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PROPERTY DESCRIPTION

1338 FILBERT STREET, north side of the street on the block bound by Greenwich, Filbert, Polk, and
Larkin Streets. The property is subdivided into four parcels, which are oriented east-to-west, each
containing a single cottage (referred to in this report as Cottages A through D). The parcel closest to the
street also contains the Studio structure, which is attached to Cottage A. The cottages are oriented to the
west and are placed in a uniform row with equal space between each (approximately 7.5 feet). In total,
the five structures contain ten units and the property provides no off-street parking. The property is San
Francisco Landmark No. 232: 1338 Filbert Street Cottages, designated in 2001. The property is zoned RH-
2 (Residential, House, Two-Family) District and is in a 40-X Height and Bulk District.

PROJECT DESCRIPTION

The proposed project involves the rehabilitation and expansion of the five existing structures (referred to
as Cottages A, B, C, and D and the Studio) located on the subject property for use as four single-family
residences. The work includes construction of a single continuous structure in the space located to the
east of the cottages (the rear of the cottages) and to the north of the Studio; installation of a below-grade
garage; and, restoration of the contributing features of the cottages, studio, and landscape. In total, the
project would add approximately 5,895.6 square feet to the existing 5,590.3- square-foot building complex
for a total 11,485.9 square feet of residential building space.

= At all cottages, the existing rear (non-contributing) additions would be removed and replaced by

a three-story structure, running continuously along the east property line from the north wall of
the historic studio to the rear (north) property line. The structure would be attached to the rear
(east) wall of all four cottages and would contain separate living spaces for each cottage.
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* Three of the cottages would also be raised approximately 6-12 inches in order to accommodate
new concrete foundations and to lift the buildings slightly above grade.

=  The currently sloped grade between Cottages A and B and Cottages C and D would be lowered
and flattened to match grade at the front of the cottages. Also, gates and a privacy wall would be
added in the spaces between the cottages.

= Several new window openings would be created at the side elevations of each cottage, and
several non-historic windows/doors would be replaced within the historic openings.

= The roof of the Studio would be raised approximately 14.5 inches to accommodate a new stair
where the Studio wall meets the roof of Cottage A. Both the historic slope of the Studio roof and
the historic window would be retained.

= The site would be excavated beneath the cottages to create a sub-grade, single-level, eight-car
garage, which would be accessed from a car lift located at the south property line. The garage
would require a curb cut but would not require the removal of any street trees.

= The historic landscaping and grape-stake fence, which were both contributory features of the site
that have since been removed, would be recreated based upon archival and photographic
evidence.

* Finally, the project would include historic documentation of the site and construction monitoring
by a qualified historic preservation engineer or architect. The existing historic buildings would
be documented through either laser scanning or HABS Level II documentation prior to the
issuance of building permits to guarantee accurate reconstruction of any historic buildings
damaged during construction.

BACKGROUND

The project was previously reviewed by the Landmarks Preservation Advisory Board (LPAB) on
December 19, 2007 and by the Architectural Review Committee (ARC) of the Historic Preservation
Commission on September 16, 2009. Comments from the ARC were mixed and included
recommendations to further articulate the facade of the addition so that it relates more strongly to the
separation of space between the cottages and to use a more neutral color palette for the addition.

OTHER ACTIONS REQUIRED

The project will require rear yard and non-complying structure Variances for approval as well as a
Conditional Use authorization in order to exceed the parking space requirement and to reduce the
dwelling unit count from ten units to four units. The project will also require Planning Code Section 311
notification prior to approval of the building permit application.

COMPLIANCE WITH THE PLANNING CODE PROVISIONS

The proposed project is in compliance with all other provisions of the Planning Code.
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APPLICABLE PRESERVATION STANDARDS

ARTICLE 10

A Certificate of Appropriateness is required for any construction, alteration, removal, or demolition of a
designated Landmark for which a City permit is required. In appraising a proposal for a Certificate of
Appropriateness, the Historic Preservation Commission should consider the factors of architectural style,
design, arrangement, texture, materials, color, and other pertinent factors. Section 1006.7 of the Planning
Code provides in relevant part as follows:

The proposed work shall be appropriate for and consistent with the effectuation of the purposes of
Article 10.

The proposed work shall be compatible with the historic structure in terms of design, materials, form,
scale, and location. The proposed project will not detract from the site’s architectural character as
described in the designating ordinance. For all of the exterior and interior work proposed, reasonable
efforts have been made to preserve, enhance or restore, and not to damage or destroy, the exterior
architectural features of the subject property which contribute to its significance.

THE SECRETARY OF THE INTERIOR’S STANDARDS

Rehabilitation is the act or process of making possible a compatible use for a property through repair,
alterations, and additions while preserving those portions or features that convey its historical, cultural,
or architectural values. The Rehabilitation Standards provide, in relevant part(s):

Standard 1.
A property shall be used for its historic purpose or be placed in a new use that requires minimal change to the
defining characteristics of the building and its site and environment.

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

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

Standard 4.
Changes to a property that have acquired historic significance in their own right will be retained and preserved.

Standard 5.
Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a property
shall be preserved.

Standard 6.
Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration requires
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replacement of a distinctive feature, the new feature will match the old in design, color, texture, and, where possible,
materials. Replacement of missing features will be substantiated by documentary and physical evidence.

Standard 7.
Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible. Treatments
that cause damage to historic materials will not be used.

Standard 9.

New additions, exterior alterations, or related new construction will not destroy historic materials, features, and
spatial relationships that characterize the property. The new work will be differentiated from the old and will be
compatible with the historic materials, features, size, scale and proportion, and massing to protect the integrity of
the property and its environment.

Standard 10.
New additions and adjacent or related new construction shall be undertaken in such a manner that if removed in
the future, the essential form and integrity of the historic property and its environment would be unimpaired.

PUBLIC/NEIGHBORHOOD INPUT

The Department has received no public input on the project at the date of this report.

ISSUES & OTHER CONSIDERATIONS

None.

STAFF ANAYLSIS

Based on the requirements of Article 10 and the Secretary of Interior’s Standards, staff has determined
that the proposed work will not adversely affect the landmark site.

