that “environmental
considerations do not become submerged by chopping a large project into many little ones —
each with a minimum potential impact on the environment — which cumulatively may have
disastrous consequences.”>? “The CEQA process is intended to be a careful examination, fully
open to the public, of the environmental consequences of a given project, covering the entire
project, from start to finish. . . the purpose of CEQA is not to generate paper, but to compel
government at all levels to make decisions with environmental consequences in mind.”>?

The record is clear the foundation work is just one small component of a much larger
residential expansion. The Project sponsor’s own description of the Project makes clear it has
numerous components requiring approval by a number of City departments. Nevertheless, the
City has taken it upon itself to alter the overall Project description in order to segment approvals
so that critical demolition and construction may commence. The City engaged in unlawful
segmentation or “piecemealing” when DBI issued a permit for the garage expansion and
foundation work before all of the City’s approving agencies and the public had a chance to weigh
in on the proposed Project. Therefore, the City must rescind DBI’s permits and stop all

construction work at the Project site pending full City consideration of the “whole of the

project.”

9 1d.

30 City of Antioch v. City Council of the City of Pittsburg (1986) 187 Cal.App.3d 1325, 1337-38
(when construction of a project cannot not easily be undone, and when the project would almost
certainly have significant environmental impacts, construction should not be permitted to
commence until such impacts are evaluated in the manner prescribed by CEQA).

SV Arviv Ent., Inc. v. South Valley Area Planning Com. (2002) 101 Cal.App.4th 1333, 1341,
1346.

52 Bozung v. LAFCO, 13 Cal.3d 263, 283-84 (1975);

>3 Natural Resources Defense Council v. City of Los Angeles, 103 Cal.App.4th 268 (2002)
(emphasis added); Laurel Heights Impr. Assn. v. Regents of Univ. of Calif- (1988) 47 Cal.3d 376
(project description failed to include second phase of project).
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IV.  Conclusion

There is no question the proposed Project violates CEQA, the Maher Ordinance, San
Francisco’s Historic Resource Preservation Ordinance, California Civil Code § 832, San
Francisco Building Code § 3307 and the Cow Hollow Neighborhood Design Guidelines.
Accordingly, for all of the factual and legal reasons described above, the San Francisco Board of
Supervisors must grant Mr. Kaufman’s CEQA appeal and send the Project back to the various

approving agencies for full review under CEQA and all other applicable laws and ordinances.

Sincerely,

s I .
Iy / M,,.,.r«““"'""" T —
:}/ / (S

Richard Toshiyuki Drury
Rebecca Leah Davis
LOZEAU DRURY LLP

cc: San Francisco Environmental Review Officer
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SITE PERMIT/311 NOTIFICATION SET

28 APRIL 2017

Q LOCATION MAP

APPLICABLE CODES:

RESDENTIA CODE)
PIRE CO0E]

*204 CAUFORIZA EFERGY COCE

@ EXISTING FRONT FACADE

PLANNING CODE SECTION 317 DEMOLITION CALCULATIONS:

2417 GREEN STREET
SAN FRANCISCO, CA 94123

PROJECT DESCRIPTION:

THE PROPOSED PROJECT GENERALLY CONSISTS OF THE REMODEL, ALTERATIONS AND
HORIZONTAL ADDITION TO AN EXISTING 4 STORY OVER BASEMENT SINGLE-FAMILY
RESIDENCE AND INCLUDES THE FOLLOWING: 1) EXPANSION OF EXISTING GARAGE IN
BASEMENT LEVEL, 2) 15T, 2ND, 3RD, AND 4TH STORY HORIZONTAL REAR YARD
ADDITION, 3) ALTERATICNS TC EXISTING FRONT FACADE, 4) EXCAVATION AND FULL
FOUNDATION REPLACEMENT, §) LOWERING EXISTING BUILDING APPROXIMATELY, 6)
INTERIOR REMODEL THROUGHOUT,

DRAWING LIST:

DEMOLITIGN CALGULATIONS - PLANNING CODE SEC. 317.5.28

DEMOCLITION CALGULATIGNS - PLANNING CODE SEC, 317.6.2.C

- FOUNDATION LEVEL/FLOOR 1 - EXISTING WALL TO BE REMOVED: (+/-)33 3LEH FT. @¥%) < 65% MAX

« FRCHT FACADE « EXSTNG TOREMARL. 1) 238 LRLFT, QT5% » HORIZONTAL ELERENTS « EXISTRIG TOREMA (FLOGR 1). (HHOSGFT, @%)
« FRGKT FACADE - | BGSII(ETD!ENEMO\(D (+I)05Lwi' (z&\) + HORIZOHTAL ELEMENTS - mswvonsmlmm FLOOR 1. (#1227 SCFL. {100}
© REARFACADE - DISTHG TOREMAR: * HoRTONTAL (+050FT. )
ity ey | < o {#1 . (1008
. (+QSET,
[ somorren G BLRAT fi « norzon (+YBISESOFT, (100%
+ HORIZOM (+)OSOFT. O%)
+ HORIZDA)Y {+£) 6381 SOFY, {100%)
» FOUNDATION LEVEUFLOOR { « EXSTRG WALL TOREMARE (41 125L0E FT. 79%) * HOREZDH MENTS (*l T 2 SOFT. (A5Y)
+ FAREATION LEVELALO0A 1 - EJSTHG WALL TO REMOVED: (HFFRILNFT.23Y) + HORIZOH] A {+1) 9255 50FY. (69.4%)

* SUM OF HORIZONTAL ELEMENTS - EXSTIXO TO BE FEMOVED: __(+/-3721 §SGFT, %) > S MAX.

+ VERTICAL EHVELOPE ELEVEHTS - DASTRNG TOAEKIAR) (1ORTH ELEVATION) (+FYE05 ST, G795
R IVELOE CLEVENTS - GISTNG TORERAINED AR ELEVATNY  (of ARaL]
+ VERTIAL PHVELOPE ELENENTS - DISTHG TO AEMAR] (AESTELEVATIVIY {+h)1

 FRMGALBNEOP SLERNTS DISTR MOERLHDRD BESTELOATR) Ao o,

 VRTEALBVELOPE SLEVENT - ASTRG TOREHAe o 2
DI TOBERNORD BTSSRI (1738781 S B00)

 CRUCALBVELO ELEVET IS Ha 1o N1 FASTELEVTON, %

« VERTICAL EHNVELOPE. ELEVENTS -DISTHG TOBEREMOVED (EASTELEVATION) {51 19750FT. B6%)

~ SN OF VERTICAL ENVELOFE ELEMENTS - EXIST (3 1TAB SOFT. @1.7T%) < IV MAX.

PYare—
o reospmmTA
651 GREEH BULDING SITE PERMT SUBMATTAL AL R FIRSTFLOORPLAY
: NI RO ECODROGR A
A0t LEGENDS, ABBREVATIONS AND GEMERAL HOTES A3 PROPOSED THRDFLOOR LA
[ ——— Mt eosDrRRMORAA
A3 EXISTING COHTEXT PHOTOGRAPHS ALs PROPOSED ROOF LA
fn  prmosTEETOves
o s i ewmmos
AL EXSTNG! PROPOSED STREETSCAPES. EMARGED b22 [EOSTHATELOLTIONELEVATION
M EXSTG! PROPOSED UASSING STUDES b23 ENSTHITELOLMONELEVATION
an EXSTIG! PROPOSED LASSHG STUDES o4 ESTHITEUGUTION SLEVATION
Ms qensen
- e
v osom PR —
mr KAFER ORDINANCE. WAIVER a3 PROPOSED ELEVATION
Aan EXSTRNG AHD PROPOSED SITE PLAN Azd R ELEVATION
[ -——
m eemmmonn
oL DXSTIHGTE MOLITION BASEWENT PLAN mz EXISTINS ECTION
PRY——————" o nosmescan
PR ———— o
PP ———_ e,
R ——————— o o
o6 eemEEmoRoE A e
PROJECT DATA: PROJECT TEAM:
PROJECT ADDRESS 2417 GAEEN STREET, AN FRANGISCO, CA 9123 OWNER: ARCHITECT: STHUGIURAL ENGHEER
— o ity T s Sorioon 5 YoM ST, T 50
s v Sl sn Siira i
BOCK: 050 T:A134070888 TSR TSN
s oy Llenggatcm Fitom Eirmmtitder
e L ——— R bt on Comeman
e e
EXSING. N PROPOSEDY GEOTECHNCAL CONSULTANT, TAT:
CONSTRUCRON TYPE: TPEVE COUBTAUCTION TYPE: TYPEVE" {NOCHANGE) DOVIS CONSLA TING, NG uc
B R b Ry oo STI PARK STREET kg ZD(IDAIIQBS"EET 0 010 22D ST RS .
e oo ) useRorpiaaure | goc A ase it Shimsca camn
taneer i uneenorn {oenen e i [ it
ptipin o
AREA CALCULATIONS:
(o) e ]
pr— [
e @ s ok o o
+ HABITABLE AREA ) 1GSE.
oo aoons
arac men o 1. Saic e @ e
e WA
ooz
e wen ) tnes. oo
St e (@ 1ones
oor o, e
nooss
Soia e ) 1o, pren
THBTALEAREA ) aGE
BLOGRE;
Seatas en o Mo roans
St e (o mer.
Ry i e
Toms
e LT3 tows
T e e GRS
"~ GARACE () PGS
ROOF DECX AREA () 4B

ARCHITECTS




Green Building: Site Permit Submittal

Instructions:

be due with the applicable addendum. To use the form:

AND

BASIC INFORMATION:
These facts, plus the prirary accupancy, determine which requirements apply. For details, see AB 093 Attachment A Table 1.
Project Nama BlockiLot Addrass
2417 GREEN STREET 0560/028 2417 GREEN STREET
Gross Project Area Primary Occupancy Number of occupled fioors
6022 8Q. FT, SINGLE FAMILY RESIDENCE 4

Eeslgn Frotossional/Appicant: Sign & Date

As part of application for site permit, this form acknowledges the specific green building requirements that apply to a project
under San Francisco Green Building Code, California Title 24 Part 11, and refated codes. Attachment GS2, GS3, G54, or GS5 will

(a) Provide basic information about the project in the box at left. This info determines which green buliding requirements apply.

(b) Indicate in one of the columns below which type of projectis proposed. If applicable, fill in the blank lines below to identify the
number of points the project must meet or exceed, A LEED or GreenPoint checklist is not required to be submitted with the site
permit application, but using such tools as early as possible is strongly recommended.

Solid circles or cade references indicate measures required by state and local codes. For projects applying LEED or GreenPoint
Rated, prerequisites of those systems are mandatory. See relevant codes for details.

OTHER APPLICA| N L PROJECTS
ALL PROJECTS, AS APPLICABLE LEED PROJECTS H BLE NON-RESIDENTIAL PR
i . ot Addition
N N Now Large ow e Lirge me betow [ the Other New | 21,000 sq ft
Construction activlty stormwater poflution LoRiss | qliohRiss | Commerkal. | oo Aralon Walor Ataratin! | - ojarancs b e sl o o Rescemmor i, Comenontion -~ | Noni CoR
prevention and site runoff conirols: Provide a PY dditions and alterati be found n Title 24 Part 11, Division 5.7. Al N
constructlon site Stormwaler Pollution Prevention Plan 200
and implemant SFPUC Best Mansgamant Practices. Type of Project Proposed {Indicate at right) I X = 080
Stormwater Control Plan: Projecls disturbing 25,000 Overall Requir Type of Project Proposed (Check box if applicable)
sq ft In combined or scparate sewer areas, or replacing
22,500 impervious sq ft in separate sewer area, mus{ . LEED leve (i GOLD SHVER SIVER GOLD GOLD GOLD Energy: Comply with Catifornia Energy Code {Title 24 Part 6 2015) L] *
implement a Stormwaler Control Pian meeting SFPUC n i
Siomuetr Mansgomon Roroments. Baso uber of roqired pons: © s e T e e ] [t oot o it cemlions e st e e
or i
NonPotable Water: New buildings 240,000 square feet Adjustment for retention / demalition of historic wa Title 24 Parl 8 {2016). With p|an";pg Dapadn\em approval, projects subject o SFRUG ]
must calculate a water budget. New buildings 2250,000 ° features / building: tosmwaler may te Lving roaf for all or & portion of solar energy
5q ft must use avallable alternate water sources for toflet Final number of required points systems. {Sae Planning Ceds Sec 149)
and yrinel flushing and irrigation (SF Health Code 12C) (base number +/- :d uslm‘;nt) 60 Blcycle parking: Pravide short- and long-lerm blaycle parking for §% of motorized ° .
Water Efficient Irrigation: Projects with 21,000 square N or San Franclsco Planning Code Sac 155, whichaver (s grealer.
feet of new or modifled landscape must comply withthe | @ Specific Requirements: (wr indicates a measure is no! required) w:rlng for Electric Vehicle Charging: Propare slactrical systems for luture °
SFPUC Water Efficient Imigation Ordinence. P Wast 759D e Instatiation of EV chargars al 6% of parking spaces. See CalGraen 5.108.5.3
faste - o . N
Construction Waste Management — Comply with AND comply with San Francisco Construction & Demotiion Dabris [ . ® ° Moot 080 ° Fuel officlent vehicle and Ic;?Trguol parking; Designalo and mark 8% of Py °
the San Francisca Canstruction & Demolition Debris ° Qrdinance - LEEDY4 MRet, 2 points parking stals for lov-omiting, ol affcfont, and corpooiivan pool vehidles.
Ordirance Energy Design Water Meters: Pravide submeters for spaces projected to consume >1,000 galfday, ° Asdilon only
GComply vith Caiformia Tie-24 Part & (2016) and meel LEED ° mteEE\z © ° ° LEED or>100 galiday if in buildings over 50,000 34, it.
Recycling by Occupants: Provide adequate space minimurm energy parformancs (LEEDVA EA p2) prere Indoor Water Conservation: Al water leaks must be repairad, ond all plumbing
and aqual access for storage, collection and losding of | o Better RooTs: Buildings of 10 occupiedTipors or less must fixtures not compliant with SFBC 13A must meet current Califarnia Plumbing Code. d d
compostable, recycable and landfill materials. \nstatl S tar hot water systems In the: 16% of roaf
Install photovoliaics or salar hot water sysiznis of roof Commissloning: For naw buildings greater than 10,000 square feet, commissloning
See Bullatin 088 for dotalls. °
area designated as Solar Resdy Area per Tilla 24 Part 6 {2016). e ar i shall be included in the design and construction of the project 1o verify thal the buliding
[ by FPUC ® L . °
itn Planning Deparimont opproval, projects subject to SFPL systems snd componants mest the owner's project requirmonts. (Testing &
Stormwaler oof for all or a OR for bulidings fess than 10,000 sguare feet, testing and adjusting of systams Is requlred. Balancing)
RATED PROJECT portion of sclar energy systoms, (Sea Planning Godo 50 149 )
GREENPOINT \TED PROJI S Energy of Energy Proteot duct and | during [ ] ®
Bultdings of 41 or more accupled floors must: " . =
Proposing a GreenPoint Rated Project Generala renewable onergy en-site 21% of tolal annual energy Oggﬁg:’z g;g:lr;té;d no':v(l‘ﬁceag:?;:v; 5610‘::\[1% ‘:llh Voo ﬁln;!g‘ler; s:::omu Rule 1168 ° °
i 5 cost {LEEDv4 EACS, 5 poinls), OR . e e e e lo 17 for sorosol .
(Indicate at right by checking the box.) Demonstrala at least 10% anorgy use reduclion compared ta Title L " Palnts and coatings: Comply with VOC imils In he Alr Resaurces Board
24 Part 6(2016), OR Aschitecturst Coatings Suggested Controi Measure and Cafifomia Code of Regulations. [ ] [ ]
Base number of required Greenpoints: - Purchase Green-E cartfied renewablo energy credits for 35% of Tid 17 of serosct paints.
of requir points: tatal eleckicly use (LEEDVA EACY). : Carpot: A corpat must mest one of e foflowing:
" Enhanced Commissloning LEEDVA EAst Meet LEED preceqsite G Dapriment f e oat Evantans i for ta esting o
Adjustment for retentien / demofition o PP o B - - o 81359,
hlsjlorlc foatures ! bulding: Water Use - 30% Reduction LEEDW WEc?, 2 pulnls Meel LEED prerequsite 3 NSF)IANsl 140 1 the Gots ave, . °
Refrigerant CalGreen CalGreen 4 . . OR
nlr e 6. igl EQ 2.2 and Fisled in (e CHPS High
Final number of required polnts (base number +/- CalGrean5:508.1.2, may conlibute to LEEOVA FA GH 5508.1.2 5.508.12 - Parfemance Product Datstasa ) .
adjustment) Indoor Alr Quality Management Plan LEEOv4 IEQe3 ° Cordramn CoGromn | Celgreen Careen Cotgraon AND indoos camal achesive & 50 91 VOO oontert. .
GreenPoint Rated {i.e. mests all prerequisites) [ Low-Emitting Materials LEEDvA £Qe2, 3 polnts ° ° P P9 ° . ::';‘;:::;:Z:s::z:t::‘:'?‘b;m‘::;wm 'WC;W“T":”W" i L L]
" " 2 For 80% of floor erea recelving resflent ing, Inst
Better Roafs: Buldings of 16 cccupled floors or less Blcycle parking: Provids short-lenn and lang-term blcycle resilient fiooring complying with the VOC-emission imits defined in tha 2009 Collaborativa . °
must install photovoltales or solar hot waler systems parking for 5% of total motorized patking capacity each, or meot . See San Franclsco Planning Codo fot Hiah Performance Schools (CHPS) critaria or certified under the Reslient Flgor
in the 156% of roof area designated as Solar Ready San Frandisco Planaing Code Sec 155, whichever Is grealer, or L4 ‘See San Francisco Planning Code Section 165 Caverlng Institute (RFCH) FloorScore program.
per Title 24 Part 6 (2016).” mest LEEDv LTe8, - Saction 15! S Tobacco $moke: Prohibit smoking within 25 feet of buikding °
With Planning DepartmenlApprovaI pro;ects suh]ect L4 Designated parking: Merk 8% of total parking slalls for ° ° iy r eniries, outdoar sir intakes, and aperable windows.
o i les,
to SFPUC may aw-amitting, fual eficent, and carpootivan pao vahicles : . Alr Filtratlon: Provide al last MERV-8 fitars In regularty nccupled spaces of
living roof for all ora pomcn of solar energy systems. Wiring for Electric Vehicle Charging: Installelectrical | 6% ofspaces 3% ofspaces | 3% ofspaces | 6% of spaces mechanlcally ventilated buldings. Ld ®
{See Planning Code Sec 149) systems to provide power lo EV chargers at number of spaces | CelGreen CalGroen CalGreen CsiGreen nir afr
B Etficlancy: Moot one GreenPolnt Rated indicated. Installation of chargers is not requved. 510053 41064 41084 510853 A Contro): Wal and roof-celings STC 50, exterior windows STC 30, party L}
hergy Efficlancy: Meat ane GreanPolnt Rate Water Meters: Provide submeters for spaces projected to walls and floor-callings STC 40. {enveioge ateruion 8
v7 energy compliance path. In homes with electric- consume more than 1, ooo galiday, or more than 100 galday ifin e e wr ) Addition only e o).
only heating and water heating, instatiation of [ ] ‘building over 50,000 sq. ft. CFCs and Halons: Do not instalt equipment that contains CFCs or Halons. [
photovoltales In compilance with San Francisco Alr Filtration: Provide atfeast MERV- fiters n oco pied spaces
Better Roofs (above) may meet the All Electric path. ventitaled butdings. LEEOVA 1EQC3 s * “ e ] L4 nir Notes
" i 1) New residentlal projects of 4 or more oceupied floors must use the “New Resldential High-Rise” column. New
Meet all California Green Building Standards Air F"‘""““"S'F e O nir Py 'Y it e ° residaniial with 3 or fewer occupied floors must use the "New Residential Low Rise" colimn.
Code requirements quality hatspots. i o 38a ing Code R . includ s
2) LEED for Hornes Mid-Rise projects must meet the “Silver” standard, inciuding all prerequisites. The number of points
4 Envelope : pref P
CalGroan measures for residential projects have Acaustical Gontrol: wall and rool-cellings STC 50, exteriar ° o0 CBC 1207 ° alteraion & wr required to achieva Silver depends on unit size. Sea LEED for Homes Mid-Rise Rating Syslem to canfirm the base
bean integrated into the GreenPoint Rated system. windaws 5TC 30, parly walls and floor-ceilings STC 40, addition onl number of points required.
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City and County of San ancico Echri M. Lioe, Maryes
'DEFARTMENT OF PUBLIC HEALTH Barbera A Gurcia, MPA, Director of Heolty
ENVRONAENTAL HEATTH Staphorda €. L Cushing. MSP, CHIM, RERS

tvironmen'ol Health Ciects

WAIVER FROM SAN FRANCISCO HEALTH.CODE ARTICLE 224
(MAHER ORDINANCE) B

Compliance with Article 22A uf the Ser Francisou Health Codo is required for all xites that require & peamls from
tho Department of Building lnspection, will move or excavato at least 50 cubic yards (38.23 m’) of saf) sadior

Articlo 22A (Maber) ares Sites subject to Anicle 22A muy be gnted & waiver by the Sm Francisco
Department of Puhhc Hea.llh  pec Sectlun A of Anicle 224 which sates, "Tho Dirccfor may waivs the
the property has hees continsously ronod
o pesidontal wnder e < City l'lmnmg (hde sisce 1921, hus been ia resideatal use sinco that e, and no

substances, in thess drcumntznou, the Director shall provide |.he -pphunt and the Director of Bulding
uived.”

Tnspectim with wai Asticla have been w
The d itted in Waiver:
®  Stabistory
2 1 clevation Drawings AN
Current or tamer - ok ic & 1t
appicable

PROPERTY/PROJECT INFORMATION
Address: 2417 Groeu Street. Block/Lot: 0360 028 SMED No: |54

Chly Durkda (Ch ) Contact Neme gliote:
Proponeat Address: 474 EUCILD AVENUIE, SAN FRANCISCO, CA, 04118

Cuarent Slto Use: Single Family Residence Proposed Site Use: Sinylo Family Residence
1f residential uge enly, approximate your residential only use begsn: 1907

COMMENTS!
The San Srancisco Department of Public Heallh lus determined that:
®  The project Property has b 49 residential sinea atleast 1921 ANDS the wyailable

information does noy Indicrte potentinl or known the 4ol endlor groundwaler contamination by
contaln hazardous mubstences of materisl. ANT) The aita use will remeln a8 residential or a Jess
seasitive land use

1370 Morko) Skocl, Sulfo 210, San franciico, CA 94102
Phane 415-252-3800 | Fox 4152523075

D Less than 50 Cublo Yands of soil will ba distwbed by the proposed project AND the available
information does not Indlcalo potcnti} or knowa tho soil andor groundwater contamioalion by
contain. Jous gubstances ornm:mm.

1 A former underground storage 1ank removed from (he reqidential site or nearby residential site, docs
ot present a xignificant hoalth o enviroamental risk to the project property based on the information
F DPH files.

