
 

 
DATE:    July 1, 2010 

TO:    Historic Preservation Commission  

FROM:    Shelley Caltagirone, Preservation Staff, tel. (415) 558‐6625 

REVIEWED BY:  Tim Frye, Acting Preservation Coordinator 

RE:  1268 Lombard Street 
      Case No. 2009.1029E 

 
The  attached materials were  submitted  to  the  Planning  Department  (Department)  by  the  Project 
Sponsor,  Kerman  Morris  Architects,  for  review  and  comment  by  the  Historic  Preservation 
Commission  (HPC).  The  Project  is  currently  undergoing  environmental  review  per  the California 
Environmental  Quality  Act  (CEQA)  by  the  Department  (Case  No.  2009.1029E).  The  Project  was 
reviewed  by  the  Architectural  Review  Committee  (ARC)  on  May  19,  2010.    In  addition  to  the 
committee’s comments on the Project design (attached), the committee also requested that the Project 
be reviewed by the full HPC. 

BACKGROUND 

An  emergency  demolition  permit was  issued  on March  13,  2009  by  the  Department  of  Building 
Inspection to demolish the Victorian‐era, two‐unit, two‐story cottage  located at the subject property. 
The cottage was listed on the Here Today survey (p. 279) and was considered to be a historic resource 
per the Department’s CEQA review procedures. 

The West Slope  of Russian Hill historic  context and  resource  inventory prepared by William Kostura 
was adopted by the HPC in October 2009. Please contact Shelley Caltagirone at 558‐6625 if you would 
like a copy of this report.  

PROPERTY DESCRIPTION 

The subject property (1268 Lombard Street, Assessor’s Block 0500, Lot 015) is a 34’ x 137.5’ vacant lot 
located on the north side of Lombard Street between Polk and Larkin Streets. The site is zoned RH‐3 
(Residential, House District, Three‐Family) and is in as 40‐X Height and Bulk District.  

PROJECT DESCRIPTION 

The proposed project involves construction of a new 4‐unit, 5‐story residential building. The building 
would measure approximately 40’ tall and 96’ deep. Please refer to the attachments for details. 

STAFF ANALYSIS 

Staff  has  not  completed  a  review  of  the Project. The Project  is  analyzed  in  the  attached  report  by 
architectural historian William Kostura, dated November 2, 2009.  In brief, Kostura determined  that 
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the subject property  is not part of a potential historic district, but  that  it contributes  the setting of a 
potential  district  located  across  the  street  and  to  the  east  of  the  property.  Kostura  analyzed  the 
Project’s effect on the district’s setting and found that it would have no adverse impact. 

REQUESTED ACTION 

The Department is seeking comments from the HPC on the Project prior to issuing a Historic Resource 
Evaluation  Response Memo  (HRER).  Although  not  required  by  the  Department’s  CEQA  review 
procedures, this Review and Comment hearing has been requested by the Department because of the 
strong  interest  shown by  the HPC  in  the  emergency demolition  that  took place  at  the property  in 
March 2009. Specifically, the Department seeks comments on the compatibility of the proposed design 
with  the  potential  historic  district  as  identified  in  the  Kostura  report.  Specifically,  staff  seeks 
comments on the follow design features: 

 Height and massing 
 Set‐backs 
 Façade features  
 Materials 
 Fenestration 
 Landscaping 

ATTACHMENTS 

 ARC Memo dated June 23, 2010 
 Study of  the Effect of  the Proposed New Building at 1268 Lombard Street on a Nearby Potential Historic 
District, prepared by William Kostura, dated November 2, 2009 

 Site Map 
 Architectural Drawings and Photographs 



 

 

 
DATE:  June 23, 2010 

TO:  Architectural Review Committee of the Historic Preservation 
Commission 

CC:      Historic Preservation Commission Members 

FROM:  Shelley Caltagirone, Preservation Planner, (415) 558‐6625 

RE:  Meeting Notes from the May 19th Hearing 
  1268 Lombard Street 
  Case No. 2009.1029E 
 

 
Below  is  a  summary prepared  by Planning Department Preservation  Staff  of  the Architectural 
Review Committee (ARC) comments on the proposed Project at 1268 Lombard Street. 