* The proposed project would retain the residential uses of the historic cottages while reducing the
number of units from ten to four, which would bring the buildings more closely into
conformance with the prescribed density for the property as well as the historic density at the
time that the cottages were constructed in 1907 (four units). While this project would cause a
reduction in the number of units associated with the second period of significance (1930s-1972),
neither the interior layouts nor the specific residential uses are character-defining features of the
property and, therefore, changes to these aspects of the buildings would not negatively impact
the site.

* The proposed location of the addition would utilize space on the site that does not currently
contribute to the historic character of the landmark and that would require minimal removal of
historic materials. Where the addition meets the rear walls of the cottages, the historic openings
would be retained and used to access the new spaces.

* The proposed scale of the addition would be compatible with the existing scale of the site and
setting. The addition would rise to approximately the same height as the existing retaining wall
at the east property line, which currently acts as a backdrop for the historic cottages. It appears
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that the simple rectangular form and minimally detailed facade of the addition would likewise
serve as a backdrop to the cottages. This spatial relationship would allow the addition to recede
as a subordinate element of the site.

= The design of the addition would be sufficiently differentiated from the historic buildings
through the use of contemporary architectural details while maintaining a compatible
appearance through the use of elements such as horizontal wood cladding and framed window
openings.

= The proposed changes in height (approximately 6-12 inches at the cottages and 15 inches at the
Studio) and grade between the buildings would have a minimal visual and material impact to
the primary facades of the buildings and the improved flashing details would increase the
longevity of the historic materials.

= The proposed excavation of the site to provide for the below-grade garage would have minimal
visual impact to the site upon its completion. The changes to the historic landscaping and brick
stairs at the location of the car lift would be in keeping with the character of the site and would
not detract from the setting.

= Historic features dating from the periods of significance (cladding, windows, doors, paving, etc.)
would be retained in situ wherever possible and severely deteriorated materials would be
replaced with features matching the original in terms of design, details, material composition,
color, and finish. A conditions survey of the buildings has been conducted to inform the
decisions regarding retention and repair or replacement of deteriorated elements and the
buildings would be fully documented prior to construction ensure the accurate reconstruction of
any elements damaged during renovation of the property. The work would also be monitored by
a qualified historic architect or engineer to ensure compliance with historic preservation
standards.

* The proposed project would not add any conjectural historical features or features that add a
false sense of historical development. The design of the new addition and other new features
such as windows and cladding would be clearly distinguished as contemporary features of the
site.

* The project would retain distinctive materials and finishes from the period of significance,
including the wood siding and wood-frame structure. The project would also salvage and reuse
materials taken from the existing rear additions in keeping with the tradition of Marian Hartwell
who used salvaged materials in the alterations she made to the cottages.

= If the proposed additions were removed in the future, the essential form and integrity of the site
would remain intact.

ENVIRONMENTAL REVIEW STATUS

The Planning Department has determined that the proposed project is exempt/excluded from
environmental review, pursuant to CEQA Guideline Section 15301 (Class One-Minor Alteration of
Existing facility) because the project is a minor alteration of an existing structure and would not cause a
substantial adverse change in the significance of the historical resource.
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PLANNING DEPARTMENT RECOMMENDATION

Planning Department staff recommends APPROVAL WITH CONDITIONS of the proposed project. Staff
is concerned that the proposed addition does not sufficiently comply with the intent of Standard 9 with
regard to its massing and spatial relationship to the historic cottages. As proposed, the addition would be
positioned flush against the full width of the rear cottage walls and would require removal of the entire
rear eave. This relationship would alter the characteristic spatial arrangement of the site which currently
consists of primarily independent structures. By visually obscuring the rear corners of the cottages, the
addition acts to integrate the structures in a manner that is not consistent with their individualized
character. Furthermore, staff is concerned that the monolithic massing of the addition does not response
adequately to the scale and proportions of the cottages and the voids that separate them. Therefore, staff
recommends the following condition of approval:

= That the wall of the addition be set back approximately 1-2 feet from the rear corner of each
cottage for the full height of the addition and full width of the “alley”.

These spatial hyphens would provide greater visual separation between the cottages and would reduce
the project’s impact to historic material at the rear of the cottages. They would also create punctuations in
the addition’s fagade that would respond to the scale and proportions of the cottages.

ATTACHMENTS

Draft Motion and Exhibit A: Certificate of Appropriateness
Plans, Photos, and Renderings

SC: G:\DOCUMENTS\Cases\Multiple\1338 Filbert St\CofA\1338 Filbert St.CofACase Report.1.20.10.doc
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Historic Preservation Commission Draft Motion
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Historic Landmark: No. 232: 1338 Filbert Street Cottages

Zoning: RH-2 (Residential, House, Two-Family)
40-X Height and Bulk District

Block/Lot: 0524/031-034
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ADOPTING FINDINGS FOR A CERTIFICATE OF APPROPRIATENESS FOR PROPOSED WORK
DETERMINED TO BE APPROPRIATE FOR AND CONSISTENT WITH THE PURPOSES OF
ARTICLE 10, TO MEET THE STANDARDS OF ARTICLE 10 AND TO MEET THE SECRETARY OF
INTERIOR’S STANDARDS FOR REHABILITATION, FOR THE PROPERTY LOCATED ON LOTS
031-034 IN ASSESSOR’S BLOCK 0524, WITHIN AN RH-2 (RESIDENTIAL, HOUSE, TWO-FAMILY)
ZONING DISTRICT AND A 40-X HEIGHT AND BULK DISTRICT.

PREAMBLE

WHEREAS, on August 25, 2009, Andrew Junius of Reuben & Junius (Project Sponsor) filed an
application with the San Francisco Planning Department (hereinafter “Department”) for a Certificate of
Appropriateness to rehabilitate and expand the five existing structures (referred to as Cottages A, B, C,
and D and the Studio) located on the subject property located on lots 031-034 in Assessor’s Block 0524 for
use as four single-family residences. The work includes construction of a single continuous structure in
the space located to the east of the cottages (the rear of the cottages) and to the north of the Studio;
installation of a below-grade garage; and, restoration of the contributing features of the cottages, studio,
and landscape. In total, the project would add approximately 5,895.6 square feet to the existing 5,590.3-
square-foot building complex for a total 11,485.9 square feet of residential building space.