SFDPH Recommendstions:
ol su= Snlll ste-known to, or may, conlain il matecial, Fill matcrlal associated with the 1906 Extthquake
ot other il suaterials in $an Francison may conlain elevatad lead concrntrations amoag ather

pvlmlm cmtaminants, SF DPH rocommends that excavated fill sofls b segrepsted, storod on plastic
shesting and chenically analyzod for comtaianats prior fo s rease or a3 required by the disposal
fmlxly poior to disposal. The snatyses cousideced may includo the analytes listed Tatbe hhba
Ordinsocs, which include: Mmh, volstilo and semi volatilo organio compopnds, eyani
petraleom by remaining sails with clsvated contarninants should bo capped by lhu
bmlﬂmg,, hardscape of at ltm cne foot of clean sail over u visusal physical barrier such s expemded
plastic geogrid, of similur matcrial.

B Coustruction activitics showld follow a work health and safety plan and dust control messures,

Ssn Franclsco Depatment of Public Health GRANTS A WAIVER FROM THE REQUIREMENTS OF
THE 8F HEALTH CODE ARTICLE 22A FOR THE SPECIFIED PROJECT ONLY BASED ON THE
SITE CRITEHIA AND CHARACTERISTICS LISTED ADOVE. Should you bave any qucstions plesse
contact the San Franciseo Department of Public Healih, Slte Assessment and Mitigation Program (DPH SAM) at
(413)252-3500,

Date; 28 March 2017
Stephanio K. §, Cushing, MSFR/CH!
Direstor of Environmental Health
Sun Francises Departmend of Public
v Janlo Poling, Environmentsl Planner
San Frencisco Planning Department
1659 Mission Strect, Suite 400
San Francisco, CA. 94103-247%¢
jeslopoling@xfav.org

Ed Sweenty, Deputy Director of Inspection Services
San Franciico Department of Buiiding Inspectlon

1650 Mistion Street

San Francisoo, CA 94103

edward swetney@sfaov.org

2417 GREEN STREET

SAN FRANCISCO, CA 94123
BLOCK 0560 L.OT 028

DUMIGAN MOSEY

ARCHITECTS

128 16th street, 3rd floor
san francisco, calfomia 94103
T 4715.495.9322 . 415.651.92%

dobtha. 16112
[ [
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SUMMARY OF PLANNING CODE STANDARDS & ENVIRONMENTAL REQ'S.

~20%48 DISTRIT: i1 (RESIDENTIAL  HOUSE, ONE FAMILY)
IR, LOT AR 200U, '
-3 LoT WEm: e
- SOETARD SETBACK: ROKE BEQUIRED
« FROST YARD SETRACK: e
THAN 33 08 16% OF LOT DEFTH.
« REAR YARD SETRACK: ~25% OF THE TOTAL LOT DEPTH, T IN N0 CASE LESS THAN 19, 1€,
S2C 43N}
OVERERD KORKEOXTAL PROZCTIONS, KAX. 3-TDEFTHFOR
PR REGURED OPEN ARE, THE COMEINED
LENGTI OF ALL BAY WIKDGWS ANO 1ALLONES PROECTIG BT TE
THE LOT ALOME A REAR BUILOWG WALL, (REF, SEG. 136 ()10
- orsH seAce: 300 SQLFT, MW AREA: 30" WA DIMENSIDH & 36 SLIT, M AREA O
DECK OR ALEONYS 190 MIN DNENSION & 100 SOF7, KA AREAOH
‘GRADE, (REF. 3EC, 138 & TABLE 138%)
- PEN SPACE MUST FACE A STREET OB REAS-YARD ANC 8¢
UHOBSTRUCTED T0 THE SKY
« AR HEXGHT AT,

- 35'|REF, 5EG, 2610)(1)

TOWARD THE REAR GF QT UHTR. THE KEKGHT LLWI 1 36 (REF $65,
2B
- HEIGHY LIMIT AT TAE FROKT PORTION DF THE RUADING £AK BE
che

= INGREASED
RNDINDS [REFAEC. Z1RIE)

~ DORMES AT ROOF CAN 82 EXEMPT FROM HEIOHT LT UF TO.90
HALL NOT

AREAGF THE ROOF ABOYE WIICH THEY ARE BITUATED [REF. SEC.
1R

MAXWHERE OXE SPACE IS REGUIRED (REF. SEC. 51{c)).
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1022417
PATH OF EXT ACEESS TRAVEL - TOTAL HTARLE AREA: (AT G, (CHAPTER 5. GENERAL BURDING KEGITS AXD AREAS: SECTONT05 11 PARAPETS, EXCEPTH 43 SECTION 101581 YOO CPEHRNG CONTROL DEWEES loa 1417
- 3 EHHGS Y ROOF CLGSER TR & Y0 EXTERIOR RRE RATED WALL MEASURED FROM 1F THE TOP OF THE SALL OF AN OPERABLE WNOCHW OPERUYS 131 OCATED LESS THAN 36"
VALY JOTAL TRAVEL DISTANGE TO EXT 1TAL ROOF DECK: (44399 G55, TABLE 5043, 504.1,506 2 ALLOVARLE BOLDMG HEIGHTS AYD AREA RATEFIOR SDE OF WL L: PROVOE RRERATED PARIPETVALL, 30 i) AFF, THEVANDOV SHALL BE PROVOED WITH WIDOV OPEHIIG CONTROL DEVIGES THAT
DISCHARGE FAOH FLOCR ‘CONSTRICTION TVPE Y-8 EQUIPPED A TH A AUTOMATIC SPRELER SYSTBM S1IR, 60 4 ‘COMPLY WITH ASTM 72090 INCTIFICATION SET 1042817
Y - STORES MOYE GRADE LAY AREA I NTEG secno0s 1 purers s
Y “TYPE V-B, GROUP R-3 WITH A CLASS CROOF COVERRIG. EXTERIOA ViALL CAN BE. TABLE $006.32 (1) : STORES YTH ONE DO FOR R-2 & R-3 OCCUPANQES
CHAPTER & TYPES OF CONSTRUCTION: EXIT ACCESS TRAVEL D{STANCE EMIMITED FOR UP T0 3RD STORY ABIVE GRADE PLANE,
’ R e, EQIPPED W ATOUAT SPASHERS TAUGHO.
o VA TRV DISTAICE O LR TOSTAITAAY e —— SRTAGLESS T DTRACE:
HOTE: STRUGTURAL FAAVLE: N0 FIRE RES/S TAHCE RATIHG EXTERION REARING WALLS: KO RRE SECTION 713 4 SHAFT ENCLOSURES, RRE RESISTANCE RARNG.
H HABITABLE AREA For L5: HO RAE HESISTANCE RATIHG HON-BEARMG ATOR SKAFT ENCLOSURE TOBE HOT LESS THAN 2+ FIRE RESISTANCE RATING WHEN SFBC SECTION 1014.4: VEANCAL EGRESS.
THE BUILDXIG PER CBC SECTION 1002 WALLS SHTERIOR O EXTERIOR. HO RATHG CORNECTING 4 STORES OA MORE. FOR HABITABLE LEVEL MORE THAN ORE STORY ABOVE AN EGRESS DOOR, THE TRAVEL
() GARAGE {VECRAICA HOTEXCEED 50
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STATE OF CALFORNIR — THE NATURAL RESCURCES AGENCY EDIAUND G, BROWN IR, Boveror

OFFICE OF HISTORIC PRESERVATION
DEPARTMENT OF PARKS AND RECREATION

1725 23 Street, Suite 105
SACRAMENTC, TA RES1E6-T100
(B8 4457000 Faw (016 4187053
calshpo@parks.ca.goy
wrovwahpparks.ga.gov

September 13, 2017

VIA EMAIL

[awrence B. Karp, Architect | Philip Kaufman , ,
Carol L. Karp, Architect AlA | 2421 Green Strest ’
Karp Architects | San Francisco, CA 84123

100 Tres Mesas 1
Orinda, CA 94563

Subject: Coxhead, Ernest, House
Nomination to the National Register of Historic Places
Second Request for Information (RF!_2)

Dear Mr. and Mrs, Karp:

Thank you for your revision of the Ernest Coxhead House nomination to the National
Register of Historic Places. The property is clearly eligible for the Nationa! Register.
Additional work is needed on the nomination {o comply with the requirements of the
National Park Service (NPS) in accordancs with the instructions in Nalional Register
Bufletin 15, How to Apply the National Register Criteria for Evaluation (Bulletin 15} and
National Register Bulletin 164, How fo Compiete the National Register Form (Bulietin
16A), available online at nHfpJ/ivww. s gov/nr/publications/index. htm.

The revision does not address many of the requests and suggestions made in the first
Request for information letter of April 26, 2017, sent {o Kathryny Shaffer, original
preparer of the nomination. Some of the issues discussed in subsequent emalls with
Ms, Shaffer were also not sufficiently addressed in the revision.

Formatting issues in the nomination have been correcied. An annotated copy of the
nomination accompanies this letter. As further revisions are madse, retumn the
nomination electronically as & Word document. No further hard copies are needed.
Please leave the yellow highlighting in place and disregard any awkward page breaks.
We will resolve those during the next review,

Be sure to preserve all section preaks, as this safeguards proper formatting, and correct
section and page identification in the footer. If the nomination including images is tco
large for your email, you may send it surface mail on a disk or jump drive, or via a file
sharing system provided no password or registration is required.
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As indicated in Bulletin 18A,

Certain conventions and terms are used for documenting Natlonal Register
properties. Although there may be other ways to classify resources, describe
functions or architectural infiuences, or state the significance of properties, the
standardized terminology and approaches adopiad by the National Register
program ensure nationwide consistency of Naiional Register records, They also
make the data in the National Register information System (NRIS) more useful,

1. Name of Property

Historic name

As previcusly advised. NPS does not use the tem Residence. In the absence of
documentation that definitively states Coxhead used the uppermost front room as a
studio, it is appropriale to surmise or presume in the narrative as you have done. That
presumption is not sufficient fo include Studic in the property name. The historic name
has been updated in Section 1 and the header to Coxhead, Emest, House.

7. Description

Architectural Classification

Category and subcategory have been updated using National Register termirnology and
formatting. Shingle Style is a subcategory of Late Victorian.

Summary Paragraph

The infarmation has been restated as a single paragraph focused on a summary of the
physical description. Physical details have been moved 1o the subsequent narrative.
Matiers of history or significance have been moved to the Statement of Significance.
Identily the Cotswold features.

Narrative Description

Portions of the narrative were relocated. Section 7 is the narrative description, focused
on the physical aspects of the buiiding, including its appearance and condition at the
time of nomination. This narrative needs 1o be written by the nomination preparer,
specifically for this section. For a property nominated in the area of Architecture,
extensive citations from scholarly publications, particularly from several years ago, are
more perfinent to the Section 8 Statement of Significance.

Review Bulletin 18A, parficularly "Writing an Architectural Description” and "Guidelines
for Describing Properties.” Per Bulletin 164, "Organize the information in & logical
mannar, for example, by describing a building from the foundation up and from the
exterior to the interior.” Additional information is needsad for both the exierior and the -
interior.

Mt el anonie comireilla N ahmwmEnhrd TR R Ah Yo niernrz
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Provide additional details regarding alterations, including dates, Expand on the integrity
subsection to address all seven aspects,

See additional notes in the body of the nomination.

8, Statement of Significance

Period of Significance; Significant Dates
From Bulletin 184,

Criterion C: For architecturally significant properties, the period of significance is
the date of construction and/or the dates of any significant alterations and
additions.

The period of significance has been updated 1o 1883, Significant dates must be within
the period of significance, so the significant date has also bgen updated to 1883

- Statement of Significance Summary Paragraph

As with the Section 7 Summary Paragraph, content has been restated as a single
paragraph to summarize the property’s significance, with dstails relocated to the
subsequent narrative.

Narrative Statement of Significance
Citations from Section 7 were relocated as appropriate. Abbreviated notes were
expanded into footnotes per The Chicago Manual of Style.

See additional notes in the body of the nomination.
8. Major Biblicgraphical References

Bibfiography
Provide missing access dates for alectronic sources as indicated.

Additional Documentation
Photo Log
As requesied in the instructions, indicate direction of camera where highiighted.

Photos, Figures

The number of photographs and figures is inordinately high for a single house. Many of
the images are similar, and some of the color figures reproduced from other sources
are repetitive of the photographs. Photographs are required; figures are optional. As
noted in the NPS Pheio Policy Fact Sheet,

The necessary number of photographic views depends on the size and
complexity of the property. Submit as many photographs as needed to depict



Ernest Coxhead House
RFl_2 September 13, 2017
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the current condition and significant features of the property. A e

photographs may be sufficient to document a single building or object, Larger,

more complex properties and historic districts wﬂi require a number of photos.

Prints of historic photographs may supplement documentation and be particul ariy
- useful in iHlustrating changes that have occurred over time.

Based on the minimal altgrations and retention of i ntegnty as presented in Section 7,
there is imited change to be illustrated.

Consider which photos and figures are most pertinent to the nomination. You are
strongly encouraged to remove some of the others. Renumber pholos and figures as
necessary, updating narrative references and the Photo Key accordingly.

As indicated on the National Register Chacklist for Submission
http:flohp.parks.ca. cov/paq*sﬂ 058/l eSsNRhP%ZQCh@cx sbt,o2[‘f0r°‘m?c}bub ission%2
02017 .pdf, provide a single set of color prints, and the digital photo files in TIFF format.

The copyright statement has been removed. The document associated with the
copyright was based in large part on research and documentation previously submitted
by another author, and has been further edited by California State Office of Historic
Preservation staff. Copyright statemenis are not part of the nomination form, and
nominations are not normally copyrighted when submitted. Information about the
National Register of Historic Places Program: Content and Copyright is available at
https:/fwww.nps.qov/nr/content copyright.him.

Sketch Map/Photo Key
Increase the font size for legibility. Only the number is necessary. For additional clarity,
and to allow for a larger font size, the word “photo” and the “#” could be removed.

See additional notes in the body of the ncménaﬁon.

Sample Nominations for Guidance

As previously recommended, past nominations presented o the State Historical
Resources Commission are available for review as guides, on the Commission
wabpages at Actions (Taken) wwy.ohp.parks.ca.gov/actionstaken, and within 60 days
of a meeting at Pending Nominations www .ohp parks ca. gov/pending.

The following five nominations were recommended as strong examples. In all cases,
they are the resul of several rounds of review and revision.
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Actions Taken May 2017

Robert J. Dunn House

hitp:/lohp.parks.ca.govipages/1067 files/CA San%20Bernardine%20County Robert%2
04.%20Dunn%20House Noni.pgf

Actions Taken July 2018
Hamrick House
htto:ffohp.parks.ca.govipages/1087 Mles/ca riverside%20county hamrick%20house. pdf

Walker House
hitp:ffohp.parks.ca.govipages/1 067 files/ca_monterey%20county mrs. %20chinton%2 0w
alkerS20house. pdf

Actions Taken January 2016

Dr. Franz Alexander Residence (listed as Dr. Franz Alexander House)
hiip:/fohip.parks . ca. govipages/ 1087 flles/ca riverside®20county franz%20slexander%
20residence. pdf

Whifler House
httn:fiohp.narks.ca.covipages/ 10687 files/ca san%20matec%20county wiliam%20a%2
Owhifler%20house.paf

hext Sieps
Take the time you need fo answer these questions and revise the nomination

accordingly. There are no deadlines. Tha review process will continue until we
determine the nomination is ready for consideration by the State Historical Resources
Commission. Thank you for your attention o these many detalls. If you have quegtsona,
contact me at amy.crain@parks.ca.qov.

Sincerely,

: v .
/3%)%7{91 (v
Amy H.Crain
State Historian 1

Enciosure
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APPLICATION FOR

1. Ownear/Applicant Information

PROPERTY OWNER'S NAME:

2417 Green Street, LLC

PROPERTY OWNER'S ADDRESS: TELEPHONE:

474 Euclid Ave, San Francisco, CA 94118 (415 ) 407-0486

EMAIL:
chris@durkinincorporated.com

APPLICANT'S NAME, COMPANY/ORGANIZATION (IF APPLICABLE):

Dumican Mosey Architects

Same as Above D

APPLICANT'S ADDRESS: TELEPHONE:

128 10th Street, 3rd Floor, San Francisco, CA 94103 (415 ) 495-9322
EMAIL:
Edumican@dumicanmosey.com

CONTACT FOR PROJECT INFORMATION:
Eric Dumican

Same as Above E_

ADDRESS: TELEPHONE:

128 10th Street, 3rd Floor, San Francisco, CA 94103 | 415 )495-9322
EMAIL:
edumican@dumicanmosey.com

2. Location and Classification

STREET ADDRESS OF PROJECT:

ZIP CODE:
2417 Green Street 94107
CROSS STREETS:
Pierce & Scott St
ASSESSORS BLOCK/LOT: OT DIMENSIONS: | LOT AREA (SQ FT): | ZONING DISTRICT: HEIGHT/BULK DISTRICT:
0560 /028 25'100' 12500 sq.ft. RH-1 40-X
COMMUNITY PLAN AREA (IF ANY):
n/a
3. Project Description
PRESENT OR PREVIOUS USE:
( Please check all that apply ) ADDITIONS TO BUILDING: . B .
] Change of Use 7 Rear Single Family Residence
] Change of Hours 1 Front PROPOSED USE:
"] New Construction ] Height Single Family Residence
o/ Alterations 1 Side Yard
f . BUILDING APPLICATION PERMIT NO.: DATE FILED:
] Demolition
'rx.__{ Other Please clarify:

La:l #2ANCISCO PLANNING DEPARTMENT V.08-01-2015 (EP)




4, Project Summary Table

If you are not sure of the eventual size of the project, provide the maximum estimates.

. ExsTNGUSES, |

ExisTNGUsES L
. TOBTRETANED.

PROJECT FEATURES

Dwelling Units 1 1 0 1

Hotel Rooms 0 0 0 0

Parking Spaces 1 1 2 3

Loading Spaces 0 0 0 0

Number of Buildings 1 1 1 1
Height of Building(s) +/- 50'-8" +/- 48'-9" -1-11" +/- 48'-9"
Number of Stories 4 4 0 4
Bicycle Spaces 0 0 1 1
GROSS SQUARE FOOTAGE (GSF)
Residential +/- 4,165 +/- 4,165 +/- 943 +/- 5,108

Retail 0 0 0 0

Office 0 0 0 0

Industrial 0 0 n 0

Production, Distribution, & '1:55 0 0 0 0

Parking +/- 337 +/- 337 +/- 658 +/- 995
Other ( ]
Other ( )
Other ( )
TOTAL GSF +/- 4,502 +/- 4,502 +/-1.481 +/- 6,108

%57 #13ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP)

Please provide a narrative project description that summarizes the project and its purpose or describe any
additional features that are not included in this table. Please list any special authorizations or changes to the
Planning Code or Zoning Maps if applicable. THIS SECTION MUST BE COMPLETED.
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4a.

. Would the project involve a major alteration of a structure constructed 45 or more 7l YES {1 NO

years ago or a structure in a historic district?
If yes, submit the Supplemental Information for Historic Resource Evaluation application.
Would the project involve demolition of a structure constructed 45 or more years ago TTYES ¥ NO
or a structure located in a historic district?
If yes, a historic resource evaluation (HRE) report will be required. The scope of the HRE
will be determined in consultation with Preservation Planning staff.
Would the project result in excavation or sail disturbance/modification? ¥ YES [ NO
If yes, please provide the following:
]
Depth of excavation/disturbance below grade (in feet): 13 (H'P')

Area of excavation/disturbance (in square feet): 800 Sq'ft'

408 cu.yd.

Amount of excavation (in cubic yards):

Type of foundation to be used (if known) and/or other information regarding excavation or soil disturbance
madification:

Type of foundation to be determined. Most likely to be spread footing or mat slab
foundation

Note: A geotechnical report prepared by a qualified professional must be submitted if one of the following
thresholds apply to the project:

«  The project involves a lot split located on a slope equal to or greater than 20 percent.
* The project is located in a seismic hazard landslide zone or on a lot with a slope average equal to or greater
than 20 percent and involves either
- excavation of 50 or more cubic yards of soil, or
- building expansion greater than 1,000 square feet outside of the existing building footprint.

A geotechnical report may also be required for other circumstances as determined by Environmental Planning
staff.

Would the project involve any of the following: (1) the construction of a new building;
(2) the addition of a dwelling unit; (3) the addition of a new curb-cut; (4) the addition
of a garage; and/or (5) a net addition to an existing building of 500 gross square feet
or more?

YES {1 NO

If yes, you will need to comply with the tree planting regulations of Public Works Code
Section 808 prior to receiving a building permit.

ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP)




4b. Does the project include the removal or addition of trees on, over, or adjacent to the
project site?

If yes, please answer the following questions:
Number of trees on, over, or adjécent to the project site:
Number of trees on, over, or adjacent to the project site that would
be removed by the project (see Public Works Code Article 16 for
definitions of removal, significant, landmark, and street trees):
Significant trees:
Landmark trees:

Street trees:

Number of trees on, over, or adjacent to the project site that would be
added by the project:

5. Would the project result in any construction over 40 feet in height?

If yes, please submit a Shadow Analysis Application. This application should be filed at
the PIC and should not be included with the Environmental Evaluation Application. (If the
project already underwent Preliminary Project Assessment, this application may not be
needed. Please refer to the shadow discussion in the PPA letter.)

6. Would the project result in a construction of a structure 80 feet or higher?

If yes, an initial review by a wind expert, including a recommendation as to whether a
wind analysis is needed, may be required, as determined by Planning staff. (If the project
already underwent Preliminary Project Assessment, please refer to the wind discussion in
the PPA letter.)

7. Would the project involve work on a site with an existing or former gas station, auto
repair, dry cleaners, or heavy manufacturing use, or a site with underground storage
tanks?

If yes, please submit a Phase | Environmental Site Assessment (ESA) prepared by a
qualified consultant. If the project is subject to Health Code Article 22A, Planning staff will

refer the project sponsor to the Department of Public Health for enroliment in DPH’s Maher
program.

8. Would the project require any variances, special authorizations, or changes to the
Planning Code or Zoning Maps?

If yes, please describe.

9. Is the project related to a larger project, series of projects, or program?

If yes, please describe.

%ar #13ANCISCO PLANNING DEPARTMENT V.08-01-2015 (EP}

1 YES

1 YES

i 1 YES

V] NO
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TYPE OF APPLICATION:

Site Permit

. DCLUPANCY CLASSIFICATION.

R-3/U

BULEING TYRE

V-B

TOTAL GROSH SGUARE FEET OF CONSTRUDTION:

(+/-) 6,103 GSF

ESTIMATED CONSTRUCTION COST

$100,000.00

ESTIMATE PREPARED BY:

2417 Green Street, LLC

FEE ESTABLISHED:

o

Applicant s Affidavi

T de L
-stimaled Construct

8Y PROPOSED USES:

Habitable: (+/-) 5,108 GSF
Garage: (+/-) 995 GSF

Under penalty of perjury the following declarations are made:

a: The undersigned is the owner or authorized agent of the owner of this property.
b The information presented is true and correct to the best of my knowledge.

¢ Other information or applications may be required.