• The ARC would  like  the City  to develop new policies  to prevent property owners  from 
taking  financial advantage of demolitions by neglect.  Ideally  they would  like  to see  the 
proposed development at the subject property limited to the size of the original building 
at the site. 

• The ARC  recommended  that  an  arborist  report  should  be  provided  for  the  tree  to  be 
retained in the front setback area to ensure that the new building will provided sufficient 
space for its growth. The proposed front setback may need to be larger to accommodate 
the tree. 

• The ARC found that the proposed massing at the roof level appeared jumbled and would 
detract from the streetscape. 

• The ARC found that the proposed glass railing is not compatible with the streetscape. 

• The ARC found that the Project appears too big and bulky and that it appears too hard‐
edged and graceless. 
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Ths report is intended to examne what kid of effect, if any, a proposed new building at
1268 Lombard Street could have on a potential historic distrct that has been found to
exist across the street.

Background

It should fist be explaied that the author of ths report, William Kostua, accepted a
commssion from the Norteast San Francisco Conservancy in 2006-2008 to study
whether a historic distrct might exist in city block #501, bounded by Greenwich,
Lombard, Larki and Polk steets. I found that a historic distct did encompass nearly all
of ths block, and also included at least thee buildings to the nort, in block #500, at the

northwest comer of Lombard and Larkin streets. Contrbutors to the district included
Victorian-era cottges, shigled and classical houses and flats from 1898 to the early

1920s, and stucco-covered flats and aparents from the mid-to-Iate 1920s. Thee of 

the

latter group are steel-framed and reinorced concrete mid-rises. The range of 

residential

tyes is wide, but the buildings are unted by two factors: 1) They adhere to traditiona

architectual design values and, accordingly, employ historically-derived ornament; and
2) the overall quality of design is high. For these reasons, the wood-clad and stucco
buildings relate to each other well, contrbuting to the feeling that these buildings form a
coherent historic distrct. The Period of Signficance was found to be 1876-1928.

I also found that the potential historic distrct should probably be extended nortward to
include par or all of the nort side of Lombard between Larki and Polk, and pars of the
2600 block of Larkin Street, between Lombard and Chestnut. Due to budgeting
restraints, I have not documented these properties nor settled upon the final boundares of
the distrct.

Since I tued in my report, a Victorian-era cottage at 1268-1270 Lombard has been
demolished, and a replacement strctue is now proposed for the site. The City Plang
Deparent desires to know whether the new strctue might have an effect on the
historic distrct and suggested that I offer my opinion on the matter. I offer ths report in
order to satisfy that need.

The nortern boundai of the potential historic district

The earlier work that I pedormed stated that thee buildings at the nortwest comer of
Lombard and Larki streets should be included with the potential historic district. The
question now arses, should the distrct be extended to include more buildings on the
nort side of the 1200 block of Lombard Street?

I have perormed archival research on these buildings, studied their architectue, and
present the followig inormation.
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Moving down the street from east to west:

Address
1234 Lombard
1240-1242 Lombard
1248-1250 Lombard

date built
1914
1923
1913

stepping down to Culebra Terrace:

21-25 Culebra Terr. 1908

architect
Raph Warer Har
Herman Bar
Theodore Lenzn

stle
Classical
Spansh Colonial Revival
Shigle

Angelo Fraschia Classical Revival

returning up the steps to Lombard Street:

1256-1258 Lombard
1262 Lombard
1268 Lombard
1280 Lombard
2700 Polk

1932
1932

1927
1923

George de Colmesnil Spansh Colonial Revival
George de Colmesnil Spansh Colonial Revival

vacant lot
Edward E. Young Spansh Colonial Revival
Bauman and Jose Spansh Colonial Revival