At all cottages, the existing rear (non-contributing) additions would be removed and replaced by
a three-story structure, running continuously along the east property line from the north wall of
the historic studio to the rear (north) property line. The structure would be attached to the rear
(east) wall of all four cottages and would contain separate living spaces for each cottage.
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* Three of the cottages would also be raised approximately 6-12 inches in order to accommodate
new concrete foundations and to lift the buildings slightly above grade.

=  The currently sloped grade between Cottages A and B and Cottages C and D would be lowered
and flattened to match grade at the front of the cottages. Also, gates and a privacy wall would be
added in the spaces between the cottages.

= Several new window openings would be created at the side elevations of each cottage, and
several non-historic windows/doors would be replaced within the historic openings.

* The roof of the Studio would be raised approximately 14.5 inches to accommodate a new stair
where the Studio wall meets the roof of Cottage A. Both the historic slope of the Studio roof and
the historic window would be retained.

= The site would be excavated beneath the cottages to create a sub-grade, single-level, eight-car
garage, which would be accessed from a car lift located at the south property line. The garage
would require a curb cut but would not require the removal of any street trees.

= The historic landscaping and grape-stake fence, which were both contributory features of the site
that have since been removed, would be recreated based upon archival and photographic
evidence.

* Finally, the project would include historic documentation of the site and construction monitoring
by a qualified historic preservation engineer or architect. The existing historic buildings would
be documented through either laser scanning or HABS Level II documentation prior to the
issuance of building permits to guarantee accurate reconstruction of any historic buildings
damaged during construction.

WHEREAS, the Project was determined by the Department to be categorically exempt from
environmental review. The Historic Preservation Commission (hereinafter “Commission”) has reviewed
and concurs with said determination.

WHEREAS, on January 20, 2010, the Commission conducted a duly noticed public hearing on the current
project, Case No. 2009.0412A (“Project”) for its appropriateness.

WHEREAS, in reviewing the Application, the Commission has had available for its review and
consideration case reports, plans, and other materials pertaining to the Project contained in the
Department's case files, has reviewed and heard testimony and received materials from interested parties
during the public hearing on the Project.

MOVED, that the Commission hereby grants the Certificate of Appropriateness, in conformance with the
architectural plans dated received January 13, 2010 and labeled Exhibit B on file in the docket for Case
No. 2009.0412A based on the following findings:
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FINDINGS

Having reviewed all the materials identified in the recitals above and having heard oral testimony and

arguments, this Commission finds, concludes, and determines as follows:

1. The above recitals are accurate and also constitute findings of the Commission.

2. Findings pursuant to Article 10:

The Historical Preservation Commission has determined that the proposed work is compatible

with the character of the landmark as described in the designation report dated June 14, 2001.

SAN FRANCISCO

The proposed project would retain the residential uses of the historic cottages while reducing
the number of units from ten to four, which would bring the buildings more closely into
conformance with the prescribed density for the property as well as the historic density at
the time that the cottages were constructed in 1907 (four units). While this project would
cause a reduction in the number of units associated with the second period of significance
(1930s-1972), neither the interior layouts nor the specific residential uses are character-
defining features of the property and, therefore, changes to these aspects of the buildings
would not negatively impact the site.

The proposed location of the addition would utilize space on the site that does not currently
contribute to the historic character of the landmark and that would require minimal removal
of historic materials. Where the addition meets the rear walls of the cottages, the historic
openings would be retained and used to access the new spaces.

The proposed scale of the addition would be compatible with the existing scale of the site
and setting. The addition would rise to approximately the same height as the existing
retaining wall at the east property line, which currently acts as a backdrop for the historic
cottages. It appears that the simple rectangular form and minimally detailed fagade of the
addition would likewise serve as a backdrop to the cottages. This spatial relationship would
allow the addition to recede as a subordinate element of the site.

The design of the addition would be sufficiently differentiated from the historic buildings
through the use of contemporary architectural details while maintaining a compatible
appearance through the use of elements such as horizontal wood cladding and framed
window openings.

The proposed changes in height (approximately 6-12 inches at the cottages and 15 inches at
the Studio) and grade between the buildings would have a minimal visual and material
impact to the primary facades of the buildings and the improved flashing details would
increase the longevity of the historic materials.

The proposed excavation of the site to provide for the below-grade garage would have
minimal visual impact to the site upon its completion. The changes to the historic
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landscaping and brick stairs at the location of the car lift would be in keeping with the
character of the site and would not detract from the setting.

Historic features dating from the periods of significance (cladding, windows, doors, paving,
etc.) would be retained in situ wherever possible and severely deteriorated materials would
be replaced with features matching the original in terms of design, details, material
composition, color, and finish. A conditions survey of the buildings has been conducted to
inform the decisions regarding retention and repair or replacement of deteriorated elements
and the buildings would be fully documented prior to construction ensure the accurate
reconstruction of any elements damaged during renovation of the property. The work would
also be monitored by a qualified historic architect or engineer to ensure compliance with
historic preservation standards.

The proposed project would not add any conjectural historical features or features that add a
false sense of historical development. The design of the new addition and other new features
such as windows and cladding would be clearly distinguished as contemporary features of
the site.

The project would retain distinctive materials and finishes from the period of significance,
including the wood siding and wood-frame structure. The project would also salvage and
reuse materials taken from the existing rear additions in keeping with the tradition of Marian
Hartwell who used salvaged materials in the alterations she made to the cottages.

If the proposed additions were removed in the future, the essential form and integrity of the
site would remain intact.

The proposed project meets the following Secretary of the Interior's Standards for
Rehabilitation:

Standard 1.
A property shall be used for its historic purpose or be placed in a new use that requires minimal
change to the defining characteristics of the building and its site and environment.

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

Standard 3.

Each property will be recognized as a physical record of its time, place, and use. Changes that create a
false sense of historical development, such as adding conjectural features or elements from other
historic properties, will not be undertaken.

Standard 4.
Changes to a property that have acquired historic significance in their own right will be retained and
preserved.
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Standard 5.
Distinctive features, finishes, and construction techniques or examples of craftsmanship that
characterize a property shall be preserved.

Standard 6.

Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color,
texture, and, where possible, materials. Replacement of missing features will be substantiated by
documentary and physical evidence.

Standard 7.
Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Standard 9.