Signatuf;&

Date. 0214117

Print name, and indicate whether owner, or authorized agent:

Eric Dumican

Owear § Adthosized Agem: Joitie ongt




Environmental Evaluation Application Submittal Checklist

APPLICATION MATERIALS PROVIDED NOT APPLICABLE
Two (2) originals of this application signed by owner or agent, with all blanks filled
in.
Two (2} hard copy sets of project drawings in 11”7 x 17” format showing existing and
proposed site plans with structures on the subject property and on immediately
adjoining properties, and existing and proposed floor plans, elevations, and
sections of the proposed project.
One (1) CD containing the application and project drawings and any other submittal
materials that are available electronically. (e.g., geotechnical report)
Photos of the project site and its immediate vicinity, with viewpoints labeled.
Check payable to San Francisco Planning Department.
Letter of authorization for agent. ||
Supplemental Information for Historic Resource Evaluation, as indicated in Part 5 —
Question 1.
Two (2) hard copies of the Historic Resource Evaluation, as indicated in Part 5 I
Question 2.
Geotechnical report, as indicated in Part 5 Question 3. |
Phase | Environmental Site Assessment, as indicated in Part 5 Question 7. O
Additional studies (list). d
For Department Use Only
Application received by Planning Department:
By: Date:
Central Reception Planning Information Center (PIC)
1650 Mission Street, Suite 400 1660 Mission Street, First Floor
San Francisco CA 94103-2479 San Francisco CA 94103-2479
TEL 415.558.6378 ‘ TEL: 415.558.6377
FAX: 415 558-6409 Planning staff are available by phone and at the PIC counter.

WEB: hitp://www.sfplanning.org No appointment is necessary.

warf #3ANCISCO PLANNING DEPARTMENT V.09-01-7015 (EP}
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APPLICATION FOR

1. Ownear/Applicant information

PROPERTY OWNER'S NAME:

2417 Green Street, LLC

PROPERTY OWNER'S ADDRESS:

474 Euclid Ave, San Francisco, CA 94118

TELEPHONE:

(415 ) 407-0486

EMAIL:

chris@durkinincorporated.com

APPLICANT'S NAME, COMPANY/ORGANIZATION (IF APPLICABLE):

Dumican Mosey Architects

Same as Above |_i

APPLICANT'S ADDRESS:

128 10th Street, 3rd Floor, San Francisco, CA 94103

TELEPHONE:

(415 ) 495-9322

EMAIL:

Edumican@dumicanmosey.com

CONTACT FOR PROJECT INFORMATION:
Eric Dumican

ADDRESS:

128 10th Street, 3rd Floor, San Francisco, CA 94103

TELEPHONE:

415 )495-9322

EMAIL:

edumican@dumicanmosey.com

2. Location and Classification

STREET ADDRESS OF PROJECT:

[ Other Please clarify:

ZIP CODE:
2417 Green Street 94107
CROSS STREETS:
Pierce & Scott St
ASSESSORS BLOCK/LOT: LOT DIMENSIONS: LOT AREA (SQ FT): { ZONING DISTRICT: HEIGHT/BULK DISTRICT:
0560 / 028 25'%100 2500 sq.ft. RH-1 40-X
COMMUNITY PLAN AREA (IF ANY):
n/a
3. Proiect Description
PRESENT OR PREVIOUS USE:
{ Please check all that apply ) ADDITIONS TO BUILDING: . . .
] Change of Use 7 Rear Single Family Residence
{1 Change of Hours -1 Front PROPOSED USE.
"1 New Construction 1 Height Single Family Residence
V| Alterations "] Side Yard
j Demolition BUILDING APPLICATION PERMIT NO.: DATE FILED:

5238 #:3ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP)




4, Project Summary Table

If you are not sure of the eventual size of the project, provide the maximum estimates.

EXSINC UsES

| e 10 BE RETAINED:

PROJECT FEATURES
Dwelling Units 1 1 0 1
Hotel Rooms 0 0 0 0
Parking Spaces 1 1 2 3
Loading Spaces 0 0 0 0
Number of Buildings 1 1 1 1
Height of Building(s) +/- 50'-8" +/- 48'-9" -1-11" +/- 48'-9"
Number of Stories 4 4 0 ’ 4
Bicycle Spaces 0 0 1 1
GROSS SQUARE FOOTAGE (GSF)
Residential +/- 4,165 +/- 4,165 +/- 943 +/- 5,108
Retail 0 0 0 0
Office 0 0 0 0
Industrial 0 0 0 0
Praduction, Distribution, & F:gg— 0 0 0 0
Parking +/- 337 +/- 337 +/- 658 +/- 995
Other ( }
Other ( )
Other ( )
TOTAL GSF +/- 4,502 +/- 4,502 +/-1.481 +/- 6,103
Please provide a narrative project description that summarizes the project and its purpose or describe any
additional features that are not included in this table. Please list any special authorizations or changes to the
Planning Code or Zoning Maps if applicable. THIS SECTION MUST BE COMPLETED.

%52 #35ANCISCO PLANNING DEPARTMENT V.08-01-2015 (EP}
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veluation Project information

1. Would the project involve a major alteration of a structure constructed 45 or more 7 YES {1 NO
years ago or a structure in a historic district?

If yes, submit the Supplemental Information for Historic Resource Evaluation application.

2. Would the project involve demolition of a structure constructed 45 or more yearsago 7] YES /] NO
or a structure located in a historic district?
If yes, a historic resource evaluation (HRE) report will be required. The scope of the HRE

will be determined in consultation with Preservation Planning staff.

3. Would the project result in excavation or soil disturbance/modification? Y YES 7 NO

If yes, please provide the following:
Depth of excavation/disturbance below grade (in feet): 13" (H.P)

Area of excavation/disturbance (in square feet): 800 Sq'ft'

408 cu.yd.

Amount of excavation (in cubic yards):

Type of foundation to be used (if known) and/or other information regarding excavation or soil disturbance
modification:

Type of foundation to be determined. Most likely to be spread footing or mat slab
foundation

Note: A geotechnical report prepared by a qualified professional must be submitted if one of the following
thresholds apply to the project:

* The project involves a lot split located on a slope equal to or greater than 20 percent.
* The project is located in a seismic hazard landslide zone or on a lot with a slope average equal to or greater
than 20 percent and involves either
- excavation of 50 or more cubic yards of soil, or .
- building expansion greater than 1,000 square feet outside of the existing building footprint.

A geotechnical report may also be required for other circumstances as determined by Environmental Planning
staff.

4a. Would the project involve any of the following: (1) the construction of a new building;
(2) the addition of a dwelling unit; (3) the addition of a new curb-cut; (4) the addition
of a garage; and/or (5) a net addition to an existing building of 500 gross square feet
or more?

If yes, you will need to comply with the tree planting regulations of Pubiic YWorks Code
Section 804 prior to receiving a building permit.

#ari #:ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP)




4b. Does the project include the removal or addition of trees on, over, or adjacent to the N
project site?

If yes, please answer the following questions:
Number of trees on, over, or adjécent to the project site:

Number of trees on, over, or adjacent to the project site that would
be removed by the project (see Public Works Code Article 16 for
definitions of removal, significant, landmark, and street trees):

Significant trees:
Landmark trees:
Street trees:

Number of trees on, over, or adjacent to the project site that would be
added by the project:

5. Would the project result in any construction over 40 feet in height? ™

If yes, please submit a Shadow Analysis Application. This application should be filed at
the PIC and should not be included with the Environmental Evaluation Application. (if the
project already underwent Preliminary Project Assessment, this application may not be
needed. Please refer to the shadow discussion in the PPA letter.)

6. Would the project result in a construction of a structure 80 feet or higher? .
If yes, an initial review by a wind expert, including a recommendation as to whether a
wind analysis is needed, may be required, as determined by Planning staff. (If the project
already underwent Preliminary Project Assessment, please refer to the wind discussion in
the PPA letter)

7. Would the project involve work on a site with an existing or former gas station, auto ]
repair, dry cleaners, or heavy manufacturing use, or a site with underground storage
tanks?

If yes, please submit a Phase | Environmental Site Assessment (ESA) prepared by a
qualified consultant. If the project is subject to Health Code Article 22A, Planning staff will
refer the project sponsar to the Department of Public Health for enroliment in DPH’s Maher
program.

8. Would the project require any variances, special authorizations, or changes to the 7
Planning Code or Zoning Maps?

If yes, please describe.

9. Is the project related to a larger project, series of projects, or program? 0

If yes, please describe.

gayy #7ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP}
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TYPE OF APPLICATION:

Site Permit
- GUUUPANCY CLASSIFICATION

R“3 / U

| BUILIING TYRE

V-B
FOTAL BROSE SOUARE FEET OF CONSTRUCTION: B8Y PROPOSED USES:

Habitable: (+/-) 5,108 GSF
(+/-) 6,103 GSF Garage: (+/-) 995 GSF

ESTIMATED CONSTRUCTION COSBT:

$100,000.00

ESTIMATE PREPARED BY:

2417 Green Street, LLC

FEE ESTABLISHED:

P

Applicant s Affidavi

Under penalty of perjury the following declarations are made:

a: The undersigned is the owner or authorized agent of the owner of this property.
b The information presented is true and correct to the best of my knowledge.

¢ Other information or applications may be required.

Date: 021417

Signatuﬁfff

Print name, and indicate whether owner, or authorized agent:
Eric Dumican

Owner § Aut oo Agers forcie ong)




Environmental Evaluation Application Submittal Checklist

APPLICATION MATERIALS PROVIDED NOT APPLICABLE
Two (2) originals of this application signed by owner or agent, with all blanks filled
in.
Two (2) hard copy sets of project drawings in 117 x 17” format showing existing and
proposed site plans with structures on the subject property and on immediately
adjoining properties, and existing and proposed floor plans, elevations, and
sections of the proposed project.
One (1) CD containing the application and project drawings and any other submittal
materials that are available electronically. (e.g., geotechnical report)
Photos of the project site and its immediate vicinity, with viewpoints labeled.
Check payable to San Francisco Planning Department.
Letter of authorization for agent. 1
Supplemental Information for Historic Resource Evaluation, as indicated in Part 5 |
Question 1.
Two (2) hard copies of the Historic Resource Evaluation, as indicated in Part 5 ]
Question 2.
Geotechnical report, as indicated in Part 5 Question 3. ™
Phase | Environmental Site Assessment, as indicated in Part 5 Question 7. (|
Additional studies (list). ] \

For Department Use Only
Application received by Planning Depariment:

By:

Central Reception
1650 Mission Street, Suite 400
San Francisco CA 94103-2479

TEL 415.558.6378
FAX: 415 558-6409
\WEB: http://www.sfplanning.org

#arf #13ANCISCO PLANNING DEPARTMENT V.09-01-2015 (EP)

Date:

Planning Information Center (PIC)
1660 Mission Street, First Floor
San Francisco CA 94103-2479

TEL: 415.558.6377

Planning staff are available by phone and at the PIC counter.
No appointment is necessary.
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SAN FRANCISCO
PLANNING DEPARTMENT

CEQA Categorical Exemption Determination
PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address Block/Lot(s)
2417 Green Street 0560/028
Case No. Permit No. Plans Dated
2017-002545ENV 2/10/2017
Addition/ DDemolition DNew I:]Project Modification
Alteration (requires HRER if over 45 years old) Construction (GO TO STEP 7)

Project description for Planning Department approval.

Alterations to an existing four-story-over-basement single-family residence with one vehicle parking space. Excavate
to add two vehicle parking spaces. Three-story rear addition. Facade alterations and foundation replacement. Lower
existing building.

STEP 1: EXEMPTION CLASS
TO BE COMPLETED BY PROJECT PLANNER

*Note: If neither class applies, an Environmental Evaluation Application is required.”
Class 1 - Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft.

Class 3 —~ New Construction/ Conversion of Small Structures. Up to three (3) new single-family

D residences or six (6) dwelling units in one building; commercial/office structures; utility extensions.; .;
change of use under 10,000 sq. ft. if principally permitted or with a CU. Change of use under 10,000
sq. ft. if principally permitted or with a CU.

I—:] Class___
STEP 2: CEQA IMPACTS
TO BE COMPLETED BY PROJECT PLANNER
If any box is checked below, an Environmental Evaluation Application is required.

Air Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and senior-care facilities) within an Air Pollution Exposure Zone?
Does the project have the potential to emit substantial pollutant concentrations (e.g., backup diesel
[_—_I generators, heavy industry, diesel trucks)? Exceptions: do not check box if the applicant presents
documentation of enrollment in the San Francisco Department of Public Health (DPH) Article 38 program and
the project would not have the potential to emit substantial pollutant concentrations. (refer to EP _ArcMap >
CEQA Catex Determination Layers > Air Pollutant Exposure Zone)

Hazardous Materials: If the project site is located on the Maher map or is suspected of containing
hazardous materials (based on a previous use such as gas station, autfo repair, dry cleaners, or heavy

. | manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards
or more of soil disturbance - or a change of use from industrial to residential? If yes, this box must be
checked and the project applicant must submit an Environmental Application with a Phase I
Environmental Site Assessment. Exceptions: do not check box if the applicant presents documentation of
enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DPH waiver from the

SAN FRANCISCC
PLANNING DEPARTMENT R 415.675.9010
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Maher program, or other documentation from Environmental Planning staff that hazardous material effects
would be less than significant (vefer to EP_ArcMap > Maher layer).

[

Transportation: Does the project create six (6) or more net new parking épaces or residential units?
Does the project have the potential to adversely affect transit, pedestrian and/or bicycle safety
(hazards) or the adequacy of nearby transit, pedestrian and/or bicycle facilities?

N

Archeological Resources: Would the project result in soil disturbance/modification greater than two
(2) feet below grade in an archeological sensitive area or eight (8) feet in a non-archeological sensitive
area? (vefer to EP_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area)

[

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or lot line adjustment
on a lot with a slope average of 20% or more? (refer to EP_ArcMap > CEQA Catex Determination Layers >
Topography)

N

Slope = or > 20%: Does the project involve any of the following: (1) square footage expansion greater
than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or more of
soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Topography) If box is
checked, a geotechnical report is required,

[

Seismic: Landslide Zone: Does the project involve any of the following: (1) square footage expansion
greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or
more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard
Zones) If box is checked, a geotechnical report is required.

L]

Seismic: Liquefaction Zone: Does the project involve any of the following: (1) square footage
expansion greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50
cubic yards or more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers >
Seismic Hazard Zones) If box is checked, a geotechnical report will likely be required.

If no boxes are checked above, GO TO STEP 3. If one or more boxes are checked above, an Environmental
Evaluation Application is required, unless reviewed by an Environmental Planner.

[]

Project can proceed with categorical exemption review. The project does not trigger any of the
CEQA impacts listed above.

Comments and Planner Signature (optional): Jean POIing Digitaly signed by Jean Poling

Date: 2017.03.20 16:45:48 -07'00°

No archeological effects. Sponsor enrolled in DPH Maher program. Project will follow
recommendations of 1/12/17 Divis Consulting preliminary geotechnical report.

STEP 3: PROPERTY STATUS - HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER

PROPERTY IS ONE OF THE FOLLOWING: (refer to Parcel Information Map)

Category A: Known Historical Resource. GO TO STEP 5.

!

v Category B: Potential Historical Resource (over 45 years of age). GO TO STEP 4.

Category C: Not a Historical Resource or Not Age Eligible (under 45 years of age). GO TO STEP 6.

SAN FRANCISCO

PLANNING DEPARTMENT

Revised: 4/11/18



STEP 4: PROPOSED WORK CHECKLIST
TO BE COMPLETED BY PROJECT PLANNER

Check all that apply to the project.

1. Change of use and new construction. Tenant improvements not included.

2. Regular maintenance or repair to correct or repair deterioration, decay, or damage to building.

3. Window replacement that meets the Department’s Window Replacement Standards. Does not include
storefront window alterations.

4. Garage work. A new opening that meets the Guidelines for Adding Garages and Curb Cuts, and/or
replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

5. Deck, terrace construction, or fences not visible from any immediately adjacent public right-of-way.

6. Mechanical equipment installation that is not visible from any immediately adjacent public right-of-
way.

7. Dormer installation that meets the requirements for exemption from public notification under Zoning
Administrator Bulletin No. 3: Dormer Windows.

O |[O]000 000

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150 feet in each
direction; does not extend vertically beyond the floor level of the top story of the structure or is only a
single story in height; does not have a footprint that is more than 50% larger than that of the original
building; and does not cause the removal of architectural significant roofing features.

Note: Project Planner must check box below before proceeding.

]

Project is not listed. GO TO STEP 5.

[

Project does not conform to the scopes of work. GO TO STEP 5.

L

Project involves four or more work descriptions. GO TO STEP 5.

[

Project involves less than four work descriptions. GO TO STEP 6.

STEP 5: CEQA IMPACTS — ADVANCED HISTORICAL REVIEW

TO BE COMPLETED BY PRESERVATION PLANNER

Check all that apply to the project.

1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and
conforms entirely to proposed work checklist in Step 4.

2. Interior alterations to publicly accessible spaces.

3. Window replacement of original/historic windows that are not “in-kind” but are consistent with
existing historic character.

4. Facade/storefront alterations that do not remove, alter, or obscure character-defining features.

5. Raising the building in a manner that does not remove, alter, or obscure character-defining
features.

6. Restoration based upon documented evidence of a building’s historic condition, such as historic
photographs, plans, physical evidence, or similar buildings.

OO Oodosd

7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way
and meet the Secretary of the Interior’s Standards for Rehabilitation.

[

8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties
(specify or add comments):

SAN FRANGISCO
PLANNING DEPARTMENT

Revised, 41116




9. Other work that would not materially impair a historic district (specify or add comments):

(Requires approval by Senior Preservation Planner/Preservation Coordinator)

10. Reclassification of property status. (Requires approval by Senior Preservation Planner/Preservation

Coordinator)
1 Reclassify to Category A Reclassify to Category C
a. Per HRER dated: 510/17 (attach HRER)

b. Other (specify):

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST check one box below.

Ll

Further environmental review required. Based on the information provided, the project requires an
Environmental Evaluation Application to be submitted. GO TO STEP 6.

..

Project can proceed with categorical exemption review. The project has been reviewed by the
Preservation Planner and can proceed with categorical exemption review. GO TO STEP 6.

Comments (optional):

Digitally signed by Shelley Caitagirone

Preservation Planner Signature: Shelley Caltagirone 38 75t 1012 oron:

STEP 6: CATEGORICAL EXEMPTION DETERMINATION

TO BE COMPLETED BY PROJECT PLANNER

[l

Further environmental review required. Proposed project does not meet scopes of work in either (check
all that apply):
Step 2 — CEQA Impacts
[[]  Step5- Advanced Historical Review

STOP! Must file an Environmental Evaluation Application.

No further environmental review is required. The project is categorically exempt under CEQA.

Planner Name: Shelley Caltagirone Signature:

Project Approval Action: S h e I l ey Digitally signed
by Shelley

BUIIdlng Permit Caltagir Caltagirone
Date: 2017.05.16
If Discretionary Review before the Planning Commission is requested, O n e 13:44:01 -07'00"

the Discretionary Review hearing is the Approval Action for the
project.

Once signed or stamped and dated, this document constitutes a categorical exemption pursuant to CEQA Guidelines and Chapter 31
of the Administrative Code.

In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination can only be filed
within 30 days of the project receiving the first approval action.

SAN FRANCISGO
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SAN FRANCISCO
PLANNING DEPARTMENT

PRESERVATION TEAM REVIEW FORM

1650 Mission St.
Suite 400
Preservation Team Meeting Date: l . Date of Form Completion } 5/4/2017 San Francisco,
- CA 94103-2479
PROJECT INFORMATION: Reception:
Planner- Address: 415.558.6378
Shelley Caltagirone 2417 Green Street Fax:
: 415.558.6409
Block/Lot: Cross Streets:
0560/028 Pierce and Scott Streets Planning
, ; : {nformation:
CEQA Category: Art.10/11; BPA/Case No.: 415.558.6377
8 2017.002545ENV
PURPOSE OF REVIEW: ‘ PROJECT DESCRIPTION:
(¢ CEQA " Article 10/11 (" Preliminary/PIC (¢ Alteration ] {" Demo/New Construction

DATE OF PLANS UNDER REVIEW: | 2/10/17 ]

PROJECT ISSUES:

X |Isthe subject Property an eligible historic resource?

77 1If so, are the proposed changes a significant impact?

Additional Notes:

Submitted: Historic Resource Evaluation report prepared by Tim Kelley Consulting, April
2017

Proposed Project: Expansion of garage; 3 story horizontal rear addition; alterations to
front facade and roof; excavation and foundation replacement; lowering building; and
interior remadel. The project appears to be a de facto demolition per PC Section 1005(f).

PRESERVATION TEAM REVIEW:

Category: : G l CA —( ol ‘ = C
Individual Historic District/Context
Property is individually eligible for inclusionin a Property is in an eligible California Register
California Register under one or more of the Historic District/Context under one or more of
following Criteria: - the following Criteria:
Criterion 1 - Event: " Yes (& No Criterion 1 - Event: (™ Yes (& No
Criterion 2 -Persons: " Yes (& No Criterion 2 -Persons: " Yes (& No
Criterion 3 - Architecture: (" Yes (& No Criterion 3 - Architecture; (" Yes (& No
Criterion 4 - Info, Potential: " Yes (¢ No Criterion 4 - Info. Potential: " Yes (» No
Period of Significance: [ Period of Significance: [ |
- i
" Contriputor  {~ Non-Contributor




‘Complies with the Secretary’s Standards/Art 10/Art 11: - {" Yes CNo | @GNA
CEQA Material Impairment to the individual historic resource: C Yes (* No
CEQA Material Impairment to the historic district: o " Yes & No
Requires:Design Revisions: - ' " Yes @ No
Defer to Residential Design Team: - L (" Yes (s No

PRESERVATION TEAM COMMENTS:

The building at 2417 Green Street was built circa 1905 and was first.owned by Lonella H.
Smith. Louis B. Floan was to contractor for the building, but no architect was identified.
The property is located on the south side of the street between Pierce and Scott Street in
the Pacific Heights neighborhood. It is a rectangular plan, three-story-over-basement, .
wood-frame, single-family residence with a side-facing gable roof and shingle and brick
cladding. The building has been altered, including the insertion of a garage with concrete
cladding, replacement of the front entry porch, and replacement of the upper floor
windows. The building retains some characteristics of the First Bay Tradition style,
including the simple wall surface, wood singles, and small scale ornamentation.

Based on the information provided in the Historic Resource Evaluation report prepared by
Tim Kelley Consulting (December 2016), the Department finds that the subject property
does not appear to be eligible for inclusion on the California Register either as an
individual historic resource or as a contributor to a historic district. There is no information
provided by the Project Sponsor’s reports or located in the San Francisco Planning
Department’s background files to indicate that the property was 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. No significant historical figures
are associated with the property. Lastly, the property does not significantly embody the
distinctive characteristics of the First Bay Tradition style; it is hot the work of a master
architect; and, it does not possess high artistic values. Furthermore, the property is hot
located within a California Register-eligible historic district. The consultant found no
cohesive collection of buildings in the immediate area that would indicate a possible
district. The nearest historic district is the Pacific Heights Historic District, which captures
buildings te the south and west of the subject building. 2417 Green Street would not
contribute to this district since the subject building and its immediate neighbors to the
east are not associated with the architectural significance of the district. The district is
characterized by large, formal, detached dwellings, typically designed by master architects
and displaying a high level of architectural detailing and materials. The subject building is
builder-designed and displays a relatively vernacular style. While the properties to the west
of 2417 Green Street may be eligible for inclusion in the district, the subject building does
not contribute to the Pacific Heights Historic District. The proposed project would have no
adverse impact to historic resources as the subject building is not a historic resource and is
not located within a historic district.

Signature of a Senior Preservation Planner/ Preservation Coordinator: - |{Date:
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CONDITIONS jAND STIPULATIONS
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DATE:.
REASOR: .