The two best buildigs in the above group are 1240-1242 Lombard and 1248-1250
Lombard. To discuss them briefly:

#1240-1242 possesses a Mediterranean feeling, with an arched entrance and paied
arched widows of the kid that Wills Polk favored in the middle and late pars of 

his

career, and that many other architects had begu to imitate by the 1920s. #1248-1250 has
a shigled exteror with a nicely-detaled cornce and freze. It is ver much in keeping
with the shigled houses and flats in the potential historic distrct. Both buildings are by
architects of some prominence, and who did fie work.

Given the quaity of the above two buildings, and the fact that the latter is clad in wooden
shingles, it seems proper to add them to the potential historic distrct (along with 1234
Lombard, which is of lesser quaity).

The next four buildigs to the west1 are all Spansh Colonial Revival in stle. Most have
their pleasing points, but none is as high in quaty as #1240-1242 Lombard, nor do they
measure up to the stucco-clad buildigs in the block to the south. Two of these were built
in 1932, rather later than the Period of Signficance for the distrct. One of these two,
#1256-1258, is of distinctly lesser architectual quaity. This group offour also lacks the
wood-clad or shigled motif tht chaacterizes so much of the potential historic district.
It seems best to leave these four buildings out of the distct in order to keep the average
quality of the distrct at a high leveL.

It also seems best to leave 21-25 Culebra Terrace out of 
the distct. Being located a

substantial distace to the nort, down a flght of public steps, it does not connect well

with the potential historic district, either visualy or on a map. It's chief 
point of

1 These include 1256-1258, 1262, and 1280 Lombard and 2700 Polk
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historical interest is that it was built in Cow Hollow, at 1330 Francisco Street, and was
condemned and moved to ths site in 1912 in order to make way for the Pana-Pacific
International Exposition. It was one of many buildings moved for ths purose, but is one
of only thee known to surive.

If the Victorian-era cotte at 1268-1270 Lombard stil stood, it might have made sense
to extend the distrct west to include ths lot (#1268). With the house gone, I would
recommend including #s 1234, 1240-1242, and 1248-1250 Lombard in the distct, but
not the buildings to the west of them.

The potential historic distct could also be extended nort to include most of the
buildings on the 2600 block of Larki Street. That issue however is irelevant to the task
now at hand, naely, judging the effect of the proposed new building at 1268 Lombard
on the historic distct.

Judging the effect

It now appears tht (in my opinon) the vacant lot at 1268 Lombard Street is across the
steet from, and thee lots west of, the boundares of a potential historic distct. It is thus
par of the setting of the proposed historic distrct, but is not part of the distrct itself.

It was usefu to determe ths before judging what kind of effect the proposed buiding

could have on the distrct. New constrction withi a historic distct is more likely to
have an effect on the distrct than would constction that is merely withi the setting of a
distrct.

The proposed building at 1268 Lombard Street does not seem to me to have an adverse
visual effect on the historic distrct that is located across the street and thee lots to the
east. Ths opinon is based on plans that were sent to me by the architect, Kerman-Morrs
Architects, on October 28,2009, and on an e-mail to me from the architect on November
2nd. My reasons for ths opinion are:

· At the front of the lot, the height of the proposed building (two stories plus a
basement as viewed from Lombard Street) would be no higher than that of the
adjacent buiding to the west (#1280 Lombard); the parapet lines match. The set-
back portion of the proposed building would rise to thee stories plus a basement
(as viewed from Lombard), but as I understad the plans, that higher story would
be set back from the front by a distace of fifteen feet, and it would match the
parapet height of the adjacent buildig to the east (#1262 Lombard). As shown
on the plan tht was set to me, the gable of the adjacent building to the east

(#1262) rises higher than the top of 
the proposed building.