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work will be differentiated
from the old and will be compatible with the historic materials, features, size, scale and proportion, and
massing to protect the integrity of the property and its environment.

Standard 10.

New additions and adjacent or related new construction shall be undertaken in such a manner that if
removed in the future, the essential form and integrity of the historic property and its environment
would be unimpaired.

3. General Plan Compliance. The proposed Certificate of Appropriateness is, on balance,

consistent with the following Objectives and Policies of the General Plan:

I. URBAN DESIGN ELEMENT

THE URBAN DESIGN ELEMENT CONCERNS THE PHYSICAL CHARACTER AND ORDER
OF THE CITY, AND THE RELATIONSHIP BETWEEN PEOPLE AND THEIR ENVIRONMENT.

GOALS
The Urban Design Element is concerned both with development and with preservation. It is a concerted

effort to recognize the positive attributes of the city, to enhance and conserve those attributes, and to
improve the living environment where it is less than satisfactory. The Plan is a definition of quality, a
definition based upon human needs.

OBJECTIVE 1
EMPHASIS OF THE CHARACTERISTIC PATTERN WHICH GIVES TO THE CITY AND ITS
NEIGHBORHOODS AN IMAGE, A SENSE OF PURPOSE, AND A MEANS OF ORIENTATION.

SAN FRANCISCO
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POLICY 1.3
Recognize that buildings, when seen together, produce a total effect that characterizes the city and its
districts.
OBJECTIVE 2

CONSERVATION OF RESOURCES WHICH PROVIDE A SENSE OF NATURE, CONTINUITY
WITH THE PAST, AND FREEDOM FROM OVERCROWDING.

POLICY 2.4
Preserve notable landmarks and areas of historic, architectural or aesthetic value, and promote the
preservation of other buildings and features that provide continuity with past development.

POLICY 2.5
Use care in remodeling of older buildings, in order to enhance rather than weaken the original character of
such buildings.

POLICY 2.7
Recognize and protect outstanding and unique areas that contribute in an extraordinary degree to San
Francisco’s visual form and character.

The goal of a Certificate of Appropriateness is to provide additional oversight for buildings and districts
that are architecturally or culturally significant to the City in order to protect the qualities that are
associated with that significance.

The proposed project qualifies for a Certificate of Appropriateness and therefore furthers these policies and
objectives by maintaining and preserving the character-defining features of the 1338 Filbert Street
Cottages for the future enjoyment and education of San Francisco residents and visitors.

4. The proposed project is generally consistent with the eight General Plan priority policies set forth
in Section 101.1 in that:

A) The existing neighborhood-serving retail uses will be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses will be
enhanced:

The proposed project is for the restoration of a residential property and will not have any impact on
neighborhood serving retail uses.

B) The existing housing and neighborhood character will be conserved and protected in order
to preserve the cultural and economic diversity of our neighborhoods:

The proposed project will strengthen neighborhood character by respecting the character-defining
features of the landmark in conformance with the Secretary of the Interior’s Standards.
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O

D)

E)

F)

G)

H)

The City’s supply of affordable housing will be preserved and enhanced:

The project will not reduce the affordable housing supply as the existing ten units at the property are
uninhabitable.

The commuter traffic will not impede MUNI transit service or overburden our streets or
neighborhood parking:

The proposed project will not result in commuter traffic impeding MUNI transit service or
overburdening the streets or neighborhood parking. It will provide sufficient off-street parking for the
proposed units.

A diverse economic base will be maintained by protecting our industrial and service sectors
from displacement due to commercial office development. And future opportunities for
resident employment and ownership in these sectors will be enhanced:

The proposed will not have any impact on industrial and service sector jobs.

The City will achieve the greatest possible preparedness to protect against injury and loss of
life in an earthquake.

Preparedness against injury and loss of life in an earthquake is improved by the proposed work. The
work will eliminate unsafe conditions at the site and all construction will be executed in compliance
with all applicable construction and safety measures.

That landmark and historic buildings will be preserved:

The proposed project is in conformance with Article 10 of the Planning Code and the Secretary of the
Interior’s Standards.

Parks and open space and their access to sunlight and vistas will be protected from
development:

The proposed project will not impact the access to sunlight or vistas for the parks and open space.

5. For these reasons, the proposal overall, is appropriate for and consistent with the purposes of

Article 10, meets the standards of Article 10, and the Secretary of Interior’s Standards for

Rehabilitation, General Plan and Prop M findings of the Planning Code.
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DECISION

That based upon the Record, the submissions by the Applicant, the staff of the Department and other
interested parties, the oral testimony presented to this Commission at the public hearings, and all other
written materials submitted by all parties, the Commission hereby GRANTS Certificate of
Appropriateness No. 2009.0412A attached hereto as “EXHIBIT A” which is incorporated herein by
reference as though fully set forth.

APPEAL AND EFFECTIVE DATE OF MOTION: APPEAL: Any aggrieved person may appeal this
Motion to the Board of Appeals within fifteen (15) days after the date of this Motion No. XXXXX. The

effective date of this Motion shall be the date of this Motion. For further information, please contact
the Board of Appeals in person at 1650 Mission Street, (Room 304) or call 575-6880.

I'hereby certify that the Historical Preservation Commission ADOPTED the foregoing Motion on January
6, 2010.

Linda D. Avery
Commission Secretary

AYES:
NAYS:
ABSENT:

ADOPTED: January 20, 2010
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EXHIBIT A

Certificate of Appropriateness

Case No: 2009.0412A

Assessor’s Block: Lot: 0524/031-034

Address of Property: 1338 Filbert Street

Date Application Filed: August 25, 2009

Historic Landmark: No. 232: 1338 Filbert Street Cottages

Description of Work Proposed:

The proposed work is to rehabilitate and expand the five existing structures (referred to as Cottages A, B,
C, and D and the Studio) located on the subject property located on lots 031-034 in Assessor’s Block 0524
for use as four single-family residences. The work includes construction of a single continuous structure
in the space located to the east of the cottages (the rear of the cottages) and to the north of the Studio;
installation of a below-grade garage; and, restoration of the contributing features of the cottages, studio,

and landscape. In total, the project would add approximately 5,895.6 square feet to the existing 5,590.3-

square-foot building complex for a total 11,485.9 square feet of residential building space.