T HOTIFIED MR,
APPROVED: ome
4 REASTH:
DEPARTMENT OF GITY PLARNNG NOTIFIED MR.
APPROVED: CATE
M] REASON:
L } x
BUREAU OF FIRE PREVENTION & PUBLIC BAFETY | HOTIFIED MR. .
APPROVED: ? DAYE: .
[ HEASON:
O /
A R
MECHANIGAL EJGINEERJDEPT. OF BLDG. INSPECTION NOTIFIED MR,
APPROVED: a‘{ L/ L/ %@ DIBTE: s
U CM%1 REASON;
May 11 27!
CIVIL ENGINEER, OERT, OF BLDG, INSPECTION HOTIFIED MR,
APPROVED: ;\L{\ \ OATE:
gf - 5..__ =t s
O 0 et
2; “i\ ;
i % 4!
13
{
BUREAU OF ENGINEERING i NOTIFIED ME.
APPROVED: H DATE.
__________ /§ REASOR:
DEPARTMENT OF PUBLIC Hm'g.:w NOTIFIED MR,
APPROVED: [ DATE: L
______ | REASON:
] !
|
RECEVELOPMENT ABENGY ‘% HOTIFIED MR.
i
APPROVED: ;‘ DETE SR—
REASON:
D }&« A
5
ki
HOUSING tNSPECTION DIVISION | NOTIFIED MR,
o, and
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PROJECT PERMIT

Permit Issusd To
{insert Employer's Name, Address and Telephone No.)

!——‘ - ‘—‘”""“1 No.
tiin, Inc. :
- Du' in, | Date EM2117
474 Eucuip AveEnuEe -
San FRANCISCO , CA 84118 Region 1
' Distlct 4 )
[ (415)407-0488 ] Tal {415)557-0100
SINGLE PROJECT
Type of Permit TI-TRENOH/EXCAVATION o

Fursuaryt {o Labor Code Sections 85600 and 8502, this Permit s inaued 10 the above-nemed employer for the prolects desoribed below

State Contractor’s Licanse Nurnbar 1012620 Permit Valld through 511748

Desciiption of Project Location Address Sta ﬂﬁz‘i&iua&w Dgt:{ibw on
Garage expansion and 2417 Green Street City 5/16/17 51118
foundation replacement. San Francisco
Excavation 8 deep and 20°in -
width County

San Francisco

This Permit ls imued upon the fellowing conditions:

1. That the work Is performed by the same employer. H this s an annual parmit the appropriste District Office shall be
notified, in writing, of dates and location of job slise prior to commencement.

2. The employer will comply with ell occupetional safely and health standards or orders applicebls o the sbove
projects, and any other lawful erders of the Divislon.,

3. That if any unforeseen condlition causes devietion from the plans or slatements contalned In the Permit Application
Form the employer will noliy the Division immediatety.

4. Any varistion from the specification and assertions of the Permit Application Form or viplation of sefstyhrders may
be cause {0 revake e permit. § m

5. This permit shall be postad at of near each place of employment as provided i

Received From RECEIVED BY

; investigated by
Christopher Durkin Daliz Rassler 3
] cash Amount Elilfate f Approved by
Xl Check 1031 $50.00 | 512117 |
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Edwin M. Les, Mavor

- City ant County of San Francisco
Tom ©. Hui, 8.E., C.B.O., Director

Department of Bullding Inspection

LICENSED CONTRACTOR'S STATEMENT

Permit Application No. fo:j 77 S - { - \b), (—
Job Addrass: 2’?/ (7 (H Hoein

. Licensed Contractor's Declaration

Pursuant to the Business and Professions Code Seac, 7031.5, | hareby affirm Lénde? penalty of perjury %!%a% |
am licensed under the provisions of Chapler @ (commencing with Sec. 7000) of Division 3 of the Busmasa
and Prcfessrons Code, and that my license is in full force and effect.

License Number (O\ 20 2.0

Licensa Class. ‘E?'

Expiration Dale ?’%/ (/ ?,} / f, ?
i s

Confractor

S
[// /‘/(/ Aé'»::f/: c
S PRANT

A7 ol
7 -
e //A/ v = . ] e

s

Pl A A Gy
BIGNATURE—

NOTE: "Any violafion of the Bus. & Prof. Code Sec 7031.5 by any permit applicart shall ba subject to s ol penally of
-not mors than five hundred doljars ($500)" Bus. & Prof. Cods Sec. 7031.5.- Revised 10/1/2013.

1650 Misalon Shreel ~ Saw Francisco 04 84703
Offics [415) B58-6088 — Fox {415) 553-6401
» Websle: www stdbl.org
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8/28/2017 Department of Building Inspeclion

COMPLAINT DATA SHEET

g‘:’::)%l:;?t 201708032
g, OWNER DATA

Cwhner/Ageni SUPPRESSED

Date Filed:

Owner's Phone: -« Location: 241% GRFEN ST
Cuntact Name: Bluck: [ejctéle]
Contact Phone: - Lot oz8
Complainant: COMPLAINANT DATA, Siie
TPRINIDE I PPRESSED i«
Rating:
Qreupaney Code:
Received By: Crarina Blackshoear
Complainant’s Divisiem: BID
Phune:
Complaint J e —
Sowree: TELEPHONE
Assignedto  prp
IVISION:
Deseription: Waorking bevond scope of PA #201705116316. Doing horizonlal addition,
instructions:
INSPECTOR INFORMATION
DIVISION/INSPECTORIID |[DISTRICT|PRIORITY
BID POWER 6270} _
REFFERAL INFORMATION
COMPLAINT STATUS AND COMMENTS N B
DATE TYPE DIV [INSPECYOR|STATUS COMMENT
. - CAST
oy /. ACE NN
09/27/17 |CASE OPENED BID {Power RECEIVED
0a/28/1; |18 ER BEOG/HOUSING lixg |power CASE 15 |15t NOV mailed & ced to DCP ~jiren
0g/28/17 ?7113{131}1‘%1? G/HOUSING BID |Power gg\;ﬁ" Nov nov issued kmh
COMPLAINT ACTION BY DIVISION
NOV (HIS): NOV (BID): 0g9/28/17

Inspector Contact Information i

Oniine Permit and Complaint Tracking home page.

Technical Support for Online Services

1{ vou need help or have 2 question about this service. please visit our FAQ arex

Contact SFGov Accessibility
City and County of San Francisco @ 2017

Policies

http://dbiweb.sfgov.org/dbipts/default. aspx?page=AddressComplaint&ComplaintNo=201708032
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Department of Building Inspection

Permit Details Report

Report Date: g/28/2017 12:08:25 PM
applivation Number: 20170510416
Form Numbaer: ®

=1

PARTIAL DETERICATED BASEMENT WALL AND FOUNDATION REFLACEMITNT WITH

3

Addryss(es); ogbo /o2B Jo 2437 GREEN
Description: NPEW LANDSCAPING SITE WALT AT BACKYARD
Cost: 5100,000.04

Occupancy Code: R-3

Building Use: 27 -1 FAMILY DWELLING

Disposition / Stage:

Action Date |Stage Comments

5/11/2017 TRIAGE

5/11/2017 FILING .

5/11/2017 FILED N
5/18/2017 APPROVED

5/18/2017 ISSUED

9/28/2017  |SUSFEND |department of city planning review required |

Contact Details:
Contractor Details:

License Number: 1032620
Name: PATRICK DURKIN

Company Name:

DURKIN INC.
474 FUCLID AV * SAN FRANCISCO CA ugq318-

Address: )
GoGU

Phone:
Addenda Details:
Description:
PR P . In Oul s -
StepiStation jArrive {Start Hold |Hold Finish |[Checked By Haold Description

e PANGELINAN T
1 INTAKE|5/11/17 |5/11/17 5/11/17 MARIANNE o
2 BLDG  |5/33/t7 |5/11/17 | 571117 YU CYRIL o o

" i 4

3 {CPB 5/18/17 [5/18/37 5/18/17 %gfgg‘@ wal 5718407 SAFETY PERMIT RECEIVED, WP

This permit has been issued. For information pertaiming to this persit. please ol 435-558-6006.

Appointments:
Appointment AppointmentiAppointment . ; N T Hmjj'kl:im
Date AM/PM Code Appointment T}fpe Deseription Istot
7/13/2017 PM WS Weh Scheduled START WORK 11
Inspections:
Activity Date |Inspector |inspection Description Inspection Status
7/13/2017 Robert Power START WORK SITE VERIFICATION
Special Inspections:
Addenda|Completed - . inspection oL S
No. Date Inspected By Code Description Remarks

! CONCRETE (PLACEMENT & T ent

! SAMPLING) v
N ‘ REINFORCING STEELAND | o
Y | 4 PRETRESSING TENDONS NG = o

SPECIAL GRADING., :
0 13 BXCAVATION AND FELLING ¢
L. . (GEQ. ENGINEEREL) i
o 24C CONCRETE CONSTRUCTION - _
G ? AN
[ 'y g:‘ §E§S;§S$ggg?4 ‘I;? NDED venterh of record to observe
’ o REC(;RD AR eacavation @ start of FA cut
o i 24 FOUNDATIONS
9 QA BOLTS INSTALLED IN
1 FXISTING CONCRETE

http://dbiweb.sfgov.org/dbipts/default. aspx?page=PermitDetails

172




EXHIBIT H




10/3/2017

Lozeau Drury, LLP Mail - FW: 2417 Green Street, Christopher uurkin Project

Just saw your email Scott - thanks for update:

Begin forwarded message:

From: "May, Christopher (CPC)" <christopher.may@sfgov.org>

Date: October 3, 2017 at 9:26:10 AM PDT

To: susan byrd <sbyrdsf@yahoo.com>, "Lindsay, David (CPC)" <david.lindsay@sfgov.org>

Cc: "Ggwood2@gmail.com" <Ggwood2@gmail.com>, "chaboard@cowholiowassociation.org" <chaboard@
cowhollowassociation.org> -

Subject: RE: 2417 Green Street, Christopher Durkin Project

Hi Susan,

Thank you for your comments in opposition to the proposed project at 2417 Green St. Please be advised
that the Department of Building Inspections suspended the project sponsor's foundation permit, which was
not originally routed to the Planning Department for review, and has asked Planning to review those plans
to determine compliance with the Planning Code. The S.311 neighborhood notification will not be sent out
until the foundation permit plans have been reviewed and determined o be Code-complying.

Regards,

Christopher May, Planner

1650 Mission Street, Suite 400
San Francisco, CA 94103

Phone: {415) 575-9087
Fax: {415) 558-6409

christopher.may@sfgov.org
www.sfplanning.org

From: susan byrd [mailio:sbyrdsi@yahoo.com]

Sent; Friday, September 29, 2017 2:57 PM

To: May, Christopher (CPC); Lindsay, David (CPC)

Cc: Ggwood2@gmail.com; chaboard@cowhollowassociation.org
Subject: 2417 Green Street, Christopher Durkin Project

Dear Mr. May and Mr. Lindsay:

As adjacent neighbors, we write to you with continued concerns about the developer Christopher Durkin
and his proposed project at 2417 Green Street.

As Mr. Lindsay will recall, on March 30th, Mr. Durkin held a pre-application meeting which was attended by
a large number of the local neighbors (Mr. Lindsay was helpful in getting this meeting scheduled with the
developer and architect on a date when neighbors could actually attend). At that meeting we learned that
the proposed project for the 1907 home at 2417 Green Sireet was massively out of scale with the
neighborhood homes (particularly filling up all of our "shared" beautiful green open space and gardens to
the rear). The project is not only physically inappropriate for SF Residential Guidelines, amazingly
thoughtless regarding air/light/green space and neighbor's homes, it is also glaringly inconsistent with the
Cow Hollow Association Guidelines. The project has three immediate adjacent neighbors and one on each
side "one removed": Each of these five homes is historic in nature: a Victorian, two Ernest Coxhead homes,
the registered historic Casebolt Mansion, and an Edwardian English Cottage with gardens. Somehow this is
not being taken into consideration by the developer and the city planning department to date.

https://mail.google.com/mail/u/0/?ui=28&ik=e451066acf&jsver=Eall 6uzdI9M.en.&view=pt&search=inbox&th=15ee32c2813ae0ff&siml=15ee32c2813ae0ff
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10/3/2017 Lozwau Drury, LLP Mail - FW: 2417 Green Street, Christophe: uurkin Project

At the Pre-App meeting (also attended by a CHA representative) we as neighbors voiced our concerns and
requested that Chris Durkin consider a second plan which would stay within the footprint of the current
home and take CHA guidelines into consideration. He suggested that was not going to happen, the meeting
ended on a sour note, we never heard more. We also never heard more from the CHA representative there
taking notes. As adjacent neighbors we decided we would need to hire an attorney and a planning
consultant to actually and truly represent neighborhood interests.

We recently asked Chris Durkin fo provide plans that we and our attorney could review. We were told we
would need to go to Durkin's attorney's office (Zacks) to view the plans. What was made available were not
the actual/stamped plans, it was a waste of time and a joke. Then, we learned last week that Mr. May and
others at the RDAT meeting recently held a "15 minute review" of the developer's plans and have deemed
them to be "consistent with the RDG's." It was suggested by Mr. May that it would be now up to us as
neighbors to file for a DR.

We were shocked to learn that this inappropriate residential development plan (with documented
neighborhood concerns) was "moved"” so quickly through this RDAT process. We ask you, Mr.May, would
your family consider a "15 minute review" sufficient if this building were proposed next to your home? We
also ask, where is the advocacy of the CHA, where is the collaboration between neighbors and city planning
we are supposedly all working toward, where is the support from planning for such cooperation so that
neighbors aren't forced to hire attorneys and file DR and other legal action?

Please make note:

Without apparently proper permit process, 1. Chris Durkin has built a work shed the length of the building at
2417 Green Street, which (a) is obstructing the side walk and (b) would indicate work on an excavation
project much larger than was being described in the plans for the current one car garage. Inappropriate
excavation will have dire consequence on the upside neighbor's home.

2. There has been a tree removal at the front of the property, on the sidewalk. We are under the impression
we as a city are busy planting trees, not ripping them out, and we would like to know which permit/office
was consulted for the tree removal 3. There was a work permit issued and posted at 2417 Green on the
work "shed" for (a) 9/6/17-12/06/17, permit m831527; (b) Notice of Violation/Stop all work, signed by senior
Planning Inspector yesterday on 9/28, due to complaint #201708032; (c) newer 10/2/17- 04/02/18 notices,
same work permit #, placed last night by Durkin, after the NOV notice was posted.

We would like to ask Planning Department Officials sooner rather than later to flag this case! We are
concerned about the nature and the pace of this case and are wondering how it is possible that it is being
moved along so quickly without adequate review and apparently conflicting facts.

We are also copying here Geoff Wood and the Board President of the Cow Hollow Association, Lori Brooke.
Mr. Wood, as the CHA zoning representative, was unable to attend the March 30 Pre-App meeting but sent
instead Nancy Levens; in his email of 3/29 : " | am unable to attend the meeting tomorrow at 2417 Green
but did attend the first meeting held on the 16th so am familiar with the project. Nancy Levens will attend for
the CHA and will be forwarding on to me any concerns you and other neighbors have with the proposed
project to date, and also any measures that the architect and owners offer to mitigate those issues.” We
are concerned there has been no follow-up and ask that the CHA become advocates alongside us and all
neighbors for the CHA guidelines, which we as a neighborhood refer to in all our communication, but the
developer Chris Durkin appears to have no knowledge of as he rolls out the plans for adding a massive
home to the neighborhood. How can we all do this better?

We are hoping as long time residents of a beloved and historic San Francisco neighborhood we can all
work towards environmentally appropriate building and “greening rather than demeaning” ALL of our city
neighborhoods. San Francisco is special for a reason--because we all love it and wish to protect its beauty
and character.

Thank you,

Susan Byrd

Mark L.ampert
2415 Green Street

https://mail.google.com/mail/u/0/?ui=28&ik=e451066acf&jsver=EalL6uzdI9M.en.&view=pt&search=inbox&th=15ee32c2813ae0ff&siml=15ee32c2813ae0ff  3/4



10/3/2017 Lée<au Drury, LLP Mail - FW: 2417 Green Street, Christopher wsurkin Project

Sent from my iPad

https://mail.google.com/mail/u/0/?ui=2&ik=e451066acf&jsver=EalL6uzdi9M.en.&view=pt&search=inbox&th=15ee32¢c2813ae0ff&simi=15ee32¢2813ae0ff 4/4
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SAN FRANCISGO
PLANNING DEPARTMENT

1650 Mission Street Suite 400 San Francisco, CA 94103

NOTICE OF BUILDING PERMIT APPLICATION (SECTION 311/312)

On April 28, 2017, the Applicant named below filed Building Permit Application No. 2017.04.28.5244 with the City and
County of San Francisco.

PROJECT INFORMATION APPLICANT INFORMATION
Project Address: 2417 Green Street Applicant: Chris Durkin
Cross Street(s): Pierce and Scott Streets Address: 474 Euclid Ave
Block/Lot No.: 0560/028 City, State: San Francisco, CA 94118
Zoning District(s): RH-1/ 40-X Telephone: (415) 407-0486
Record No.: 2017-002545PRJ Email: chris@durkinincorporated.com

You are receiving this notice as a property owner or resident within 150 feet of the proposed project. You are not required to
take any action. For more information about the proposed project, or to express concerns about the project, please contact the
Applicant listed above or the Planner named below as soon as possible. If you believe that there are exceptional or
extraordinary circumstances associated with the project, you may request the Planning Commission to use its discretionary
powers to review this application at a public hearing. Applications requesting a Discretionary Review hearing must be filed
during the 30-day review period, prior to the close of business on the Expiration Date shown below, or the next business day if
that date is on a week-end or a legal holiday. If no Requests for Discretionary Review are filed, this project will be approved by
the Planning Department after the Expiration Date. )

Members of the public are not required to provide personal identifying information when they communicate with the
Commission or the Department. All written or oral communications, including submitted personal contact information, may be
made available to the public for inspection and copying upon request and may appear on the Department’s website orin other
public documents.

PROJECT SCOPE

O Demolition O New Construction O Alteration

O Change of Use [ Facade Alteration(s) [1 Front Addition

= Rear Addition O Side Addition @ Vertical Addition

PROJECT FEATURES EXISTING PROPOSED

Building Use Residential No Change

Front Setback 0 feet No Change

Side Setbacks None West side: 0-3 feet (1% floor), 4 feet (2™- 4™ floors)

East side: 0 feet (1% floor), 4 feet (2™ & 3™ floors),
7 feet (4" floor)

Building Depth 58 feet 75 feet

Rear Yard 40 feet (1% floor), 42 feet (2" floor), 54 | 25 feet (1% floor), 30 .feet (2™ & 3™ floors), 45 feet
feet (3" & 4" fioors) (4" floor)

Building Height 45 feet 43 feet

Number of Stories 4 No Change

Number of Dwelling Units 11 No Change

Number of Parking Spaces 1 2

PROJECT DESCRIPTION

The proposal is to lower all floor plates by approximately 2 feet, construct 1- and 3-story horizontal rear additions, as well as
3" and 4" floor additions above the existing single-family dwelling. The floor area would increase from approximately 4,118
square feet to approximately 5,115 square feet. The project also proposes facade alterations, interior modifications
including the expansion of the existing basement level garage to accommodate another vehicle and the partial excavation of
the rear yard. See attached plans.

The issuance of the building permit by the Department of Building Inspection or the Planning Commission project approval
at a discretionary review hearing would constitute as the Approval Action for the project for the purposes of CEQA, pursuant
to Section 31.04(h) of the San Francisco Administrative Code.

For more information, please contact Planning Department staff:

Planner: Christopher May :
Telephone: (415) 575-9087 Notice Date: 10/23/2017
E-mail: christopher.may@sfgov.org Expiration Date: 11/22/2017

P EAREEE: 415.575.9010 | Para Informacién en Espaiol Llamar al: 415.575,9010 | Para sa Impormasyon sa Tagalog Tumawag sa: 415.575.9121



GENERAL INFORMATION ABOUT PROCEDURES

Reduced copies of the proposed project plans have been included in this mailing for your information. If you have
questions about the plans, please contact the project Applicant listed on the front of this notice. You may wish to
discuss the plans with your neighbors or neighborhood association, as they may already be aware of the project. If
you have general questions about the Planning Department's review process, please contact the Planning
Information Center at 1660 Mission Street, 1st Floor (415/ 558-6377) between 8:00am - 5:00pm Monday-Friday. If
you have specific questions about the proposed project, you should contact the planner listed on the front of this
notice. ’

If you believe that the impact on you from the proposed project is significant and you wish to seek to change the
project, there are several procedures you may use. We strongly urge that steps 1 and 2 be taken.

1. Request a meeting with the project Applicant to get more information and to explain the project's impact on
you.

2. Contact the nonprofit organization Community Boards at (415) 920-3820, or online at
www.communityboards.org for a facilitated discussion in a safe and collaborative environment. Community
Boards acts as a neutral third party and has, on many occasions, helped reach mutually agreeable solutions.

3. Where you have attempted, through the use of the above steps or other means, to address potential
problems without success, please contact the planner listed on the front of this notice to discuss your
concerns.

If, after exhausting the procedures outlined above, you still believe that exceptional and extraordinary
circumstances exist, you have the option to request that the Planning Commission exercise its discretionary powers
to review the project. These powers are reserved for use in exceptional and extraordinary circumstances for
projects which generally conflict with the City's General Plan and the Priority Policies of the Planning Code;
therefore the Commission exercises its discretion with utmost restraint. This procedure is called Discretionary
Review. If you believe the project warrants Discretionary Review by the Planning Commission, you must file a
Discretionary Review application prior to the Expiration Date shown on the front of this notice. Discretionary
Review applications are available at the Planning Information Center (PIC), 1660 Mission Street, 1st Floor, or online
at www.sfplanning.org). You must submit the application in person at the Planning Information Center (PIC)
between 8:00am - 5:00pm Monday-Friday, with all required materials and a check payable to the Planning
Department. To determine the fee for a Discretionary Review, please refer to the Planning Department Fee
Schedule available at www.sfplanning.org. If the project includes multiple building permits, i.e. demolition and new
construction, a separate request for Discretionary Review must be submitted, with all required materials and
fee, for each permit that you feel will have an impact on you.

incomplete applications will not be accepted.

If no Discretionary Review Applications have been filed within the Notification Period, the Planning Department will
approve the application and forward it to the Department of Building Inspection for its review.

BOARD OF APPEALS

An appeal of the Planning Commission’s decision on a Discretionary Review case may be made to the Board of
Appeals within 15 calendar days after the building permit is issued (or denied) by the Department of Building
Inspection. Appeals must be submitted in person at the Board's office at 1650 Mission Street, 3rd Floor, Room 304.
For further information about appeals to the Board of Appeals, including current fees, contact the Board of Appeals
at (415) 575-6880.

ENVIRONMENTAL REVIEW

This project has undergone preliminary review pursuant to California Environmental Quality Act (CEQA). If, as part
of this process, the Department’s Environmental Review Officer has deemed this project to be exempt from further
environmental review, an exemption determination has been prepared and can be obtained through the Exemption
Map, on-line, at www.sfplanning.org. An appeal of the decision to exempt the proposed project from CEQA may
be made to the Board of Supervisors within 30 calendar days after the project approval action identified on the
determination. The procedures for filing an appeal of an exemption determination are available from the Clerk of
the Board at City Hall, Room 244, or by calling (415) 554-5184.

Under CEQA, in a later court challenge, a litigant may be limited to raising only those issues previously raised at a
hearing on the project or in written correspondence delivered to the Board of Supervisors, Planning Commission,
Pianning Department or other City board, commission or department at, or prior to, such hearing, or as part of the
appeal hearing process on the CEQA decision.
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Carol L. Karp
Architect A.l.A.

August 28, 2017

State of California

Office of Historic Preservation

Department of Parks and Recreation

P. Q. Box 942896

Sacramento, CA 94296-0001 ) CERTIFIED MAIL - RETURN RECEIPT REQUESTED

Aftention: Julianne Polanco
State Historic Preservation Officer

Subject: Nomination for Listing
National Register of Historic Places

RE: Architect Ernest Coxhead’s Residence & Studio, 1883
2421 Green Street, San Francisco. California

Dear Ms. Polanco:

Pursuant to your 4/3/17 letter to Philip Kaufman and subsequent reviews and correspondence with
Amy Crain of your office, which have been extensive. enclosed is an original of the nomination
document as printed on 8/9/17 and, as instructed by Amy Crain. a USB Flash Drive that contains a
complete digital version of the nomination document.

Included enclosures. but separate from the nomination document. are the 8/9/17 letter of approval by
the owner, Philip Kaufiman and an 8/7/17 letter of support from Nancy Pelosi, House Minority Leader.
who also represents the 12" Congressional District in San Francisco where the nominated praperty is
located. Also included is the 4/11/17 image use authorization letter from Prof. Richard Longstreth.
The undersigned are both San Francisco natives who also graduated from UC Berkelev. are both
California licensed architects of long standing. and have practiced architecture in Northern California
more than 30 vears. We live and practice architecture in our house which we designed and built in
the rustic contemporary Bay (Area) Tradition we write about in the nomination.

Thank vou for your assistance in registering the master architect Ernest Coxhead’s own residence
and studio, which is a very important original structure, in the National Register of Historic Places.

Yours truly,

Carol L. Karp AIA

ce wienclosures;

Amy H. Crain
State Historian I1, Registration Unit

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



August 9, 2017

State of California

Office of Historic Preservation
Department of Parks and Recreation
1723 23rd Street, Suite 100
Sacramento, CA 95816-7100

Attention: Amy Crain
State Historic Preservation Officer

Subject: Coxhead’s Residence & Studio
2421 Green Street, San Francisco
National Register of Historic Places
Nomination for Listing

Dear Ms. Crain:

Tam the current owner of the subject property and have been for 28 years.

I support the nomination for listing with the National Register of Historic Places as
submitted today by Karp Architects.

Thank you for your assistance.
Sincerely,

(Plukey. (g

Philip Ka fman
24271 Green Street
San Francisco, CA 94123
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State of California

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

Sacramento, CA 94296-0001

Attention: Julianne Polanco
State Historic Preservation Officer

Subject: Nomination for Listing
National Register of Historic Places

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

Dear Ms. Polanco:

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

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

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

[ believe the nomination papers are well done and the Ermnest Coxhead’s Residence & Studio should be included in the
Nationai register of Historic Places.

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

Nancy Pelosi




April 11, 2017

State Historic Preservation Officer Julianne Polanco
California State Office of Historic Preservation

1725 23" Street Suite 100

Sacramento, CA 95816-7100

Attn: Registration Unit

Dear Ms. Polanco;

It is my understanding that State Historian |, Amy Crain, who is reviewing the nomination
package for the Ernest Coxhead House to National Register of Historic Places, is requesting
proof of copyright permissions to use photographs from my archives and my published work.
Please accept this letter as that proof and proof that | support the use of images from my archives

and images of full page images from my published work to support the Ernest Coxhead House
nomination package.

{

Richard Longstreth, Ph.D.

Cc: Amy Crain via email

Richard Longstreth _
Professor of American Civilization m George Washington University
2108 G Street, Room 202
wi@gwu.edu . m 202-994-6098




NPS Form 10-800 ) . OUME No. 1024-0018
United States Department of the Interior
National Park Service

National Register of Historic Places Registration Form

This form is for use in nominating or requesting determinations for individual properties and districts. See instructions in National Register
Bulletin, How to Complete the National Register of Historic Places Registration Form. 1f any item does not apply to the property being
documented, enter "N/A" for "not applicable." For functions. architectural classification, materials, and areas of significance, enter only
categories and subcategories from the instructions.

1. Name of Property

Historic name: Coxhead. Emest Residence and Studio

Other names/site number: None

Name of related multiple property listing: N/A

(Enter "N/A" if property is not part of a multiple property listing

2. Location

Street & number: 2421 Green Street
City or town: San Francisco State: California  County: San Francisco
Not For Publication: Vicinity:

3. State/Federal Agency Certification _
As the designated authority under the National Historic Preservation Act, as amended,

I hereby certify that this __ nomination ___ request for determination of eligibility meets
the documentation standards for registering properties in the National Register of Historic
Places and meets the procedural and professional requirements set forth in 36 CFR Part 60.

In my opinion, the property _ meets ___ does not meet the National Register Criteria. 1
recommend that this property be considered significant at the following
level(s) of significance:

__ national ___statewide __local
Applicable National Register Criteria:

A B C D

Signature of certifying official/Title: Date

State or Federal agency/bureau or Tribal Government

In my opinion, the property ___ meets ___ does not meet the National Register criteria.

Signature of commenting official: Date

Title : State or Federal agency/bureau
or Tribal Government




National Park Service / National Re  :r of Historic Places Registration Form

NPS Form 10-900 OMB No. 1024-0018
Coxhead, Ernest, Residence and Studio San Francisco, CA
Name of Property County and State

4. National Park Service Certification

I hereby certify that this property is:

__entered in the National Register ;
__determined eligible for the National Register
__determined not eligible for the National Register
. removed from the National Register

___ other (explain:)

Signature of the Keeper Date of Action

5. Classification
Ownership of Property

(Check as many boxes as apply.)
Private: X

Public — Local

Public — State

Public — Federal

Category of Property
(Check only one box.)

Building(s) X

District

Site

Structure

Object

Sections 1-6 page 2




United States Depanmént of the Interior
National Park Service / National Register of Historic Places Registration Form

NPS Form 10-960 OMB No. 1024-0018
Coxhead, Ernest, Residence and Studio San Francisco, CA
Name of Property County and State

Number of Resources within Property
(Do not include previously listed resources in the count)

Contributing * Noncontributing
1 buildings
sites
structures
objects
1 0 Total
Number of contributing resources previously listed in the National Register 0

6. Function or Use

Historic Functions

(Enter categories from instructions.)
DOMESTIC/single family dwelling

Current Functions
(Enter categories from instructions.)
DOMESTIC/single family dwelling

7. Description

Architectural Classification
(Enter categories from instructions)

Shingle Style - Late Victorian Period
Arts & Crafts - First Bay Tradition

Sections 1-6 page 3



United States Department of the Interior
National Park Service / National Register of Historic Places Registration Form

NPS Form 10-900 CMB No. 1024-0018

Coxhead, Ernest, Residence and Studio San Francisco, CA

Name of Property County and State
Materials:

(Enter categories from instructions)

Foundation: Exposed common brick. running bond
Walls: Wood framed. cedar shingles. redwood trim

Entry Portico: Cement plaster over brick
Roofing: Western Red Cedar Shingles

Narrative Description

(Describe the historic and current physical appearance and condition of the property. Describe
contributing and noncontributing resources if applicable. Begin with a summary paragraph that briefly
describes the general characteristics of the property, such as its location, type, style, method of
construction, setting, size, and significant features. Indicate whether the property has historic integrity.)

Summary Paragraphs

The Coxhead Residence and Studio was designed by California architect Ernest Albert Coxhead and built
in 1893 as his personal residence and studio in which he lived with his family while he practiced
architecture in San Francisco. Coxhead’s own residence is the quintessential example of his genius.
Acknowledged as forefather of the regional design mode “First Bay Area Tradition”, he was a master in
manipulating architectural elements and also fusing Arts & Crafts with native materials. His work, his
own home as a striking exemplar, evolved into residential architectural design practiced by important
architects in Northern California ever since the 1890s.

The house is located on a steep narrow mid-block 25 by 137 foot lot at 2421 Green Street at the juncture of
the Pacific Heights and Cow Hollow Districts in San Francisco. It is a three-story, wood-framed building
clad in red cedar shingles trimmed with painted redwood Arts & Crafts fenestration and trim. It has a
rectangular plan with steeply pitched roofs and articulated dormers and ribbons of windows facing San
Francisco Bay and neighboring gardens. The staircase from the street is integrated into the articulated
cement plastered brick foundation that connects the western side of the house to the steep urban site while
hiding the classical entry from street view.

The rear garden is contiguous with the garden of the Casebolt House, San Francisco Landmark 51. The
beautifully landscaped garden is neatly hardscaped with original brick. The garden and space between it
and the house faces south with unobstructed light or fog reflected sunlight from South, East, and West.
The building is a short walk to the Presidio of San Francisco, a National Historic Landmark District. The
Ernest Coxhead House is in outstanding original condition, including its strategically placed Cotswold
features. It survived the 1906 earthquake and fire intact and retains an unusually high degree of historic
integrity.

Section 8 page 4




United States Department of the Interior
National Park Service / National Register of Historic Places Registration Form

NPS Form 10-800 OMB No. 1024-0018
Coxhead, Ernest, Residence and Studio San Francisco, CA
Name of Property County and State

Narrative Description

Ernest Coxhead’s Residence and Studio is one of the first and finest examples of Late Victorian Shingle
Style, also known as the Bay Area Shingle Style (see Coxhead’s Julian Waybur House, NRHP 11000143)
and architecture of the First Bay (Area) Tradition. This property has been written about in notable books
including the scholarly work of Richard Longstreth (architectural historian and professor at George
Washington University where he directs the historic preservation program). His book, On the Edge of the
World, covers four architects at the turn of the 20th century (Ermest Coxhead, Willis Polk, A,C.
Schweinfurth, and Bernard Maybeck). The house is also featured in the important book Shingle Styles by
Leland M. Roth (doctorate Art History, Yale Univ.; Marion Dean Ross Professor of Architectural History
at the University of Oregon) with extensive photographs by Bret Morgan, the consummate American
architectural photographer. Shingle Styles "...celebrates one of America's most original and beautiful
idioms--the Shingle Style.” It features 30 of "...the nation's finest examples of Shingle architecture.”

Of the 30 buildings chosen by Roth/Morgan from the entire United States, significantly only two of those
buildings featured architects’ own homes: Frank Lloyd Wright's home in Illinois and Ernest Coxhead's
residence in California. In those 30 of "the nation's finest examples" (including Theodore Roosevelt's
Sagamore Hill and Greene and Greene's iconic Gamble House in Pasadena), 12 are by California architects
and of those only Coxhead and Maybeck have two buildings featured. Maybeck, who briefly worked for
Coxhead and was directly influenced by him, in turn influenced Julia Morgan and later Joseph Esherick
(of the Third Bay Tradition). Conclusive evidence of Coxhead’s contemporary rustic wooden houses
influencing Maybeck is reflected in Maybeck’s first independent commission in 1895 for Berkeley’s
Charles Keeler, author of “The Simple Home”, 1904 (Limerick in Winter, pgs. 52-53). In Shingle Styles,
Prof, Roth wrote: “...in the intertwined careers and work of Polk, Coxhead, Maybeck, Schweinfurth,
Morgan and others the use of shingles as an expression of bohemian creativity and artistic freedom would
be introduced to San Francisco and around the Bay Area, establishing a regional tradition that would
flourish for several generations.” (Roth, p. 34). This can last be seen in the most recently built of the 30
American buildings featured by Roth/Morgan that was designed by Esherick (“Fourest” 1957) as well as
the other houses of the Third Bay Tradition exemplified by many residences at Sea Ranch by William
Turnbull and Esherick, notably including Esherick’s own brick and shingle house at 75 Black Point Reach.

This new regional design at that time was considered an answer to Coxhead’s close friend architect Willis
Polk’s call for an intelligent expression for a house of moderate cost. Coxhead answered the call and
showcased his ideas in his own residence on a narrow, deep lot at 2421 Green Street. The street frontage
faces north with natural San Francisco Bay breezes cooling the house with carefully positioned windows
and steeply pitched dormers grounded on brick foundation walls integrating the house to the site as an
exemplary piece of Coxhead's residential architecture where "...his rustic aerie survives...an enchanted
little world of domestic delight.” (Roth, p.128). Largely because of this important residence, Prof. Roth
calls Coxhead "...one of the most enigmatic, but masterful architects the new idiom." (Roth, p.31)

This house is one of Coxhead’s nineteenth century San Francisco buildings that survived the devastating
1906 San Francisco earthquake and fire and it features many of the wistful English architectural details
that were featured in Coxhead’s Church of St. John the Evangelist at 15™ and Julian Streets (Figure 3) that
was destroyed by dynamiting to block the fire caused by ruptured gas lines in the 1906 tragedy. In
addition to the respected and influential books by Roth/Morgan and Longstreth, the house at 2421 Green is
listed in the Junior League of San Francisco’s “Here Today” files and is referenced in the associated book
as a significant contributor to the character of San Francisco (Olmsted, p. 329).
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NPS Form 10-800 OMB No. 1024-0018
Coxhead, Ernest, Residence and Studio San Francisco, CA .
Name of Property County and State

The shingled architectural details of the Arts and Crafts vernacular that Coxhead features in this property
profoundly influenced designs by Bay Area architects including Bernard Maybeck, Julia Morgan, Willis
Polk and other practitioners of an architectural style that became known as Bay Area Shingle Style or the
“Bay Tradition School of Regional Modern design™ as described by architectural historian and
preservation planner Mary Brown (see bibliography). Her work for the California Office of Historic
Preservation starting with the First Bay Tradition followed by the Second and Third Bay Traditions as
described below:

First Bay Tradition (late 1880s to early 1920s):

First Bay Tradition buildings are characterized by:

-Sensitivity to their surroundings and the unique requirements of the site and client.

-Natural materials, particularly redwood and red cedar shingles

-Modern building methods and materials blended with witty historic details

-Emphasis on craftsmanship, volume, form, and asymmetry.

Followed by influenced architects Henry Hill, William Wurster, William Merchant, and Gardner Dailey in
the Second Bay Tradition:

Second Bay Tradition (1928-1942):
Second Bay Tradition was basically a rustic but contemporary style using redwood post and beam
construction.

Followed by more recently influenced architects Charles Moore, Joseph Esherick and William Turnbull in
the Third Bay Tradition

Third Bay Tradition (1945-1980):

Third Bay Tradition is a hybrid architecture of modern and vernacular styles that had its roots in the
greater San Francisco Bay Area, best known group of more recent examples are at Sea Ranch on the
Mendonoma Coast in Sonoma County.

Site and Setting

The site is a compact sloping urban lot (Figure 2, Figure 13) on the steep slope of Green Street between
Scott and Pierce Streets at the juncture of districts known as “Pacific Heights” and “Cow Hollow” in San
Francisco with Eastern and Western exposures on the side yards and a Northern exposure at the street

- frontage with views of San Francisco Bay and its islands. The block was subdivided after Casebolt’s Cow
Hollow house (Landmark 51) at 2727 Pierce was built in 1867. Coxhead carefully positioned windows in
his house to capture views of the descending slope. The site has a Southern rear yard that captures direct
sunlight nurturing a garden that backs onto neighboring gardens creating a park like setting at the back of
the house. One of the neighboring gardens is for the Casebolt House.

The site with its narrow street frontage allowed Coxhead to showcase one of his design trademarks:

A tower facade. This design maximizes the views of the San Francisco Bay from within the house. This
design feature is part of his ecclesiastical designs as utilized in his Church of the Angels in Los Angeles
and All Saints Church in Pasadena. Another notable architect of the times, Willis Polk, continued to use
this design feature.

Section 8 page 6
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The elevations of the house emphasize the setting and the way the building transitions from public street to -
private space with simple window articulation and a clustering of classical style elements around the
entrance. Coxhead used a similar design feature, although at the street, in the Charles Murdock House at
2710 Scott Street, another notable house and garden design by Coxhead for close friend Charles Murdock
who was a printer for the works of his friends Bret Harte, Robert Louis Stevenson, John Muir and William
Keith. This leads to the speculation that Coxhead traveled in their circle (Longstreth, p. 132). The
Murdock House can be seen from the garden behind Coxhead’s own house. These writers and their

friends were of immense historical importance in the history of San Francisco.

Architecturally unchanged since the original construction date with only a few necessary modernizations,
the site and setting of this house is elaborately described in Longstreth’s book On The Edge of the World
as being representative of Coxhead’s lead in the shift of architectural design to achieve a dramatic effect
by adapting a cottage to a difficult site as follows:

“By 1893 an important shift occurred in Coxhead’s approach, evident in the adjacent residence built
for himself and his brother Almeric [2421 Green] (Figures 1 and 4). Like the Williams-Polk house, it
exploits a difficult site to achieve a dramatic effect. The design is also a more sophisticated
interpretation of English precedents than was McGauley’s [2423 Green]. The narrow street frontage is
accentuated by a towerlike fagade that has a taut, abstract quality. The bands of little windows set
flush against the surface were probably inspired by recent London work of [Richard Norman] Shaw
and others. However, the composition is more simplified and softened than English models, in keeping
with the building’s size and materials. The west elevation, facing McGauley’s yard, with its dominant
horizontality and rural character, contrasts with the [street] fagade and underscores the transition from
public to private space. Expanses of shingled wall and roof surfaces, interrupted only by the simplest
window articulation, extend from a pivotal clustering of elements grouped around the front door. The
composition may well have been inspired by (Charles) Voysey’s early projects, but Coxhead’s version
is more compact and mannered at its focal point and less regimented elsewhere. Toward the rear, the
house looks somewhat like a Surrey barn that has been remodeled in a straightforward way, lacking the
studied poise of the street fagade (Figure 5, Photo 11). Front and rear are set in opposition, while the
overriding simplicity of detail lends cohesiveness to the whole. Both the imagery and the studied
casualness present in this design owe a major debt to English arts-and-crafts work, which became a
guidepost for Coxhead’s work during the next several years. But neither Coxhead nor Polk considered
the Arts and Crafts Movement to be a discrete entity; instead they appear to have viewed it as a potent
source for expression in rustic design — an updated equivalent of the Shingle Style — that was
appropriate to the design of modest houses.” (Longstreth, p. 128-129)

Representation of the building and its integration with site has been described by other historians as an
interpretation of English architecture into a California style known to influence friends and colleagues
Maybeck, Polk, and Morgan (Weintraub). Historian Coombs’ describes Coxhead’s work this way:

“His concept of spacial organization was repeated in and embellished on his San Francisco house,
which is a suave integration of the shingle style with British domestic planning. On a long narrow site
overlooking the bay, he created an attenuated shingle clad house, which is both dramatically vertical
and well-integrated into the earth. The short end of the house is turned towards the street and here
again, Coxhead used glazed areas as generators of articulation. He plays with differences in window
size to increase the apparent size of the house.” (Coombs)
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Exterior House Details

The building is a unique solution for a house on this type of lot in San Francisco. It is urban in character in
the front and quite relaxed like a freestanding house in the country at the rear. The entry portico and
staircase that join the building with the street (Figure 9) leads one to a classical style front door that
provides an articulated entry into the residence (Photo 15). Architectural historians have written about
this specific design feature and how it brought European design to the San Francisco Bay area: “There is
an ever-changing path up to and through the premises with the entrance reached by a series of winding
steps and landings that become progressively constricted...as if it were an alley in an Italian hill town”
(Longstreth, p. 129) (Figure 8).

The Shingle Style exterior of the house is an exemplary expression of the adaption of Coxhead’s classical
training with local features and materials into a new California architectural style. It is possible that
Coxhead, as architect for the neighboring house to the West that he designed for friend James McGauley
in 1891-1892, discovered the lot for this house (Figure 2) through that commission (Longstreth).

Coxhead could have recognized there would be enough open space on the east and west elevations to glaze
much of these elevations. He then carefully positioned bands of windows to capture San Francisco Bay
views and sunlight from the East and West (probably inspired by recent London work of Richard Norman
Shaw, bringing more English architecture influence to San Francisco). Coxhead also positioned rooftop
dormers on the narrow building to capture the maximum amount of natural light into the interior of the
residence in an urban setting (Photo 12).

These unique (at that time) exterior details have been written about extensively in architectural historian
Leland Roth’s work and depicted as a notable example of this style in his book on Shingle Style
Architecture with photographer Bret Morgan (Figure 7).

Interior House Details

The (in 1893, novel) interior has been studied, described and photographed in numerous historians’ works,
two being architectural historian Weintraub’s work with photographer Weingarten, Bay Area Style:
Houses of the San Francisco Bay Region (Figures 10, 11, 12) and also by architectural historian Leland
Roth with photographer Bret Morgan in their book curating Shingle Style Architecture: Shingle Styles:
Innovation and Tradition in American Architecture 1874-1982 (Figures 14, 15, 16, 17, 18).

The horizontal plan with a long gallery (an English design detail) emphasizes one of the natural features of
the site: its narrowness and depth (Figure 1). Coxhead’s design solution gets the maximum space and
visual interest for the size of the lot. Inside the house, with carefully positioned openings, arched
doorways, and varying ceiling heights emphasizing condensed spaces (Photos 16, 17, 18, 19, 21, 22, 23)
and carefully positioned exterior windows to capture unique views exclusive to the San Francisco Bay
region (Photos 20 & 22) an interior experience is created that in 1893 defined a new San Francisco Bay
architecture style.

Architectural historian Dr. Richard Longstreth wrote about it extensively in 1983. Longstreth, who
considers this house a very significant house in the architectural history of San Francisco eloquently
describes the interior in his book, On the Edge of the World, and why he considers this house a very
significant house in the history of San Francisco architectural development:
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“A transition occurs at the front door, spatially echoing the change in character between the front and
rear portions of the house. Inside, the emphasis is wholly horizontal. The long gallery, the plan’s one
English component, is unlike its prototypes in that it generates a sense of continuity while dramatizing
the site’s narrow form through variations in space and light (Figure 20). From the dark vestibule the
corridor gradually becomes brighter, expanding into a glazed bay that serves as a secondary sitting
area, with borrowed vista of McGauley’s yard. The gallery brightens further at the end, where
windows on two sides open into a secluded garden. In the other direction the space unfolds more
rapidly, lapping down a broad turn of steps in a circuitous path to the living room. Although the stair is
directly opposite the entrance, it is encased so as not to interrupt the horizontal emphasis. The living
room is unusually large for a house of this size and is made even more expansive by grandly scaled
redwood paneling and beams (Figure 21). The living room windows are placed only at the corners,
and each one is at a different height. Like a periscope, the highest window bank catches a segment of
the McGauley house. At the far corner, the platform and attendant bench offer an observation deck
from which to view houses across the street and catch glimpses of the Bay beyond. Paralleling the
Williams-Polk house interiors, the sequence and manipulation of each zone imply an extension of
space, mitigating the property’s narrow confines.” (Longstreth, p. 130-131)

What is surmised to be the studio room (Photos 31 & 32) for Coxhead’s drafting studio is on the top floor
at the front of the house facing the street. It is naturally lit with North and East facing windows
overlooking the street with views of the San Francisco Bay in the distance. It has wooden floors, typical
for an architect’s studio, and has a small footprint. Its size is amplified with a vaulted ceiling with exposed
trusses. A hearth at the South entrance to the room with an adjacent warming bench is located by a British
style ship’s door that can be closed for privacy.