At all cottages, the existing rear (non-contributing) additions would be removed and replaced by
a three-story structure, running continuously along the east property line from the north wall of
the historic studio to the rear (north) property line. The structure would be attached to the rear
(east) wall of all four cottages and would contain separate living spaces for each cottage.

Three of the cottages would also be raised approximately 6-12 inches in order to accommodate
new concrete foundations and to lift the buildings slightly above grade.

The currently sloped grade between Cottages A and B and Cottages C and D would be lowered
and flattened to match grade at the front of the cottages. Also, gates and a privacy wall would be
added in the spaces between the cottages.

Several new window openings would be created at the side elevations of each cottage, and
several non-historic windows/doors would be replaced within the historic openings.

The roof of the Studio would be raised approximately 14.5 inches to accommodate a new stair
where the Studio wall meets the roof of Cottage A. Both the historic slope of the Studio roof and
the historic window would be retained.

The site would be excavated beneath the cottages to create a sub-grade, single-level, eight-car
garage, which would be accessed from a car lift located at the south property line. The garage
would require a curb cut but would not require the removal of any street trees.

SAN FRANCISCO 9
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* The historic landscaping and grape-stake fence, which were both contributory features of the site
that have since been removed, would be recreated based upon archival and photographic
evidence.

= Finally, the project would include historic documentation of the site and construction monitoring
by a qualified historic preservation engineer or architect. The existing historic buildings would
be documented through either laser scanning or HABS Level II documentation prior to the
issuance of building permits to guarantee accurate reconstruction of any historic buildings
damaged during construction.

Final Action by the Historic Preservation Commission on January 20, 2010:

The Commission has reviewed the proposed work and has determined that the work would not have a
significant impact upon and would not be potentially detrimental to the landmark site. A motion to
APPROVE WITH CONDITIONS the work was passed X-X by the Historic Preservation Commission in
conformance with the drawings stamped Exhibit B, on file in the docket for Case No. 2009.0412A, based
upon the following findings:

Condition:
* That the wall of the addition be set back approximately 1-2 feet from the rear corner of each
cottage for the full height of the addition and full width of the “alley”.

Findings of the Historic Preservation Commission:

* The proposed project would retain the residential uses of the historic cottages while reducing the
number of units from ten to four, which would bring the buildings more closely into
conformance with the prescribed density for the property as well as the historic density at the
time that the cottages were constructed in 1907 (four units). While this project would cause a
reduction in the number of units associated with the second period of significance (1930s-1972),
neither the interior layouts nor the specific residential uses are character-defining features of the
property and, therefore, changes to these aspects of the buildings would not negatively impact
the site.

* The proposed location of the addition would utilize space on the site that does not currently
contribute to the historic character of the landmark and that would require minimal removal of
historic materials. Where the addition meets the rear walls of the cottages, the historic openings
would be retained and used to access the new spaces.

* The proposed scale of the addition would be compatible with the existing scale of the site and
setting. The addition would rise to approximately the same height as the existing retaining wall
at the east property line, which currently acts as a backdrop for the historic cottages. It appears
that the simple rectangular form and minimally detailed facade of the addition would likewise
serve as a backdrop to the cottages. This spatial relationship would allow the addition to recede
as a subordinate element of the site.

* The design of the addition would be sufficiently differentiated from the historic buildings
through the use of contemporary architectural details while maintaining a compatible
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appearance through the use of elements such as horizontal wood cladding and framed window
openings.

= The proposed changes in height (approximately 6-12 inches at the cottages and 15 inches at the
Studio) and grade between the buildings would have a minimal visual and material impact to
the primary facades of the buildings and the improved flashing details would increase the
longevity of the historic materials.

= The proposed excavation of the site to provide for the below-grade garage would have minimal
visual impact to the site upon its completion. The changes to the historic landscaping and brick
stairs at the location of the car lift would be in keeping with the character of the site and would
not detract from the setting.

= Historic features dating from the periods of significance (cladding, windows, doors, paving, etc.)
would be retained in situ wherever possible and severely deteriorated materials would be
replaced with features matching the original in terms of design, details, material composition,
color, and finish. A conditions survey of the buildings has been conducted to inform the
decisions regarding retention and repair or replacement of deteriorated elements and the
buildings would be fully documented prior to construction ensure the accurate reconstruction of
any elements damaged during renovation of the property. The work would also be monitored by
a qualified historic architect or engineer to ensure compliance with historic preservation
standards.

= The proposed project would not add any conjectural historical features or features that add a
false sense of historical development. The design of the new addition and other new features
such as windows and cladding would be clearly distinguished as contemporary features of the
site.

= The project would retain distinctive materials and finishes from the period of significance,
including the wood siding and wood-frame structure. The project would also salvage and reuse
materials taken from the existing rear additions in keeping with the tradition of Marian Hartwell
who used salvaged materials in the alterations she made to the cottages.

= If the proposed additions were removed in the future, the essential form and integrity of the site
would remain intact.

=  The proposed project meets the following Secretary of the Interior’s Standards for Rehabilitation:

Standard 1.
A property shall be used for its historic purpose or be placed in a new use that requires minimal change to
the defining characteristics of the building and its site and environment.

Standard 2.
The historic character of a property shall be retained and preserved. The removal of historic materials or
alteration of features and spaces that characterize a property shall be avoided.
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Standard 3.

Each property will be recognized as a physical record of its time, place, and use. Changes that create a false
sense of historical development, such as adding conjectural features or elements from other historic
properties, will not be undertaken.

Standard 4.
Changes to a property that have acquired historic significance in their own right will be retained and
preserved.

Standard 5.
Distinctive features, finishes, and construction techniques or examples of craftsmanship that characterize a
property shall be preserved.

Standard 6.

Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture,
and, where possible, materials. Replacement of missing features will be substantiated by documentary and
physical evidence.

Standard 7.
Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Standard 9.

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work will be differentiated from
the old and will be compatible with the historic materials, features, size, scale and proportion, and massing
to protect the integrity of the property and its environment.

Standard 10.
New additions and adjacent or related new construction shall be undertaken in such a manner that if
removed in the future, the essential form and integrity of the historic property and its environment would
be unimpaired.