Considering the number of historians who have written about this work in books and papers and have had
their work published locally, nationally, and internationally, this property accomplishes everything
Coxhead was trying to achieve in his new style of residential architecture in 1893. As one of first examples
of the First Bay Tradition (Brown) and the Bay Area Shingle Style the details built here are designed and
built in Coxhead’s other notable works including the Julian Waybur House, the Murdock House, and the
John Kilgarif House among others.

Alterations

Few alterations have been made since the house was originally constructed. A North living room window
was added, presumably by Coxhead to emphasize the view of San Francisco Bay because only early
photos immediately following construction do not show this window, (Longstreth, p. 128).

Maintenance and minor modernization that do not alter the house’s physical appearance or plan have been

done to keep the house in compliance with code and to preserve its functionality as a notable house in one
of the first neighborhoods in San Francisco to be functional with indoor plumbing, gas, and electricity.
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The Ermest Coxhead Residence and Studio and its integration into the unique site and setting captures the
essence of what Coxhead designed as one of the first Bay Area Shingle Style (see Julian Waybur House)

houses, also known as the First Bay Tradition (Brown) and it retains excellent historic integrity to convey
the property’s significance.

The house remains in its original location and the original Coxhead design is fully intact and retains its
physical materials and aspects of construction from the period of significance. High quality workmanship
is evident in the interior details of the fireplaces, millwork, art glass, windows, and doors. Carefully '
positioned windows that can be opened capture views of neighboring San Francisco City Landmark
Casebolt House at 2727 Pierce, views of San Francisco Bay, and the sounds of the fog homs from the
Golden Gate to give one a complete sense of the uniqueness of the place. These features and the design
features of the house and its urban garden convey Coxhead’s unique architectural design theories in 1893
that evolved into what is known today as Bay Area Shingle Style.

8. Statement of Significance

Applicable National Register Criteria
(Mark "x" in one or more boxes for the criteria qualifying the property for National Register
listing.)

A. Property is associated with events that have made a significant contribution to the broad
patterns of our history.

B. Property is associated with the lives of persons significant in our past.

% C. Property embodies the distinctive characteristics of a type, period, or method of
construction or represents the work of a master, or possesses high artistic values, or
represents a significant and distinguishable entity whose components lack individual
distinction.

D. Property has yielded, or is likely to yield, information important in prehistory or history.
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Criteria Considerations
(Mark “x” in all the boxes that apply.)

A. Owned by a religious institution or used for religious purposes

. Removed from its original location

B
C. A birthplace or grave
D

. A cemetery

t

A reconstructed building, object, or structure

F. A commemorative property

G. Less than 50 years old or achieving significance within the past 50 years

Areas of Significance
(Enter categories from instructions.)
ARCHITECTURE

Period of Significance
1890-1924

Significant Dates
1892-1893

Significant Person
(Complete only if Criterion B is marked above.)
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Cultural Affiliation
N/A

Architect/Builder
Coxhead. Emest Albert

Statement of Significance Summary Paragraph (Provide a summary paragraph that includes level of
significance, applicable criteria, justification for the period of significance, and any applicable criteria
considerations.)

The Ernest Coxhead Residence and Studio is eligible for the National Register at the local level of
significance under Criterion C in the area of Architecture as the exemplary work of European trained

“master architect Ernest Albert Coxhead who contributed to a unique American style of Architecture. A
mentor for many California architects, Ernest Coxhead built the house as his private family residence in
San Francisco with the assistance of his brother Almeric Coxhead who managed his business (Longstreth,
p- 128).

The house is an outstanding example of the way Coxhead merged Victorian and Arts & Crafts
architectural styles, popular at that time, with English and European Revival Styles to create a new form of
contemporary American architecture, the Bay Area Shingle Style. Coxhead drew heavily from historic
English precedent and he also looked to work of his English contemporaries but in this house, his own
home, he showcased his ideas for creating exceptional design on what most considered a difficult site to
build and an excuse for moderate architecture: a narrow city lot.

Coxhead was responsive to the site, a type of site that was characteristic of the San Francisco Bay Area at
that time. Along with Willis Polk, Coxhead created entertaining responses to the pronounced irregularities
of the Bay Area’s terrain, maximizing views of the natural features of the San Francisco Bay Area from
the property, a design technique then beginning to be embraced in the Bay Area in 1893. This design is the
embodiment of natural simplicity adapted to a complex site. The period of significance is 1893, the year of
construction (Longstreth).

Narrative Statement of Significance (Provide at least one paragraph for each area of significance.)
This unique property was one of the first examples of Bay Area Shingle Style Architecture, or First Bay

Tradition (Brown), and was the personal residence and showcase for these ideas for English Architect,
Ernest Albert Coxhead.
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Ernest Coxhead, biography, related to this Eronertvi

This house was owned by Emest Coxhead (1863-1933) (Figures 6 [at the house] and Figure 23) was a
English, European trained architect who arrived in California just before the turn of the twentieth century.
Ernest, the fourth of six children, was born in the Sussex coastal town of Eastbourne and raised in a family
of moderate means. His father was a schoolmaster in Hampstead, and later a lodging-house keeper in
Sussex coastal towns. At fifteen Coxhead began working for a local civil engineer, George Wallis, doing
public works projects in Eastbourne.

In 1883 Coxhead attended the Royal Academy of Fine Arts in London and in November 1886 he was

elected an associate of the Royal Institute of British Architects (RIBA) where he won the Silver Medal for

drawing. The time Coxhead spent at the Academy gave him the most thorough preparation in architecture

then available in England. Richard Phene Spiers, master at the Academy and classically trained at the

Ecole des Beaux Arts in France, led Coxhead’s training in the theory that buildings should rationally
-express their function and materials, a key theory used in the design of this property.

Upon conclusion of his studies at the Academy, Coxhead left England for the United States. He opened an
office in Los Angeles assisted by his older brother in 1887. Almeric took charge of the firm’s business
affairs with his promise of work from the Episcopal diocese designing their churches and the promise of
work in California as the new Eden. (Longstreth, p. 51).

In 1889, by then a well-established designer of churches in southern California, Coxhead moved to San
Francisco with his brother Almeric with commissions to design more churches, and the promise of
commissions in public and residential architecture for wealthy emerging civic leaders and philanthropists:
an opportunity to create a new style of architecture. In 1893 he designed and built this house with a studio
for himself and his family at 2421 Green Street in San Francisco. As his personal residence, he
presumably used it to express his ideas and training in architectural design and to showcase his new design
theories and ideas using local materials for friends, colleagues, and clients to see and is an excellent
example of the start of the Bay Area Shingle Style. This property provides a lead in directing Bay Area
culture away from the Victorian Era into the Modern. At that time in this property Coxhead with his
European training had a fresh environment to explore a new style of architectural design with colleagues
and young architects including Bernard Maybeck, Willis Polk, and A.C. Schweinfurth among others.

One of his first commissions in San Francisco was the California adaptation of classical design in a
church, St. John the Evangelist, 1890-91, (Figure 3). This building was unfortunately lost in the fire
following the 1906 earthquake but some of the features of this church were used in this property (the
interpretation of classical design, the tower-like fagade and maximizing views of the San Francisco Bay,
for example).

During Coxhead’s time living at this property he was inspired to organize and direct the A.E.F. School of
Architecture for members of the United States armed forces stationed in France from 1918 to 1919 (UC
Berkeley Environmental Design Archives), presumably teaching design research studied while living at
this house.
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Coxhead & Coxhead, the firm

As most architect’s own homes are, it was used as an example of Coxhead & Coxhead’s work, and
presumably a studio where Coxhead & Coxhead designs were developed.

Ernest Coxhead started working with his older brother Almeric in January 1887 in Los Angeles,
California. Almeric ran the business affairs leaving Ernest to focus on architecture and design.

Coxhead’s commissions included churches, residences, public buildings and schools with one of his
primary sponsors being the Reverend of the Swendenborgian Church Joseph Worcester for whom he built
churches and residences, all expressing the unique characteristics of the natural materials available in the
San Francisco Bay area and simplicity of design. The Coxhead office moved to the Hearst Building in San
Francisco in the early 1890s and transitioned from ecclesiastical architecture to residential architecture at
that time. A partial list of some of the more notable commissions are listed below. This list has been
compiled from a number of sources, primarily through the research work of Longstreth and Weinstein as
noted in the bibliography. With few office records remaining—Coxhead’s downtown San Francisco office
was destroyed in the 1906 earthquake and fire—a complete list of Coxhead’s work may never be
compiled.

Churches

Church of St. Augustine-by-the-Sea, 12274th St., Santa Monica, 1887 (d)

Church of the Ascension, St. Louis Street, Los Angeles, 1887

All Saints Episcopal Church, Euclid Ave., Pasadena, 1888

Church of the Epiphany, Altura St., Los Angeles, 1888

Church of the Messiah, Bush St., Santa Ana, 1888

First Presbyterian Church, 3rd and Arizona St., Santa Monica, 1888

First English Lutheran Church, 8th and Flower St., Los Angeles1888 (d)

Christ Episcopal Church, Santa Clara and Grand, Alameda, 1889

First Congregational Church, 6™ and Hill, Los Angeles, 1889

Memorial Church of the Angels, Avenue 64, Los Angeles, 1889

St. John’s Episcopal Church, El Dorado and Miner, Stockton, 1889

St. John’s Episcopal Church, Guild Hall, El Dorado and Miner, Stockton, 1889(a)

Chapel of St. John the Evangelist Episcopal Church, 1860 S. Chelton Rd., Monterey, 1890 (Figure 24)
Chapel of St. Mary the Virgin, Filbert, between Filmore and Steiner, San Francisco, 1890
Chapel of the Holy Innocents, 455 Fair Oaks, San Francisco, 1890

Church of St. John the Evangelist, 15™ and Julian Streets, San Francisco, 1890 (d) (Figure 3)
St. John’s Episcopal Church, 5th and C Streets, Petaluma, 1890

Church of the Advent, 1 1" Street, San Francisco, 1891, (Figure 25) (d)

First English Lutheran Church, 16th and J, Sacramento, 1891(d)

St. James Episcopal Church, Paso Robles, 1891

St. Peter’s Episcopal Church, Jefferson and Elm, Red Bluff, 1891

Trinity Church, 1668 Bush St., San Francisco, 1891

St. Luke’s Church, Van Ness and Clay, San Francisco, 1896

Chapel, Church Divinity School of the Pacific, San Mateo, 1901 (d)
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Public and Civic Buildings

Luning Building, Market, Drumm, and California Streets, San Francisco, 1892 (d)

Oakland Gas Heat and Lighting Company Building, 13th and Clay, Oakland, 1892 (d)

Beta Theta Pi fraternity house, 2607 Hearst Ave., Berkeley, 1893

Commercial building for Luning Estate, Turk and Larkin, San Francisco, 1893 (d)

Pacific Telephone (originally The Home Telephone Company) headquarters, 333 Grant, San Francisco,
1908

Described as “remarkably modern” and “quirky” Ernest Coxhead’s notable home designs including 2421
Green are elaborately described by David Weinstein in his book with photographer Linda Svendsen
published by Gibbs and Smith, Signature Architects of the San Francisco Bay Area (Figures 26,27, 28,
29, 30):

Residences

Alpheus Sturge House, Thomas Street, Los Angeles, 1888

James McKinley House, West Adams Ave., Los Angeles, 1889 (d)

James Davis House, San Mateo, 1890 (d)

David Greenleaf House, Santa Clara Ave., Alameda, 1891

James McGauley House, 2423 Green, San Francisco, 1891

Andrew Carrigan House, Park Drive, San Anselmo, 1892

E. Wiler Churchill House, Combs Drive, Napa, 1892 (detail, Figure 28)

David Loring House, Channing Way, Berkeley, 1892(d)

Coxhead Family “Country” Residence, NRHP #00000322, 37 East Inez Ave., San Mateo, 1893. (Typical
at that time families had a country residence for the weekends and summer months and city residence to
use during the work week).

William Loy House, Ellsworth Street, Berkeley, 1893 (d)

Charles Murdock House, 2710 Scott Street, San Francisco, 1893 (Figure 32)
George Whittell House, 1271 Caroline Street, Alameda, 1893

Edwin Tobias Earl House, Wilshire Blvd., Los Angeles, 1894

Gillespie House, 2940 Jackson Street, San Francisco, 1894

Andrew Carrigan House, 96 Park Drive, San Anselmo, 1895

James Brown-Reginald Knight Smith House, 2600 Jackson St., San Francisco, 1895 (Figure 31)
Earl House, Wilshire Blvd., Los Angeles, 1895

McFarland House, 400 Clayton Street, San Francisco, 1895

Russell Osborn House, 3362 Clay Street, San Francisco, 1896

C.L. Perkins House, 157 Elm, San Mateo, 1896 (d)

John Simpson House, 2520 Vallejo, San Francisco, 1896 (d)

James Ferguson House, 2511 Baker Street, north of Vallejo, San Francisco, 1897
Robert Foute House, 1915 Gough Street, San Francisco, 1897 (d)

Margaret Jones House, 1820 Washington Street, San Francisco, 1897 (d)
Lilienthal Houses, California and Gough, San Francisco, 1897

Alonzo McFarland Apartment House, O’Farrell Street, San Francisco, 1897
Julian Sontag House, 2700 Scott, San Francisco, 1897, extant

Irving Scott House, Pacific Avenue, west of Divisidero, San Francisco, 1899
Sarah Spooner House, San Francisco, 1899-1900
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Charles Dougherty House, Foothill Road, Pleasanton, 1900

Julian Waybur House, 3232 Pacific Ave., San Francisco, 1900, NRHP #11000143.
George Bixby House, Long Beach, 1901

George Stratton House, Hillside Avenue, Berkeley, 1901 (d)

(d) lost, demolished

Ownership of Property

The house was designed and occupied as the architect’s personal residence and presumably also used as a
studio in 1892, and built in 1893. While the house was under construction, Coxhead lived at 2419 (a.k.a.
2417) Green (Longstreth). From 1893-1922 the residence was owned by the Coxhead brothers. Ernest
lived in the home with his wife and three children until 1903. The house was considered a family
residence with various members of the Coxhead family meeting and living there during appropriate
weather until 1922. In 1922 his brother Almeric sold the house to the E.H. Bosquis (a.k.a. Edward
Bosqui) family, a San Francisco painter who sold the house to Reed Hunt a number of years later.

1953 Reed Hunt sold the house to Mr. and Mrs. Francis Carroll.
1968 The James Walker family.
1971 Don and Dian Staley.

1981 Mike and Judy O'Shea. Mike O’Shea was a book artist, painter, and photographer. Judy O’Shea
was a corporate CEQ, writer, and artist.

1989  Philip and Rose Kaufman. Rose, who passed away in 2009, was a writer and a member of the
Motion Picture Academy. Philip Kaufman is a writer, director, and film producer whose films
have received 25 Academy Award nominations and 15 Emmy Award nominations. Three films on
which he is credited have been inducted into the National Film Registry: The Right Stuff, Raiders
of the Lost Ark, and The Outlaw Josey Wales.
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Archival Material

Philip Kaufman Archives.
Richard Longstreth Collection.

Bancroft Collection. University of California at Berkeley. Ernest Coxhead Architectural
Drawings.

Y
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Library, San Francisco Public Library, Handy Block Books of San Francisco, San Francisco:
The Hicks-Judd Company, 1909-10 Edition.

Kathryn Marsh Shaffer AIA Collection.

Lawrence B. Karp & Carol L. Karp AIA Collection.

Previous documentation on file (NPS):

___preliminary determination of individual listing (36 CFR 67) has been requested
___previously listed in the National Register

__previously determined eligible by the National Register

__designated a National Historic Landmark

__recorded by Historic American Buildings Survey #

recorded by Historic American Engineering Record #

recorded by Historic American Landscape Survey #

Primary location of additional data:

State Historic Preservation Office
Other State agency

Federal agency

Local government

University

Other

Name of repository: __U.C. Berkeley: Environmental Design Archives, Ernest
Coxhead Collection. 1919-1988 : Bancroft Collection. Berkeley. California. Berkeley
Architectural Heritage Association: BAHA.

R

Historic Resources Survey Number (if assigned):

10. Geographical Data

Acreage of Property _less than one acre

Latitude/Longitude Coordinates

Datum if other than WGS84:

(enter coordinates to 6 decimal places)

1. Latitude: 37.795479 Longitude: -122.439416

Verbal Boundary Description (Describe the boundaries of the property.)
APN 0560027. Property labeled “A.W.S. Coxhead” in the 1909-1910 San Francisco Handy

Block Book, the block bounded by Vallejo Street on the South, Scott Street on the West,
Green Street on the North and Pierce Street on the East (Figure 2).
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Boundary Justification (Explain why the boundaries were selected.)

The building sits on one parcel. The boundary includes the building and the landscapes
historically associated with the building.

11. Form Prepared By

Names/Titles: Lawrence B. Karp. Architect & Carol L. Karp. Architect AIA
Organization: Karp Architects

Street & Number: 100 Tres Mesas

City or Town: Orinda State: CA  Zip Code: 94
e-Mail: [bkekarp.ca & caroldkarp.ca

Telephone: (415) 860-0791

Date: August9.2017

63

h

Additional Documentation

Submit the following items with the completed form:

»  Maps: A USGS map or equivalent (7.5 or 15 minute series) indicating the property’s
location.

o Sketch map for historic districts and properties having large acreage or numerous
resources. Key all photographs to this map.

e Additional items: (Check with the SHPO. TPO. or FPO for any additional items.)

Photographs

Submit clear and descriptive photographs. The size of each image must be 1600x1200 pixels
(minimum). 3000x2000 preferred. at 300 ppi (pixels per inch) or larger. Key all photographs
to the sketch map. Each photograph must be numbered and that number must correspond to
the photograph number on the photo log. For simplicity. the name of the photographer.
photo date. etc. may be listed once on the photograph log and doesn’t need to be labeled on
every photograph.

Pheto Log

Name of Property:  Coxhead. Ernest. Residence and Studio

City or Vicinity: San Francisco

County: San Francisco

State: California

Photographer: Kathryn M. ShafTer AIA unless noted otherwise

Date Photographed:  March 23, 2017 unless noted otherwise

Description of Photograph(s) and number. include description of view indicating direction of
camera:
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10f32 Ernest Coxhead house, view from the Northwest (front), camera facing southeast,
March 29, 2017.

20f32  North (front) elevation, camera facing south, March 29, 2017.

30f32  Northwest (front elevation), camera facing southeast with neighborhood views,
Lawrence B. Karp photographer, March 16, 2017.

40f32  Aerial, North (front elevation) and roof view, aerial camera facing southeast.
50f32  Aerial, South and East (rear and side elevations), aerial camera facing northwest.
60f32  Aerial, South and East (rear and side elevation), aerial camera facing northwest.
70f32  South (rear elevation) with views of San Francisco Bay, camera facing northeast.
80f32  Aerial photo of entire lot with neighbors and street.

90f32  North and West views, street elevation, Philip Kaufman photographer, May 23,
2017.

10 of 32 Green Street elevation, North (front) elevation, Philip Kaufman photographer,
May 23, 2017.
11 of 32 South Elevation, Philip Kaufman photographer, May 23, 2017.

12 0f 32 Dormer detail, Philip Kaufman photographer, May 23, 2017.

13 0f 32  Entry portico, stair, and steep roof details capturing natural light. Philip Kaufman
photographer, May 23, 2017. .

14 of 32 North elevation, studio window on Northeast corner. Philip Kaufman
photographer, May 23, 2017.

150f32 English entrance blended with Shingle Style. Philip Kaufman photographer, May
23,2017.

16 of 32 Dining room. Philip Kaufman photographer, May 23, 2017.
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17 of 32

18 of 32
19 0f 32
20 of 32
21 0f 32

22 0of 32

23 0of 32

24 of 32

25 0f 32

26 of 32
27 of 32

28 of 32

County and State

Dining room with ship’s pass through and corner fireplace. Philip Kaufman
photographer, May 23, 2017.

Ship’s stair. Philip Kaufman photographer, May 23, 2017.

Gallery ceiling with natural light. Philip Kaufman photographer, May 23, 2017.
Attendant bench at window. Philip Kaufman photographer, May 23, 2017.
Fireplace detail. Philip Kaufman photographer, May 23, 2017.

View of Casebolt house and San Francisco skyline from upstairs window. Philip
Kaufman photographer, May 23, 2017.

Top floor fireplace and ceiling detail. Philip Kaufman photographer, May 23,
2017.

Windows and doors to urban garden. Philip Kaufman photographer, May 23,
2017.

Dormers naturally light and ventilate upstaifs office. Philip Kaufman
photographer, May 23, 2017.

Interior gallery and fireplace. Philip Kaufman photographer, May 23, 2017.
Interior gallery and ships stair. Philip Kaufman photographer, May 23, 2017.

A dramatic English style comforting hearth. Philip Kaufman photographer, May
23,2017.
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29 0f 32 Modulated ceiling configurations to achieve a dramatic effect around a cozy

30 0f 32

31 0f 32

32 0f32

hearth. Philip Kaufman photographer, May 23, 2017.

View of the Casebolt House from the Coxhead house garden . Philip Kaufman
photographer, May 23, 2017.

Interior view of the presumed studio of the house and Northeast corner window
where Coxhead presumably had his drafting table naturally lit with North light
and views of the street and the San Francisco Bay beyond.

Exterior view with the corner Cotswold style window presumably for Ernest
Coxhead’s drafting table on the third floor. The photo shows how the building
design maximizes the street frontage and highlights the narrowness of the lot.

© 2017 by Lawrence B. Karp — Architect & Carol L. Karp — Architect AIA

This document, and the research, ideas, designs, photographs and illustrations
incorporated therein, are instruments of professional service. They are the
property of Lawrence B. Karp & Carol L. Karp and they are not to be used in
whole or part on any other project or in any other document without the express
written authority of Lawrence B. Karp & Carol L. Karp.

Paperwork Reduction Act Statement: This information is being collected for applications to the National Register of Historic
Places to nominate properties for listing or determine eligibility for listing, to list properties, and to amend existing listings.
Response to this request is required to obtain a benefit in accordance with the National Historic Preservation Act, as amended
(16 U.S.C.460 et seq.).

Estimated Burden Statement: Public reporting burden for this form is estimated to average 100 hours per response including
time for reviewing instructions, gathering and maintaining data, and completing and reviewing the form. Direct comments
regarding this burden estimate or any aspect of this form to the Office of Planning and Performance Management. U.S. Dept.
of the Interior, 1849 C. Street, NW, Washington, DC.
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Figure 1. Floor Plan, drawn by Howard Moise (Longstreth)
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Figure 2. Pre-construction, looking north, 1892; Coxhead lot center, McGauley House left. San
Francisco Bay in the distance (Kaufman Archives. photographer unknown)

Figure 3. Church of St. John the Evangelist. San Francisco, 1890-91, featuring tower facades
and steeply pitched roofs also featured in The Ernest Coxhead Residence and Studio,
destroyed 1906 (Longstreth. p. 97, photographer unknown) .
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Figure 4. Emest Coxhead house, 1893 (during construction, left) James McGauley house, 1892
(right) (Longstreth, p. 128, photographer unknown)

(ean v memmaes o

Figure 5. Coxhead house, uphill, rear view, of the West and South elevations, 1893, during
construction (Longstreth, p. 128, courtesy John Beach, photographer unknown)
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Figure 6. “Coxhead with his daughter in the garden of their San Francisco house. ca. 1900
(courtesy John Beach).”(Longstreth. p. 4).