For these reasons, the proposal overall, is appropriate for and consistent with the purposes of Article 10,
meets the standards of Article 10, and the Secretary of Interior’s Standards for Rehabilitation, the General
Plan and Prop M Findings of the Planning Code.

Duration of this Certificate of Appropriateness: This Certificate of Appropriateness is issued pursuant
to Article 10 of the Planning Code and is valid for a period of three (3) years from the effective date of
approval by the Historic Preservation Commission. Implementation of this Certificate of Appropriateness
is accomplished by completion of construction work (verified through a job card signed by a District
Building Inspector) after issuance of an appropriate Building Permit.
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APPEAL: Any aggrieved person may appeal the action on this Certificate of Appropriateness by appeal
of the issuance of the Building Permit required to implement the proposed work. Contact the Board of
Appeals (575-6880) for instructions on filing a permit appeal.

THIS IS NOT A PERMIT TO COMMENCE ANY WORK OR CHANGE OF OCCUPANCY UNLESS
NO BUILDING PERMIT IS REQUIRED. PERMITS FROM THE DEPARTMENT OF BUILDING
INSPECTION (and any other appropriate agencies) MUST BE SECURED BEFORE WORK IS
STARTED OR OCCUPANCY IS CHANGED.

SAN FRANCISCO 13
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GENERAL NOTES

1. These drawmgs are submitted to the Planning Department for planning approvals and

hat minor to these drawings will be required over
he normal course of the project in order to accommodate such issues as: existing site
conditions, infrastructure requirements, and Building Department requirements.

2. For additional documentation on this project, please see: Geotechnical Investigation, dated
May 9, 2009, by Rollo and Ridley, and Historic Resource Evaluation, dated July 22, 2009, by
Page + Turnbull.

3. The design for this project is unique and is used with permission from the Architect to the
Owner solely for this project. These design documents may not be reproduced without the
expressed consent of the Architect.

4. Written dimensions take precedence. Do not scale drawings.
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PROJECT ADDRESS + APN

ZONING DISTRICT RH2 (One or two family dwelling) (SFPC 209.1)

NO OF UNITS (Proposed) 4UNITS

DENSITY (Allawsdg 2 UNITS, UP TO ONE UNIT PER 1500 SF OF LOT WITH C.U.P.

LOT AREA 8,593 SQ.FT.

FRONT YARD (As Allowed) AVERAGE OF ADJACENT BUILDINGS @ FILBERT LOT LINE.

REAR YARD (Required) 45% LOT DEPTH, OR AVERAGE IF AVG'D LAST 10' LTD TO
30" HT. (SFPC 134)

REAR YARD (Proposed) 0% LOT DEPTH, PER LOCATION OF EXISTING COTTAGES

HEIGHT + BULK DISTRICT

(VARIANCE REQUIRED)
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. 3 . T
(As Allowed, Except @ Reer Yard) PROPERTY LINE THEN 45° ANGLE UNTIL 40° (SFPC 261.c.1)

PARKING (Proposed)
PARKING (Required)

OPEN SPACE (Required)

MEASURE FROM WHERE THE BUILDINGS STEPS RELATIVE
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125 SF/ UNIT x 4 UNITS =500 SF (SFPC 135)

BUILDING AREA CALCULATIONS:

ADDRESS:
APN No.

1338 FILBERT STREET, SAN FRANCISCO, CA 94109
BLOCK: 0524 LOT: 31-34

BUILDING DEPARTMENT INFO

COTTAGES & ADDITION:
OCCUPANCY R-3 (3 separate structures over podium)
CONSTRUCTION TYPE TYPE VB WITH 1-HR SEPARATION+ 2-HR ROOF (Addition)

BUILDING DESIGNATION

TYPE VB + CLASS A ROOF (Cottages)

UNITS A + D TO BE SINGLE FAMILY DWELLINGS
UNITS B + CTO BE A DUPLEX

SPRINKLERS YES (13D SYSTEM)

GARAGE:

OCCUPANCY $-2(CBC311.3)
CONSTRUCTION TYPE TYPEIAWITH 3-HR ROOF
BUILDING DESIGNATION ENCLOSED PARKING GARAGE
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UNIT C UNITB UNITA | TOTAL | (E) AREA
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z

ET INCREASE|

IN UNCONDITIONED SF (GARAGE) | 5455.0

TOTAL LOT AREA:

8,593.8

IGARDEN OPEN SPACE TO REMAIN:|3,170.0

% OPEN AREA

36.9 %

APPLICABLE BUILDING CODES

2007 SAN FRANCISCO BLDG CUDE BASED ON
CALIFORNIA BUILDING COD!I

2007 CALIFORNIA PLUMB\NG CODE (UPC)
2007 CALIFORNIA MECHANICAL CODE(UMC]
2007 CALIFORNIA ELECTRIC CODE (CEC)

2007 TITLE 24 ENERGY STANDARDS
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(E) NON-HISTORICALLY
/ CONTRIBUTING
. ADDITIONS TO BE

DEMOLISHED

F==

FAETTO

(E) NON-HISTORICALLY
CONTRIBUTING

i ADDITIONS TO BE
DEMOLISHED

e

-
REMOVE + RE-FRAME |
JOISTS FOR (N) STAIR |

OPN'G .

(E) HISTORIC STUBlU -
EXTERIOR SHELLTO
REMAIN

(E) ROOF FRAMING AND
SHEATHING TO
REMAIN

i

-

(E) HISTORIC COTTAGE -
EXTERIOR SHELLTO
REMAIN

2

ROOF & MAIN LEVEL

STUDIO FLOOR & ROOF PLAI‘\\

DBL. 2X4 HIP

L~ MEMBERS, V.IF.

1X6 SKIP SHEATHING,
L TYRVIE

2X4 CEILING JOISTS

EXISTIN

G LEVEL2

1/8'=1-0"

I !

1 (E) NON-H{STORICALL
CONTRIBUTING ADDIT|ONS

TO BEDEMOLISHED

REMOVE (E)
SLAB-ON-GRADE,
TYP.