Figure 7. “Emest Coxhead’s House. San Francisco. California, 1893...thanks to his work and
education Coxhead possessed a solid grounding in classical design, with its emphasis on a clear
expression of the building program and its emphasis on proportions.” Excerpt from Shingle
Styles: Innovation and Tradition in American Architecture 1874 to 1982 (Roth/Morgan © 1999,
pages 124-129)
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Figure 8. “In his own residence there is an ever-changing path up to and through the premises.”
(1977. Longstreth, photographer, p. 130)
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Figure 9. Front Elevation, drawn by Howard Moise (Longstreth)
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Figure 10. Architectural historians have highlighted features of this house in their work.
Fireplace by front door opens to wide hall (left); redwood gallery from foyer to rear
garden (right). From Bay Area Style: Houses of the San Francisco Bay Region
(Weingarten/Weintraub © 2004)

Figure 11. Dining room (left); Bedroom (center); Stairwell (right), from Bay Area Style: Houses
of the San Francisco Bay Region (Weingarten/Weintraub © 2004)
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Figure 12. Dining room with garden views, from Bay Area Style: Houses of the Smiq Francisco
Bay Region (Weingarten/Weintraub © 2004) :

Figure 13. One of the narrowest lots in San Francisco, California: Sanborn Map Company,
Volume. 3, 1913, Sheet 273. 2421 Green noted with arrow. Coxhead’s design “exploits a
difficult site to create a dramatic effect” (Longstreth, p. 128).
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Figure 14. A functional fireplace at rear of long gallery for light and heat, from Shz’ingle Styles:
Innovation and Tradition in American Architecture 1874 to 1982 (Roth/Morgan ©
1999) z

Figure 15. Living room, from Shingle Styles. Innovation and T radition in Americah
Architecture 1874 1o 1982 (Roth/Morgan © 1999) 3

Sections 9 page 34



United States Department of the interior
National Park Service / National Register of Historic Places Registration Fom

NPS Form 10-900 OMB No. 1024-0018
Coxhead, Ernest, Residence and Studio San Francisco, CA
Name of Property County and State

Figure 16. At the rear of the long gallery, from Shingle Styles: Innovation and Tradition in
American Architecture 1874 to 1982 (Roth/Morgan © 1999)

Figure 17. “The narrow site gave rise to some unusual innovations...with two hearths
introduced, this gallery divides itself into separate sitting areas” (Roth/Morgan, p.
128), Shingle Styles: Innovation and Tradition in American Architecture 1874 to

1982 (Roth/Morgan).
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Figure 18. “The tiny staircase demonstrates Coxhead’s skill in turning the exigencies of a
narrow lot to a picturesque advantage.” (Roth/Morgan, p. 128)
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Figure 19. Unique exposed truss details. first experimented with in the studio of the Emest
Coxhead Residence and Studio (Photo 29) becomes a featured detail in a project for Frank
Washington built at few years later in Mill Valley, California (Longstreth. p. 171).
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Figure 20.  Gallery. from On the Edge of the World: Four Architects in San Francisco at the
Turn of the Century (Longstreth © 1989)

Figure 21. Living room, from On the Edge of the World: Four Architects in San Francisco at the
Turn of the Century (Longstreth © 1989)
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Figure 22. Street fagade, featured in the book Bay Area Style: Houses of the San F rancisco Bay
Region (Weingarten/Weintraub © 2004)
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Figure 23. Emest Coxhead (1863-1933). from Signature Architects of the San Francisco Bay
Area (Weinstein/Svendsen © 2006)
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Figure 24. St. John’s Episcopal Church. Monterey (1891). from Signature Architects of the San
Francisco Bay Area (Weinstein/Svendsen © 2006)

Figure 25. Church of the Advent, San Francisco (1891-92). from On the Edge of thf% World.:
Four Architects in San Francisco at the Turn of the Century (Longstreth © 1989)
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Figure 26. Julian Waybur House, San Francisco (2006), from Signature Architects of the San
Francisco Bay Area (Weinstein/Svendsen © 2006). A classical entrance with similar
characteristics to Coxhead’s own personal residence at 2421 Green.

A bglgsny takes the shape of the staircase within the San Fraacisce hovse

Figure 27. Churchill House, Coombs Drive, Napa, California, (2006), from Signature Architects
of the San Francisco Bay Area (Weinstein/Svendsen © 2006). Another classical
entrance experimenting with shingles and classical columns, details first featured in
Coxhead’s own residence at 2421 Green in San Francisco.
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Figure 28. Innovative diamond shingle pattern discussed in Signature Architects of the San
Francisco Bay Area (Weinstein/Svendsen © 2006), a detail Coxhead developed in his
own house first.

Figure 29. An example of Coxhead’s “remarkably modern™ and “quirky” interpretation of
English Architecture to a California site, from Signarure Architects of the San
Francisco Bay Area (Weinstein/Svendsen © 2006)
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Figure 30. Stunning features of the Bay Area Shingle Style that started in Ernest Coxhead’s
own house are repeated in the country Churchill House constructed at the same time
in Napa, California and is written about extensively in the book Signature
Archilects of the San Francisco Bay Area (Weinstein/Svendsen © 2006)
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Figure 31. James Brown-Reginald Knight Smith house. 1895 (2017, photographer, Shaffer).
A Coxhead house in San Francisco. This figure serves as a comparative analysis of Coxhead’s
training as an English architect and his ability to interpret it into a new California style of
architecture making Coxhead one of the most influential architects in a developing geographic
area at the turn of the twentieth century.
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Figure 32. Charles Murdock House. San Francisco. 1893. an example of how Coxhead used
his house to show examples of his design ideas that clients continued to use and replicate. Like
the Emest Coxhead Residence and Studio, the shingle style Murdock House also features an
English entrance. steeply pitched roofs and a corner bay window to capture the San Francisco
Bay view from the inside of the house (Longstreth, p. 132-33).
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Figure 33.  Emest Coxhead. signature and business titleblock from the specifications for
“Residence at Woodside, Calif” in the early 1900s (Source: The Bancroft Library. University of
California, Berkeley).
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Photo 1 of 32. Ernest Coxhead house. view from the Northwest, capturing West sunlight.

Photo 2 of 32. Ernest Coxhead’s own house (left) with Coxhead’s James McGauley house
(1891) represented an “important shift in Coxhead’s approach” (Longstreth)).
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Photo 3 of 32. Bands of windows capturing views and light in an urban setting.
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Photo 5 of 32. Dormers capture views and light.
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Photo 7 of 32. Capturing expansive views of the natural features of the San Francisco Bay area.
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Photo 9 of 32. Ernest Coxhead house, exploiting the use of dormers to achieve a dramatic effect
and increase light and air into the intertor (2017, Philip Kaufman, photographer)
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Photo 10 of 32. (May 2017, Philip Kaufman. photographer)
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Photo 11 of 32. Ernest Coxhead Residence and Studio, rear (South) view, May 2017 (Philip
Kaufman, photographer)
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Photo 13 of 32. Exterior. “an ever-changing path up to and through the premises...as if it were
an alley in an [talian hill town™(Longstreth, p.129), May 2017 (Philip Kaufman,
photographer)

Photo 14 of 32. Front. North facade faces the street and provides natural light for the Living
Room and upstairs studio, May 2017 (Philip Kaufman, photographer)
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Photo 15 of 32. English Classical style front entrance, May 2017(Philip Kaufman,
photographer). A typical Coxhead detail, interpreting classical details into a new Bay
Area Style Architecture in 1893.
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Photo 16 of 32. Dining room with garden view and views of the neighboring Casebolt House
and McGauley House gardens. May 2017 (Philip Kaufman, photographer).

Photo 17 of 32. Dining room with corner fireplace and ship pass through window to interior
gallery, May 2017 (Philip Kaufman, photographer).
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Photo 18 of 32. With narrow nautical. ship-like quality: a ships stair to third floor, May
2017(Philip Kaufman. photographer).

Photo 19 of 32. Ceiling, stair and interior details. an ever changing path with nautical ship like
qualities, May 2017 (Philip Kaufman. photographer).
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Photo 20 of 32. “Attendant bench offer an observation deck from which to view houses across
the street and catch glimpses of the San Francisco Bay beyond...”(Longstreth). May
2017 (Philip Kaufman. photographer).

Photo 21 of 32. A well designed gallery, the plan’s one English component, with a fireplace at
the end. The length of the gallery emphasized in the mirror reflection. May 2017 (Philip
Kaufman, photographer).
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Photo 22 of 32. View of the neighboring Casebolt House (San Francisco City Landmark) and
garden and the hills of San Francisco beyond. May 2017 (Philip Kaufman.
photographer).
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Photo 23 of 32. Varying ceiling heights, floor transitions, and a comforting hearth, May 2017
(Philip Kaufman, photographer).

Photo 24 of 32. Southwest doors provide a naturally lit view to the garden and neighboring
gardens beyond, May 2017(Philip Kaufman, photographer).
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Photo 25 of 32. A well lit dormer provides natural light into an office, May 2017(Philip
Kaufman, photographer).

Photo 26 of 32. Windows naturally light the galley with a glimpse of one of the fireplaces, May
2017 (Philip Kaufman, photographer). '
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Photo 27 of 32. Interior gallery. ships stairs. varying ceiling heights create the best design for
the narrow urban lot, directing the eye toward views beyond (May 2017, Philip
Kaufman, photographer)
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Photo 28 of 32. A dramatic hearth well designed in English proportions and illuminated with
natural light. '

Photo 29 of 32. Modulated ceiling configurations to achieve a dramatic effect around a cozy
hearth.
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Photo 30 of 32. One of Coxhead’s classic design features in this project maximizes the creation
of an urban garden and capturing the views of neighboring gardens, views of San
Francisco beyond and natural light. rain and air to nurture the garden.

Photo 31 of 32. Northeast window presumably from where Coxhead had his studio and drafting
table with views of San Francisco and Northem light.
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Photo 32 of 32. Northeast facade with 3™ floor Cotswold style window presumably from where
Coxhead had his studio and drafting table with views of San Francisco and Northern

light.
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A PAIR

COXHEADS

His own home and the
one next door show his
English influences

Bv Brivaer Marey

WO NOTEWORTHY Houses along

the south side of Green Streer,

where it slopes steeply toward the
crest at Seotr, emulate the craftsmanship of
the English townhouses and rural eottages
that influenced their design,

The Jarnes MeGauley House, Jocated ar
2423 Green Street, was built in 1891, two
vears before its neighbor at 2421 Green
Sueer, Both were designed by architect
Ernest Coxhead, a British transplant. The
house at 2421 Green was Coxhead’s own,
which he shared with his brother, Alracric.
Around the corner at 2710 Scotr Streer,
the Charles Murdock house, also built in
1893, rounds out the grouping. This set
of residences reflects Coxhead’s transition
from his earlier ecclesiastical wock 1o the
residential projects that shaped the second
phase of his California carcer.

-

Leaving England rogether, Emest and
Admeric Coxhead opened an architeetueal
office in Los Angeles in early 1887, Almeric

LANDMARKS

H

was the business manager, while Emest
was the primary designer. For the next
several yeacs, u serics of commissions for
the Episcopal Church, which was expand-
g throughowr California, occupied their
partnership. Before immigeating, Emest
had apprenticed with a Londan architect
knoswn for extensive work with church res-
toration. The London ceclesiastical projeces
clearly influenced his subsequent Califor-
nia designs,

By 1890, the brothers had relocated 10
San Francisco. Remarkably, in thac year
Ernest designed rhree San Frandisco Epis-

copal churches: the Church of Su fohn
the Evangelist, perhaps the grandest of his
Califomia church projects, which sat at the
carnet of 15th and Julisn Streets in the
Mission, and was destroyed bv the 1906
fire; the Church of St Mary rhe Virgin, ur
Union aad Stsiner Srreets, just a tow hlocks
from his early restdences; and the Chapel
of the Holy Innocents on Fair Oaks Streer
in the Mission,

The follewing year, amid continued
ecclesiastical wark, Ernest secured the
MaGauley commission, His 1891 house for
his friend James McGauley, a banker, refied

Coxhead’s own
home at 2421
Green (teft} and
his design next
door at 2423
Green would
have been new
and somewhat
daring within
the Vigtorian
landscape of
the time.

heavily on the rural English cottage and its
more urban counterpart, the rownhouse, as
exceuted by British architeet Richard Nor-
wan Shav, I ies roof forny, sowall dormers,
heavy masanry chimney, large roulti-paned
windows, half~timbering and overall mgtic
character, the McGauley house mingles
everyday clemenes and  materjals with
exceptional craftsenanship to create what
would have buen a new, somewhar dar-
ing facade within the Vicrorian landscape
of Ban Francisco. While employing Brit-
ish vernacular archirecrural language and
embracing what was developing on the

The homes mingle everyday elements and materials with exceptional crafismanship.

East Coast as the Shingle Stvie, Ernest
Coxheads curly San Francisco  houses
helped establish 2 local, architectural lan-
wuage that would eventually be known as
the First Bay Tradition.
n

Two years later, in conjunction with
his brother, Coxhend designed a house for
their own use on the lot immediatcly
the cast of the McGauley residence. The
Coshead brothers rook advantage of the
narrow ot, creating an almost rower-like,
slender facade rising to a steeply pitched
roof. The roof of the McGauley house
runs paraled to the street; the Coxhead
hosse roof §s perpendicudar, This was an
ingendous approach to ercating « sensc
of separation between the two houses,
which are actally in close proximine It
also allowed for a sequence of stairs and
walkways accessing cach residence. Bath
houses are set on significant  masonry
retaining walls, ¢levating them above the

pedestrian fevel of the steeply pitched
street.

The understated exterior of the Cox-
head cotrage masks 1 phenomenal inte-
rior that commences from a long, glazed
entrance gallery running the length of the
weost elevation. The entry begins with a set
of stairs and landings and s through
an archway, up another set of stairs 1o &
long gadlery that defines both the interior
and exverior space, At she vutside, it farms
a4 pathay along the rear garden of the
McGauley house, while at the interior it
serves an entry hall accessing the fronr liv-
ing room at the north end of the housc ora
sitting arca and dining room adjacent to the
south facing garden. This unique configu-
ration offers both intimacy and spectacle,
as surely the western-facing windows of
the gallery would have lonked directly invo
the neighboring MoeGauley rear garden.
The experience of this interior space has an
almost religious feelingg yet the separation

of the space and the sequence of movement
through it is clearly residential,

Both houses feature expertly placed win-
dows of varying sizes and shapes thae gen-
erally employ small panes covering a fairly
large expanse. The fenestration breaks up
the exterior shingled walls ereating cut-our
clements in the wall surface. In the Cox~
head house, the fronr windows terminate
at end walls, furthering the punched open-
ing effect. Each house has cleverly placed
dormers to interrupt the large expanse of
ronf surface.

=

Lt is unclear how Coxhead and McGau-
ley mer, but McGuauley does not appear to
have lived in the house for very Tong. He
wiarcied Minna Hoppe in San Mateo in
1898. Five years later, a Chronicke arricle
detailed the couple’s rather shocking
diverce, with Mrs, McGauley claiming
much anguish ever her hushand’s “aborigi-
nal manner of dressing while at bome” and

complaining that he s “cither mentally
unbalanced or that he is 4 crank and pos-
sessed of 2 monomania upon the subjects
of food, hvgiene and religion.”

Ernest Coxhead also married in 1898.
His bride, Helen Brown Hawes, was the
daughter of an  Episcopalian  minister.
According to the Chromide on June 19,
1898, their San Francisco wedding was 2
most pleasant affair, Esteemed architect
Willis Polk was Coxhead’s best man at
the cerernony at St. Luke’s Church. Helen
died in 1909 at their home in San Mawo.
Coxhiad’s biograpbers have speculated he
rever recovered from her loss.

In 1893, the same year he designed his
own house, Coxhead executed a residence
for Clvarles Murdock, an eastern transplant,
California intellectual and printer, who col-
lahorated with and published the works of
many of the state’s best writers, including
Rabert Louvis Stevenson and Brer Harte,
Located on Scott Street, just uphill from
the other two houses, the NMurdock com-
mission used many of the same elements
as the two Green Street hauses: a shingled
extersior, & steeply pitched roof, quirky dor-
mers, a deeply recessed front entry and an
understated ribhon of windows at the front
clevation.

.

The three houses ut Green and Scott
ace Coxhead’s earfiest extane San Frandisco
residential experiments, u far cry from
the Victorian houses that preceded them.
They campete in significance with other
First Bay Tradition residential assemblics,
mchuding the houses marching up the 3200
block of Pacific Avenue and the grouping
at the apex of the Vallejo Street steps on
Russian Hill
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CEQA Categorical Exemption Determmatlon
PROPERTY INFORMATION/PROJECT DESCRIPTION

Project Address h ' Block/Lot(s)
2417 Green Street _ 0560/028
Case No. Permit No. S Plans Dated
2017-002545ENY : ) 211012017
: » Addiﬁdn/ C emolition EINew D Project Modification
Alteration. . | (requires HRER if over 45 years old) Coristruction (GO TO STEP 7)

Project description for Planning’Department ‘approval,

Alterations to an existing four-story—over—basement single-family residence with one vehicle parking space: Excavate
to add two vehicle parking spaces. Three-story rear addition. Facade alterations and foundation replacement. Lower
existing building.

STEP 1: EXEMPTION CLASS
TO BE COMPLETED BY PROJECT PLANNER

“*Note: If neither dlass applies, an Environmental Evdluation Application is required.*
Class 1 ~ Existing Facilities. Interior and exterior alterations; additions under 10,000 sq. ft.

| Class 3 New Construction/ Conversion of Small Structures. Up to three (3).new single-family

D | residences or six (6) dwelling units in one building; commercial/office structures; utility extensions.; .;
' +.change of 1se under 10,000 sq. ft. if principally permitted or with a CU. Change of use under 10,000
sq. ft. if principally permitted or with a CU.

I:I | » Class___

STEP 2: CEQA IMPACTS
TO BE COMPLETED BY PROJECT PLANNER

If any box is checked below, an Environmental Evaluation Application is required.

AirQuality: Would the project-add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and senior-care facilities) within-an Air Pollution Exposure Zone?
Does the project have the potential to-emit substantial pollutant concentrations (e.g., backup diesel
I:I " generators, heavy industry, diesel trucks)? Exceptions: do not check box if the applicant presents
documentation of envollment in the San Francisco Depariment of Public Health (DPH), Article 38 program and
the project would not have the potential to emit substantial pollutant concentrations; (refer to EP _ArcMap >

| CEQA Catex Determination Layers > Air Pollutant Exposure Zane)

| Hazardous Materials: If the project site is located on thé Maher map-or is suspected of containing
hazardous materials (based on a previous use such as gas-station, auto repair, dry cleaners, or heavy
manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards
_ or more of soil disturbance - or a change of use from industrial to residential? If yes, this box must be
checked and the project applicant must submit an Envirofimental Application with a Phase I
Environmental Site Assessment. Exceplions: do not check box if the applicant presents documentation of
enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DEH waiver from the

SAN FRANCISCO
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Maher progtam, or other documentation frori Envifonmental Planmirig staf;j‘ihat hazardous material effects
would be léss than szgngﬁcarzt { rq"er to EP: ArcMap > Maher Zayer)

L

Transportatiori: Does the Pprojectcréate six'(6) or more net fiew parking ¢ spaces or residential units?
Does the project have the potential to advetsely affect transit, pedestrian and/orbicycle safety
(hazards) or the adequacy of nearby transit; pedestrian.and/or bicycle facilities?

N

Archeologlcal ‘Resoirces: Would the project résult in soil disturbance/modificafion greater than two
_(2) feet below grade.in an. archeologlcal sensitive area or eight (8) feet in a non-archeological sensitive
area? (referto EP-_ArcMap > CEQA Catex Determination Layers > Archeological Sensitive Area)

L

Subdivision/Lot Line Adjustment: Does the project site involve a subdivision or.lot line adjustment
on a lot with a slope average of 20% or.more? (refer io EP_ArcMap > CEQA Catex Determination Layers >
Topography)

&l

Slope = or > 20%: Does the project involve any of the following: (1) square footage expanswn greater
than 1,000 sq. ft. outside of the existing building footprint, (2) excavation of 50 cubic yards or more of

| soil, (3} mew construction? (refer to ER_AreMap > CEQA Catex Deterniination Layers > Topography) If box is
.checked, a geotechnical report is required.

[

' Seismic: Landslide Zone: Does the project involve any of the following; (1) square footage expansxon :
greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavation-of 50 cubicyards or
more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Catex Determination Layers > Seismic Hazard
Zones) 1f box is chiecked, @ geotecluucalreport is required.

L

K

Seismic: Liquefaction Zone: Does the project involve any of the following: (1) square footage
expansion greater than 1,000 sq. ft. outsidé of the existing building footprint,(2) excavation of 50
cubic yards or more of soil, (3) new construction? (refer to EP_ArcMap > CEQA Cafex Determination Layers >
Seismic Hizard Zones) ¥ box is checked, a geotechnical report will likely be required.

If no boxes are checked above; GO TO STEP 3. If one or more-boxes are checked above, an Environmental
Evaluation Application is required, unless reviewed by an Envirommental Planner.

O

' Project can proceed with categorical exemption review. The project does not ttigger-any of the
CEQA xmpacts listed above.

| Comments and Planner Signature (optional): Jean Po]lng Dty sgnidy desn oty

No archeological effects. Sponsor enrolled in DPH Maher program. Project will follow
recommendations of 1/12/17 Divis. Consulting preliminary geotechnical report.

STEP 3: PROPERTY STATUS - HISTORIC RESOURCE
TO:BE COMPLETED BY.PROJECT PLANNER,

'PROPERTY IS ONE OF THE FOLLOWING: (réfer to Rarcel Infomzahon Map)

Category A: Known Historical Resource. GO TO STEP 5.

7

E

| ‘Category B: Potential Historical Resource-{over 45 years of age). GO TO STEP 4.

EEN

SAN FRANCISTO .
PLANNING -OEPARTMENT

Category C: Not a Historical Resource of Not Age Eligible (under 45 years of age). GO.TO STEP 6.
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. STEP 4: PROPOSED WORK CHEGKLIST
TO'BE COMPLETED BY PROJECT PLANNER

"Cheéck-all that apply to the project.

1, Chiange of use and new construction. Tenant improvemeénts not included.

2, Regular maintenance or rép'air to correct or.repatr deterioration, g{eéay, or damage to building,

3. Window repla;emeht that meets the Depart’ment’s'Window Reﬁlacement Standards, Doesnot include
storefront window alterations.

4. Garage work. A néw opening that meets the Guidelines for Adding. Garages and Curb Cufs, andlor '
replacement of a garage door in an existing opening that meets the Residential Design Guidelines.

.B. Deck, terrace construéticn, or fences not visible from any immediately adjacent public right-of-way.

6. Mechanical equipment installation that is not visible from any immediatély adjacent)pﬁblic right-of:
way.

7. Dormer installafion that meets the requirements for exemption from public riotification under Zoniig

 Administrator Bulletin No. 3: Dotmer Windows.

8. Addition(s) that are not visible from any immediately adjacent public right-of-way for 150:feet in each
direction; does not extend vertically beyond the floor.Jevel of the top story of the structure or.is only a
single story in height; does not have a footprint that is more than 50% larger than that of the original

. building; and does not cause the removal of architectural sxgmﬁcant roofing features..

: Proj ect Plaxmer must check box below before proceeding.

PIO)ect isnot listed. GO TO STEP 5.

Pro;ect does not conform to the scopes of work.’ :G0 TO'STEP 5,

Pro;ect involves four or more work descriptions. GO TO STEP 5.

Pro;ect involves less than:four work: descnphons GO TO.STEP6.

STEP'5; CEQA IMPACTS ~ ADVANGED HISTORICAL REVIEW.
TO BE COMPLETED BY PRESERVATION PLANNER

Check all that apply to the project.

1. Project involves a known historical resource (CEQA Category A) as determined by Step 3 and
conforms-entirely to-proposed work ¢hecklist in Step 4.

2. Interior alterations to publicly accessible spaces.

3. Window replacemént of omgmaljlustonc windows that are not “in-kind” but are consxstent with
" existing historic character.

4, Facade/storefront alterations that do ot remove, alter, or obscure-character-defining features.

5. Raising the building in a manner that does not remove, alter, or obscure character-defining
features.

6. Restoration based upon documented evidence of a building’s histofic condition, such as historic
~photographs, plans, physical evidence; or similar buildings.

7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way
and meet the Secrefary of the Interior’s Standards for Rehabilitation,

O OO DDD,DD

1 8. Other work consistent with the Secretary of the Inferior Standards for the Treatment of Historic Properties
1 (specify or add comments).

SAN

FRANCISEO :
PLANNING DEPARTMENT
_Revised: 4/11/16




"9;:Other work-that:-wioiild not ma téfigﬂj&iﬁnpaina,hjswﬁc distriét (specify or add comments):

| (Requires approval by Senior Preservation Planner/Preservation Coordinator)

4 10. Reclassification of prop_erty;st'atus'. (Regquires approval by Senior Preservation Planner(Preseroation
| Coordinator)
: 1 Reclassify to Category A V1 Redlassify to Category-C
a. Per HRER dated: 91017 {attach HRER)
b. Other (specify):

Note: If ANY box in STEP 5 above is checked, a Preservation Planner MUST check onébox below..

D ' Further environmental review required. Based on the information provided, the project requires an
Environmental Evalitation: Application to'be-subinitfed. GO TO STEF 6.

' * | Project can proceed with categorical exemption review. The project has been reviewed by the
e Preservation Plarmer and can proceed with categorical exemption review. GO TO STEP 6.

. Comments (optional):

Preservation Planner Signature: Shelley Céltagironga 3!??%??‘3?@’,?:;’%?3’7‘%%'°"°

STEP 6: CATEGORICAL EXEMPTION DETERM”INATION
TO BE COMPLETED BY PROJECT PLANNER

M Further envitonmental review required. Proposed project does not meet scopes of work in éither.(check

all that apply):
[[] step2—CEQA Impacts
[0 step5- Advanced Historical Review o

STOP! Must file an Envirommental Evaluation Application.

No further environmental review is required. The project is categorically exempt under CEQA.
‘PlannerName: Shelley Caltagirene Signature:

Project Approval Action: S h e ' l ey i ngltally signed
, H 5 by. Shelley
‘Building Permit ‘ C l t i altagirone
‘Buling altagiy “catas |
©_-Dater2017.05.16

If Discretionary Review before the Planning Commission istequested; | o~ 1y £Y . ;-i' B nn
the Discretionary Review hearing is the Approval Action for the O n e £ A 1 3'4401 07 00
project. o )
Once sighed or stamped and dated, this document conshtutes a categorical exemption pursuant to CEQA. Gmdelmes and Chapter 31
of the Adniinistrative Code.

{ In accordance with Chapter 31 of the San Francisco Administrative Code, an appeal of an exemption determination can only be filed
‘| within 30.days of the project receiving the first approval action.
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- SAN ERANCISCO
PLANNING DEPARTMENT

' PRESERVATION TEAM REVIEW FORM

1650’ MISSIOII St.
~ Suite 400
San Francisco.
CA 94103-2479

Receptmn
+415.558.6378.
-415.558:6409-

5 v Planning
i mformat[on
415 558 6377‘

2017:002545ENY.

D [ PROJECT DESCRIPTION: g
"G Preliminary/RIC 1 G:Alteration (“Demo/New Construction

EW:. |2/1017

A El lsthe subject Property: an eliglble histonc resource?

1 it so, are the proposed changes a significant timpact?

:AdditionakNotes:
|Submitted: Historic Resource-Evaluation report prepared by Tim-Kelley Consulting, April |
12017 .

Proposed Project: Expansion of. garage, 3:story horizontal rear-addition; alterations to
front facade and roof; excavation.and foundation replacement lowering: building;and
interior remodel. The pro;ect appears to be 2 de facto. demolmon per RC Section’ 1005(f)

e Tl OA CB | ®&C
Individual Historic District/Context
ﬁfopgrty_i;;iﬁ@idually eligible forinclusionina I property is in-an eligible California Register
California Register under one or more of the Historic District/Context under one or-more of
foltowing Criteria: , the following Criteria:
" Critérfon-1 - Event: (Yes '@No | Griterion 1 ~Eventi’ C Yes. (&:No
" Critetion' 2 -Persons: C:Yes .@:No Criterion 2 -Persons: Yes @:No
" Criterion3 —-Architecture:, . " Yes @:No Criterion 3 - Architécture: C Yes & No
- Criterion4 -Info. Potential: (>Yes @No | Criterion 4 - Info, Potential: (:Yes (®:No
Period of Significance: I = I {| Period of Significance: I ~ I
1 (‘. Contributor ff(f’;vNon-ContriButpr




“CNo | GNA
@No T
(‘rNo

®:No

@iNo

The bwldmg at 2417 Green Street was buxlt circa-1905. and wasfirst: ownedz.by Lonella H.
‘Smith: Louis'B. Floan was to coritractor forthe building, but no architect was identified.
The propertyis located.onthe south side-of the street between Pierce and Seott Streetin
the Pacific Heéights:neighiborhéod. It+s a rectarigular plan, thrée-story-over-basement,
wood:frame; single=family residence with a side-facing gableroof and shingle.and:brick
cladding. The’ building/has-been altered, including the insertion of a garage with:concrete
cladding; replacemerit:of the front entry. porch, and replacement of the upper: floor
windows. The building | retams some.characteristics of the First.Bay Tradition style,
including thésimple wal[ surface, wood:singles, and small scale’ornamentation.

Bdsed on the information p"rcvided'in the Historic Resource Evaluation report:prepared by °
Tim Kelley Consulting (December 201 6), the Departmentfindsthat the subject property
doesnot.appear to. be ehglb!e forinelusionon.the California: Reglster either as an
individual historic resource orias a contnbl)tor 10 a histori¢ district. There is no information
provided by the: PrOJect Sponsor’s reports of located.in the San Francisco Plannmg
Department s background files to indicatethat the property was associated with évents-
that'have made a significant contribution toithe broad patterns of local or regional history
or the cultural heritage.of California or the United States. No significant historical figures
‘are assocuated with the property. Lastly, the-property does nct-significantly’ embody the
distinctive characteristics of the First:Bay Tradition: style; it is not the work of a:master
architect; and, it does not:possess high artisticvalues. Furthermore, the property is not
Iocated within a Californiia Register-eligible-historic district. The consuitant found no
‘cohesive collection of bwldmgs in-the immediate area that would indicate-a possible
district. The nearest historic district is'the-Pacific Heights Historic District, which captures
bmldmgs tothe south:and west of the subject: building. 2417:Green Street would not
contribute to this district $ince the subject buildihg and:its immediate neighborsto the
east are notassociated: with the archite¢tural significance of the, district. The district is
characterized by large, formal, detached. dwe[[mgs typically designed by master architects |
and displaying a highlevel'of. archltectural detailing and matetials. The subject building is
builder-designed and-displays arelatively vernacular style. While the properties to'the west
0f:2417 Green Street miay be eligible for in¢lusion’in the district, thé subject building does
not contribute to the Pacific Heights Historic District. The proposed project would: havé no
adverse Impact to hjstoric resources as the: subject building is not a historic resoutce and is
not located within. a historic district.

‘3/1—.4413 J T Sre b7
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SAN FRANC" SSCO = YT
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CEQA Categoncal Exemptlon Deatserml|1.avt|elr«1~-7%_w
PROPERTY INFORMATIGN/EROJECT DESC RIPTON

Project Addxess Bloc?}"[;ot(s)
2417 Green Street | 0560/028
Case No: Permif No.. o | Plans Dated
2017-002545ENV | . | 2/1012017
[v] Addition/ [ emolition [ INew [ Iproject Modification
Alteration . | (requires HRERIf over 45 years old) Coristruction (GO'TO STEP 7)

Project description. for"Plannmg Departmentapproval,

Alterations to an-existing four—story—over-basement single-family residence with one vehicle parking space: Excavate "
to add two-vehicle parking-spaces. Three-story rear addition. Facade alterations and foundation replacement: L.ower
existing building.

STEP 1: EXEMPTION CLASS

TO BE COMPLETED BY PROJECT PLANNER

“*Note: If neither class applies; an Environmental Eviluation Application is required.*
1 Class1 —B)dsﬁng"i’aéiliﬁes. Interior and exterior-alterations; additions under 10,000 sq. £t. A

o | Class 3-—-New Constritction/ Conversion of Small Structures. Up to three (3).new single-family

El | residences or six (6) dwelling units in one building; commercial/office structures; utility extensions;; .;
) { change of ise under 10,000 sq. {t. if principally permitted or with a CU. Change of use under 10,000
5. ft. if principally permitted or witha CU, -

D | 4 Class___

STEP 2: CEQA IMPACTS

TO BE COMPLETED BY PROJECT PLANNER
Iany boxis checked below, an Environntental Evaluation Application is required.

Air-Quality: Would the project add new sensitive receptors (specifically, schools, day care facilities,
hospitals, residential dwellings, and 'senior-care facilities) within-an Air Pollution Expostire Zone?
Does the projecthave the potential to-emit substantial pollutant concentrations (e.g., backup diesel
D ' generators, heavy industry, diesel trucks)? Exceptions: do not check box if the applicant presents
documentation of enxollment in the San Francisco Department of Public Health (DPH), Article.38 program and |
the project would not-have the potential to emit substantial pollutimt concentrations: (refer to EP _ArcMap>
| CEQA Catex Determination Layers > Air Pollutant Exposure Zane)
| Hazardous Materials: If the project site is located on the Maher map-oris suspected of conianung
- hazardous materials (based on a previous-use such-as gasstation, auto repair, dry cleaners, crheavy

manufacturing, or a site with underground storage tanks): Would the project involve 50 cubic yards
; or mre of 50il disturbance - or a change of use froin industrial to residential? If yes, this box must be
checked and the project applicant must submit an Envirofimental Application with a Phase I
Environmental Site Assessment. Exceplions: do net check box if the applicant presents docunentation of
| enrollment in the San Francisco Department of Public Health (DPH) Maher program, a DEH-waiver from the

SANFRANCISTD.
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| Maher program, or other documentatzon ﬁom Envitonmental Plaﬂmng staﬁf that hazzmiaus material. eﬁ‘ects
would be Jess than szgmﬁcaut (rq‘er to EP. ArcMap >Muher Iuyer)

Transportatiori: Does the projectcréate six'(6) or more net fiew parking spaces of résidential units?
Does the project have the potential o adversely affect transit, pedestrian and/or bicycle safety

| (hazards).or the adequacy of nearby transit; pedestrian and/or bicycle facilities?

[

Archeologmal Resoitrces: Would the project résult in soil disturbance/modification greater than two |
(2} feet below gradeinan archeolog:tcal sensitive area or eight (8) feet in a non-archeological sensitive
area? (refer to'EP- AraMap > CEQA Catex Determination Layers > Archeological Sensitive Area):

B

Subdivision/Lot Line Adjustment: Does the project site involve-a subdivision orlot line adjustment
on a lot with a slope average of 20% or.more? (refer fo EP_ArcMap > CEQA Catex Delermination Layers>
Topography)

QD,

Slope = or > 20%: Does the project involve any of the following: (1) square footage expansxon greater
than 1,000 sq. ft. outside of the existing building footprint, (2)-excavation of 50 cubic yards or more of

{ soil, (8) new construction? (refer to EP_ArcMap > CEQA Catex Deterniination Layers > Topography) I box is
.checked, a geotechnical report s requiired,

[ Seismic: Landslide Zone: Does the project involve any of the following: (1) square footage expansmn
‘greater than 1,000 sq. ft. outside of the existing building footprint, (2) excavatigh-of 50 cubicyards or
more of soll, (3) new construction? (refer fo EP_ArcMap > CEQA Catex Determination Liyers > Seismic Hazard
Zones) I bok i ¢hecked, & geotechmcal reportxsreqmrei

[

Seismic: Liquefaction Zone: Does the pro;ect involve any of the following; (1) square footage
D expansion greater than 1,000 sq. ft. outsidé of the existing building footprint,.{(2) excavation of 50

|| cubicyards or more of soil, (3) new cénstruction? (refef to EP__ArcMap > CEQA Chtex Determination Layers >
{ Seismic Hazard Zones) I boxis checked;a, geotecimlcal report wﬁl likely be required.

Ifno boxes are: checked above, GO TO'STEP 3. If.one or more'boxes are checked above, an Engironmental )

Eyaluntion Applic uired, unless reviewed by an Environmental Planner, _
D  Project can proceed with categorical exemption review, The project does notitiggerany of the
CEQA nnpacts listed above, ,

Comments and Planner Signature (optwnal).Jean Poling g;?m,ﬂg‘;;gvmwm

No-archeological effects. Sponsar enrolled in DPH Maher program. Project will follow
recommendations of 1/12/17 Divis. Consulting preliminary geotechnical report.

STEP 3: PROPERTY STATUS ~ HISTORIC RESOURCE
TO BE COMPLETED BY PROJECT PLANNER.

i PROPERTY IS ONE OF THE FOLLOWING: (refer io Barcel Infarmahon Wap)
1] | Category A: Known Historical Resource. GO TO.STEP 5,
¥, | Category B: Potential: ‘Historical Resource (over 45 years of age). GO TO STEP 4

A

B Category 'C: Not a Historical Rescurce of Nt Age Eligible (under 45 years of age), GO. TO STEP'6.

SKEFRANEISEO 2
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. STEP 4: PROPOSED WORK CHECKLIST
TO'BE COMPLETED BY PROJECT PLANNER

K Check all:that apply to the pro; ject,

1. Change of use anid new construction, Tenant improveménts not included.

2, Regularmaintenance orrepair to correct or repair deterioration, decay, or damage to building,

3 Wﬁdowrepla?:emeht that meets the Departiment’s Window Replacement Standards. Does ot include
storefront window alterations.

4. Garage work. A néw opening that meets the Guidelines for Addmg Garages and Curb Cuts andfor

replacement of a garage door in.an existing opening that meets the Residential Design Guidelines.

1.5, Deck, terface construction, or fencesnot visible-from any immediately adjacent public right-of-way,

6. Mechanical equipment installation fhat is not visible from any immediately adja cent public right-of:

__way.

7. Dormer installation that meets the requirements for exemption from public riotification under Zoning

 Administrator Bulletiti No. 3: Dormer Windows.

_Elj_ mog ’lj”l:l [jD

| 8. Addition(s) that are not visible from any fmmediately adjacent public right-of-way for 150: feetin each

direction; does not extend vertically beyond the floor.Jevel of the top story of the structureor.is.only a
single:story in height; does nothavea footprint that is more than 50% larger than that of the original
buﬂdmg; and does not cause the removal of architectural mgm.ﬁcant roofing features..

| Note‘ iject Planner must check box below before proceeding.

L1

Pro;ect:xs not listed. GO TO STEP 5.

L]

Piojéct does not conform to the scopes of work. GO TO'STEP 5.

~I?ro;ect involves four or more work desmptmps. GO TO STEP 5.

=

Project involves less Ehan:four work descriptions. GO TO STEP:6.

STEP'5: CEQA IMPACTS ~ ADVANGED HISTORICAL REVIEW.

TO BE COMPLETED BY PRESERVATION PLANNER

' Check all that apply to' the project.

1. Praject involves a known historical resource (CEQA Category A).as determined by Step 3 and
conforms entirely to;proposed work checklist in'Step 4.

) 2. Interior alterations to publicly accessible spaces.

1. Wmdow repla:ement of ongmal/hlstonc windows that are not “in-kind” butare consxstent with
" existing historic character:

4. Facade/storefront alterahons that do not remove, alter; ot obacure-character-defining features,

5. Raising the bhfldi’ng in a manner that does ot remove, alter, or obscure character-defining
features,

6. Restoration based upon documented evidence of a building’s histotic condition, éuchas,,hié,toric
_photographs, plans, physical evidence; or similar buildings.

7. Addition(s), including mechanical equipment that are minimally visible from a public right-of-way
and.meet the Secretary of the Interior’s Standards for Rehabilitation,

t:l ‘D Ologom -

1 8. Other work consistent with the Secretary of the Interior Standards for the Treatment of Historic Properties
1 (specify o add-comments):

'SAN FUANCISCO )
PLANNING DEPARTMENT
. Revised: 4111116




’ ‘9. Other-workthat: WQuld not matenallyumpaxr a ‘mstonc d:stnc’c (specify or add comments):

' {(Requires npprmml by Senior Preservation Planner/Preservation Coordinatos)

R Reclissification of propertystatus. (Requires approval by Senior Preservation Planner(Presérontion
_ | Coordinator)
‘ [ Redlassify toCategory A -[/] Redlassify to Category:C
a. Per HRER:dated: /1017, (attach HRER)
b. Other (specify):

Nofe: If ANY box in STEP 5 above is checked, a Pieservation Planner MUST check oné’box below..

E] i 'Eui-;her‘; enviconmental review required: Based on the information provided, the project requires.an
Environmental Evalitation Application:to’be subinitfed. GO TO STEF 6.

‘ § li'roiect can proceed with categorical exemption review, Theproject has been reviewed by the
== | Preservation Planner-and can proceed with catégorical exemption-review. GO TO STEP 6,

. Comments (optional):

Preservahon Planner ngnature Shelley Caltaglrone e s araayono

STEP6: CATEGORICAL EXEMPT[ON DETERMINATION
TO BE COMPLETED BY PRO]ECT PLANNER

D Further environmental feview required. Pioposed. pro;ect does not meet scopes of work in éither:(check
: all that apply): ]

L] Step2-CEQA Impacts

1 Step 5~ Advaniced Historical Review
STOP! Must file an Enviromnental Evaluation Application.

No. fuxfber’ environmental review is requ'ired The project is categorically exempt under CEQA.

PlamerName Shel!ey Caltaglrone Signature:

i
Project Approval Action: S h el I ey i/ Digitally signed
N ' "bySheiley
:Bmldmg Permit . Ca I tag } r'¢ Calf:aglrone
: ,Iafe ~2017.05.16

I¢ Discreti Review before the Planring Commission i d; -;“ '
the ch::rem Re:::w hear:ing is the Approval Achlgz fcsa:fg:esre O n e 3 1 3 44 01 _07‘00
project.

Onice sighed or stamped: and datad, this: document oonsh’cutes 1 categorical exemption pursuant to CEQA Gmdelmes and Chapter 31
of the Adniinistrative Code,

| Tnaccdrdancé with Chapter 31 of ttie San Francisco Administrative Code, an appeal of an exemption determination can only be filed
'} within:30.days of the project receiving the first approval action.
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SAN FRANCISCO
PLANNING DEPARTMENT

PRESERVATION TEAM'REVIEW FORM

i

3 650! Mnssmn St
L Siite’ 400

San Franclsco‘
CA 94103-2479

Reception:
4155586378,
7} 415.568.6409:

N e

PROJEC_T DESCRIPTION

L Eel ced T e o

Crrdininary/pic " @ Alteation f“Dem"’Ne‘” Constrdietion

Vi [2h10N7

. I s the subject Property an el[glble historic. regource?

{0 {iso, are the praposed ‘changes a significant ifnpact?
;Additional: Notes'

| Submitted: Historic Resource Evaluation report prepared by Tim Kelley Consulting, April |
' 201 7 .

|Proposed Project: Expansion of. garage, 3:story horizontal rearaddition; alterations to
frontfacade and roof; excavation.and fouhdation replacem ehit; lowering: buﬂdmgnand
intetior remodel The pl'OjECE appears to be a de facto.demolition per RC Section TOOS(f)

oA [ G5 ] ec

Individual ) Historic District/Context

Property Isindividually eligible for inclusionina | Property is in an eligible Califorriia Register
‘California Register under one or more.of the Historic District/Context under one or.mére of
foIlo\mng Criteria: the following Criteria:

Criteérfon-1 - Event: (O¥es '@:No '} Gfiterion 1-Eventi C:Yes- @No

' Critetion2-Persons: C:Yes _@:No Griterion 2 -Persons: Yes (&:No

" Criterion3 —-Architectures . Yes ®:No Criterion 3~ Architécture: CYes (#No

- Criteriond-Info:Potential:  «(SYes ®No | Criterion 4- Info. Potential: (iYes @:No
Pariod of Significance: I = ) ] | Period of Significance: [ — ]

' { +CContributor '(":Non-Contributor




1 G Ves | GNo | @A

a1 (“nﬁ’es @No

_(" :Yes 1. @Ng

'(‘ Yés {1 No

(: Ygs @:No

The building: at 241 Green Street was buﬂt Circa.1905. and wasfirst- owned by LonellaH.
Smith:LouisB. Floan was to.contractor forthe building, but noarchitect was.identified.
The propertyis located.on-the south side of the street between Pierce and Scott Street in
{the Pacific Heights: neighborhdod. Itis a rectarigular plan, thrée-story-over-basement,
woodsfrarne; smgle—famlly residence with a side-facing gableraof and shingle:and:brick

c[addmg The burldmg’has been altered mdudmg ‘the: msertlon of a. garage thh concrete

wir dows.,The bunldmg retams some. charactenstlcs of the Eifst, Bay Tradmon style,
including thésimple wai[ surface, Wood:sirigles, and: small scale’ernamentation.

Based:oritheinformation providedin-the Historic Resource Evaluation report:prepared by
Tim kélley Consulting, (Detember 261 6), the Departinentfindsthat the subject propérty
‘doesnotappear to: be ehglble forinclusion:on.theCalifornia; Reglster either as an
individual historic resource or'as a contribiitdr td a histotic district, There.is.no information
provided by the Project Sponsor’s reportsof locatedin the San Francisco Plannmg
Department’s background files to indicateithat the'property was associated withévents:
{that’have made a significant contribution toithe broad patterns of local or regional history |
or the cultural heritage:of! California or the United States. No signiificant historical fi igures
‘are assocnated with the-property: Latly, the property does not: significantly embody the
distinctive characteristics of the FirstBay Traditionsstyle; it is not the work of amaster
architéct; and, it does not:possess high artisticvalues. Furthermore, the propertyis not
located'within. a Califorrita Register-eligibleshistotic district. The consultant foundno
‘cohesive collection of buildings ir:the immediate area that. would indicate a possible
| district. The-nearest historic.district is‘the-Pacific Heights Historic District, which Gaptures
bm]dmgs toithe south:and west of the subject: building. 2417 Green Street would not
contnbute to.this-distfict:$ince the subject building and:its immediate neighbors'to the
eastarenot. assouated with the architectural significarice of the district. The district is
characterized by large, formal, detached. dWeI[mgs, typically designed’ by master architects |
and displayinga high'levalrof. archltectural detailing and matetials. The subject; biiilding is
buxlder—desugned and-displaysa relat!vely vernacular style. While the properties foithe west
of2417 Green Street may bie eligible for inclusion‘in the district, tHe subject building.does
not contribute to the Pacific Heights Historic District. Thé proposed project would: havé no
-adverse impact to historic resources as the SUbjECt building is nota historic resource and is
not located within.a historic district.
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