(E) STEPPED BRICK RETAINING WALL; —-—\
REMOVE & RECONSTRUCT

REMOVE (E)
RETAINING WALL

REMOVE (E) 1'-6"
RETAINING WALL

T
L —_——n———— J \;
|
| (E) HISTORIC COTTAGE -

\ EXTERIOR SHELLTO
REMAIN

INFORMATION SEE
SHEET A0.9

EXISTING LEVEL 1

18°=1-0"

@2 0.C[TYP. 2X4 RODF RAFTERS
@az"}f L TYP.
1X4 RIDGE BOARD, TYP.
COTTAGE ROOF PLAN
% ‘ 34°X 3 SUBFLOOR
2X6 FLOOR JOISTS @
16" 0.C.TYP. L
‘ 4X12 WRAPPED BEAM
COTTAGE LEVEL 2 PLAN
CRAWLSPACE

4X4 WRAPPED COLUMN

.| f———— 2'X4" (ACTUAL) WALL
FRAMING, @ 16" ?0.C.,

CONC. SLAB ON GRADE

COTTAGE LEVEL 1 PLAN

TYPICAL (E) FRAMING

1/8'=

1X5 HORIZ. SHEATHING,
TYP.

71/4" X 26" BUILT-UP
BEAM

|| —— 8X8COLUMN

LINE OF DROPPED
SOFFIT

CONC. SLAB ON GRADE

NOTES:

1. CONSULT PRESERVATION ARCHITECT PRIOR TO
COMMENCING ANY WORK.

2. ALL CEILING DIMENSIONS ARE FINISH TO FINISH EXCEPT FOR
COTTAGEA. COTTAGE A DIMENSIONS ARE F.F. T0 B.0. JOIST.

3.FOR EXTERIOR DOOR + WINDOW INFORMATION SEE UNIT
ELEVATIONS.

4. ALL EXISTING HISTORIC MATERIAL TO REMAIN SHALL BE
PRESERVED IN PLACE, OR REPLACED IN KIND IF DRYROT OR
SIGNIFICANT DETERIORATION IS IDENTIFIED DURING
CONSTRUCTION.

LEGEND:

3 EXISTING WALLS TO REMAIN

EXISTING WALLS TO BE DEMOLISHED

BUTTRICK WONG Architects

1144 65th Street Unit E Emeryville, CA 94608 P/ 510 594.8700
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ROOF BETWEEN COTTAGE A + STUDIO

COTTAGEB

DOOR SILL COTTAGE A

NON-CONTRIBUTING ADDTIONS @ COTTAGES B, C + D

COTTAGE C

HISTORIC (NON LONGER EXISTING) GATE

VIEW FROM STREET

LOOKING EAST TOWARDS LARKIN ST NEIGHBORS

\

VIEW FROM INSIDE GATE
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COTTAGEA

COTTAGE B
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COTTAGE C

South

East

COTTAGE D

South

East
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11210 HPC submittal
HPC ARC submittal

| FILBERT STREET COTTAGES | ARIAL VIEW = e
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+6 172 +141/2')

NET CHANGE IN
ROOF ELEVATION

< OUTLINE OF EAST "
E-LU; Z‘;{;‘;‘;ET R § RETAINING WALL BEYOND NOTES:
@ 1.FLOOR TO FLOOR MEASUREMENTS AS TAKEN BY BWA ON
T.0. ROOF o ) ] 1.26.09. MEASUREMENTS ARE AVERAGES, AND VARY BY +/-
L1808 — ONE INCH.
2. ROOF HEIGHTS ARE ASSUMED AND HAVE NOT BEEN FIELD
RAISE ROOF @ VERIFIED.
sTupio 3. FOR MORE INFORMATION SEE SECTIONS A3.1
LEVEL3FF. . .
$ EL +200.04' —
z 3 SRR B - HOW BLDG HEIGHT ADJUSTMENTS ARE DETERMINED:
= Z ELEVATION = I FéT-7 !,%%REQSSES N FILBERT STREET
E E 5] = @ K3 1. FLOOR TO FLOOR AND OVERALL HEIGHTS OF ALL 4 EXISTING
= = E] % COTTAGES ARE MAINTAINED.
2 = S
LEVEL 2FF. —= © 8 9T 2. EXISTING GRADE @ COTTAGE A IS THE DATUM WORKPOINT.
VARIES _ = — = et — THIS ASSUMES THAT BRICK PAVING WILL BE RETAINED IN
& e e e e e e e e e e e A e i) e =7 TUDI PLACE
& & & M 3.COTTAGES A, B + C ARE RAISED 6 1/2' ABOVE GRADE. GRADE
S & AT COTTAGE D IS LOWERED 6 1/2".
D,
o X\“} q},“q’§@ 4. THE NEW GARAGE CEILING LEVEL IS DETERMINED BY A 10°
ADDITION BEYOND N & SLAB THICKNESS, PLUS ADDITIONAL DEPTH REQUIRED FOR
$ LEVEL T FF.@AB,C . . PAVING AND DRAINAGE.
18841 5. LEVEL 1 OF THE ADDITION IS DETERMINED BY ADDING A 3"
& TOPPING SLAB ABOVE THE 10° GARAGE SLAB.
o 6. LEVEL 2 OF THE ADDITION VARIES FROM COTTAGE TO
& COTTAGE AND IS DETERMINED BY THE INDIVIDUAL LEVEL 2 AT
EACH COTTAGE.
Efm]\guEﬁ B B R T T St T e B 7. THE STUDIO FLOOR IS RAISED SLIGHTLY TO ALIGN WITH
- +180. LEVEL 2 OF COTTAGE A. THE STUDIO ROOF IS RAISED TO
@ @ ACCOMODATE NEW FLASHING AT THE CLERESTORY
WINDOWS.
NET CHANGE IN [ i
GRADE ELEVATION
PROPOSED ADDITION BEYOND
PROPOSED SCHEMATIC SECTION - LOOKING EAST s -1
OUTLINE OF EAST RETAINING
WALL BEYOND
=
. . &
© ES I .
2 - 9 S|s ® ol & FILBERT STREET
g = g = °
]
3 “ @
S| . . i
i o /& =3 2 £ =
o S <l
¥ EEIYS I C :
S bl DA S O >
28 s
EXISTING SCHEMATIC SECTION - LOOKING EAST 1z-1-0
12.9.09 Planning submittal #3

| FILBERT STREET COTTAGES | PROPOSED CHANGES TO o
Egl;[ﬁ:ﬂ?!few\vﬁl\!g mnﬁ/ﬁ;?slgulte cts 1338 FILBERT STREET, SAN FRANCISCO, CA 94109 Ro 0 F H E I G HTS + G R AD E s :;8029 Planning submittal Ao . 7

Neighbor review
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EXISTING WEST ELEVATION

1/8°=1-0"

NOTES:

1.FOR ADDITIONAL INFORMATION SEE ELEVATIONS A3.2
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B

VIEW OF STUDIO STAIR

C

VIEW OF MEWS LOOKING NORTH

E s

VIEW OF MEWS IN FRONT OF COTTAGE D

NOTES

FOR ADDITIONAL INFORMATION SEE SITE PLAN A1.1

LEGEND

EXISTING BRICK PAVING TO REMAIN
EXISTING BRICK PAVING TO BE REMOVED
EXISTING BRICK PAVING TO BE RE-INSTALLED

| —

| —

—/

——3 NEWBRICK PAVING TO BE ADDED
> PHOTO + DIRECTION OF VIEW

REMOVE FOR EXCAVATION

——— REMOVE FOR SITE ACCESS

—— (E) CONCRETE STAIR T0 BE

REMOVED AND REBUILT

BUTTRICK WONG Architects

1144 65th Street Unit E Emeryville, CA 94608 P/510594.8700

REMOVE FOR GRADE SOME RAISED BRICK @ L BRICK STEPS TO BE REMOVE FOR STUMP L REMOVE FOR REMOVE FOR UTILITY/SEWER
ADJUSTMENT PLANTER EDGE BROKEN REMOVED REMOVAL + REINSTALL, DRAIN/IRRIGATION ACCESS + REINSTALL
OR MISSING; REMOV! TYP. INSTALLATION +
+RE-INSTALL, TYP. REINSTALL, TYP.
BRICK PAVING REMOVAL PLAN  wg-10
I
I
I
I
I
I
|
|
|
|
I
I
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I
T T T
| N Bl BN A
| | N , | [N il
I I N 4 | | \\ |
| | AN ./ | | N |
I I N 7z I I N I
| | AN e | | AN |
I I N 7’ I I N I
| | N 4 | ! N I |
| I AN . I | N L
+ + N7 I I N oz
+ + Y ! ! T BRICK PAVING TO BE
+ - | ! ! 1 RE-INSTALLED
, | | | ! 1
| | | ! =
| | | "
| | ! | ! I
| |
i w Pl !
+ ! | | ! '
+ A | | PN
t RN | I N
+ s N | |
U T 7z N I I 7z I
t + e AN | | .7
T T 7’ N | I 4
i t e N I ! i
| I I
} i N 1|7 ’ N
N/ 2 I o [ P N N
(N) BRICK PAVING @ UTILITY
METERS
N
2 EXTEND (N) BRICK PAVING TO EXTEND (N) BRICK PAVING TO RE-INSTALL BRICK PAVING
(N) GATE, TYP. MEET (N) CONCRETE STAIR WHERE REMOVED FOR ACCESS,
TYP.
BRICK PAVING RESTORATION PLAN 1= 10
e —
[ 8 16'
12909 Planning submittal #3
9.9.09 Planning submittal #2
FILBERT STREET COTTAGES BRICK PAVING o e
6509 Heritage submittal ™
1338 FILBERT STREET, SAN FRANCISCO, CA 94109 5.18.09 Planning submittal
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& & HVAC VENT, TYP.
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S ’} (E) 20° HIGH TREE W/ 11
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GARAGE LEVEL LEGEND
18 =1-0" — p—
0 2 & 8 16"
=] w
w
— NEw w
@ HISTORIC WINDOW/DOOR
®  EXISTING, NON-HISTORIC WINDOW/DOOR
@®  NEWWINDOW/DOOR
- DRAINFROMABOVE
—#}7 WASTE LINE FROM ABOVE

12.9.09 Planning submittal #3
9909  Planning submittal #2
FILBERT STREET COTTAGES || GARAGE PLAN oo A2.0
EEEEEEEEEEEEEEEEE , SAN FRANCISCO, CA 94109 5.18.09 Pl bmittal n
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i 110-0'

1/A3.1

/T OPENING ABOVE
i
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3/A3.1

273 L ‘

UPEIJING ABOVE

31734

SKYLIGHT ABOVE

K
20'-9'x 14'-2"

SKYLIGHT ABOV‘E
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24-101/2°
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LEVEL 2 4@
18'=1-0
0 2 % 8 16

4/A3.1

LEGEND

=== EXISTING WALLS T0O REMAIN

NEW CONCRETE WALLS

C—  NEW 2X4 OR 2X6 WALLS

HISTORIC WINDOW/DOOR

EXISTING, NON-HISTORIC WINDOW/DOOR
NEW WINDOW/DOOR

DRAIN FROM ABOVE

440 0 0

WASTE LINE FROM ABOVE
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HISTORIC LANDSCAPE PALETTE PROPOSED LANDSCAPE PALETTE

Prunus cerasifera var “Atropurpurea’”,
Purple cherry plum

a alt. |/

Cerces canadensis,
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a2 Plum trees
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Flowering Shrubs

fUnderstory] HISTORIC KEY PLAN*
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in the Report. > L
* SOURCE : LANDMARK DESIGNATION REPORT, JULY fﬁ’f & \

21, 2001. CASE NO.: 2001.0232L

NOTE REGARDING RECOMMENDED ALTERNATE TREE SPECIES

SPECIES RECOMMENDED AS ALTERNATES TO THOSE LISTED IN THE CULTURAL LANDSCAPE REPORT
ARE SELECTED TO SHARE VALUES AND CHARACTERISTICS [E.G., COLOR, TEXTURE, PATTERN, FORM]
OF THOSE IN THE REPORT AND DO NOT AMOUNT TO0 A SIGNIFICANT IMPACT ON THE CULTURAL
RESOURCE. THESE RECOMMENDED SPECIES ARE SELECTED BASED ON THEIR HORTICULTURAL VALUES
RELATING 170 SUITABILITY TO SAN FRANCISCO'S CLIMATE AND URBAN ENVIRONMENT, AND THEIR
DISEASE RESISTANCE.
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