· Thus, as far as height (as viewed from Lombard Street) is concerned, the
proposed new building would conform with its immediate neighbors to the east
and west. It would be higher than many of the contributing buildings in the
neaby historic distrct, across the street; but two sets of flats almost directly
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across the street, #1257-1259 and #1263-1267 Lombard, are comparable in
height. A 1920s aparent tower to the southwest, 1299 Lombard, is much

higher.

. The set-back in the easern par of the proposed buildig would break up the

apparent width of the buiding, subjectively reducing the mass as viewed from
Lombard Street.

. Claddig for the proposed building is to be horizonta wood sidig, accordig to

the plans. Ths would give the building a greater texted feeling than an
alternative such as flat stucco would give.

. Windows in the projecting bay are to be trparite, with narow lights common to
those in the distrct. Sash and tr are to be of wood, agai common to those
used in the distrct, and ths would be vastly better than the vinyl or modem meta
sash so often used today.

. The exterior steps would be finished in stone or terrazo, traditional materials tht

convey a feeling of warth.

. The railngs of the exterior stacase would be paited meta, and are described by

the architect thusly: ''we intend for it (the exterior staircase railing) to have a nice
level of detal and ornentation. Detailing of the rail would not be too
traditional, but there would be a war hand-crafed feel to the paited metal iron
raiL. The first par of the rail will st at the steps, which are about 2' back from

the propert line/main par of the façade. There will also be handrai on the

building side of the st that also stas 2' back from the propert line. The
portion of the rail at deck level will be set back about 9' from the propert
line/mai portion of the façade." Ralings that are ornamenta in character but
that do not copy old styles too literally would be very appropriate for ths site.

For these reasons, the proposed building would not har the setting of 
the nearby historic

distct, and would thus not have an adverse visua effect on the district.

Some fuer points:

. The height of the proposed building at the rear would be several stories or more.

This height would not be apparent from Lombard Street, and thus is invisible
from vially any vantae point with the historic distct. The rear of the
proposed buildig might be slightly visible from the very rear of 1248-1250
Lombard (a building that should probably be included in the district), but there are
intervenig buildings, and so the proposed building might not be even slightly

visible from the rear of#1248-1250. In my opinion, the height of 
the proposed

buildig at its rear could have no effect on the distct. If 1268 Lombard was
within the potential historic distrct, the effect might be different, but it is not.

5
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. The proposed new buildig would lack ornent (except for the stacase railing).
It thus would differ from every contrbuting buildig with the potential historic
distrct. If 1268 Lombard was within the distct, ths lack of ornent would be
in noticeable contrast to its contrbutig neighbors, diluting the feeling of the
district. However, it is not with the potential historic distrct, and in my opinon
ths lack of ornament can have no har visua effect from across the street.

It should be mentioned that the potential historic distrct that I discuss in ths report has
not been ratified by a higher body such as San Francisco's Historic Preservation
Commission or the State Offce of Historic Preservation in Sacramento. The district
might, by the time it is ratified, have different boundares or a diferent Period of
Significance than I have found thus far.
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CITY AND COUNTY OF SAN FRANCISCO
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SUBJECT PROPERTY: 1268-1270 LOMBARD STREET

SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

SUBJECT PROPERTY
BLOCK 0500/ LOT 015

1268-1270 LOMBARD STREET

BUILDINGS ON SAME BLOCK

ADJACENT PROPERTY
BLOCK 0500/ LOT 014
1262-1266 LOMBARD

ADJACENT PROPERTY
BLOCK 0500/ LOT 016

1280 LOMBARD
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SUBJECT PROPERTY: 1268-1270 LOMBARD STREET

SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

LOMBARD STREET CONTEXT: FURTHER UP THE HILL

SUBJECT PROPERTY
BLOCK 0500/ LOT 015
1268-1270 LOMBARD STREET

LOMBARD STREET

ADJACENT PROPERTY
BLOCK 0500/ LOT 014
1262-1266 LOMBARD



SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

REAR VIEW

ADJACENT PROPERTY
BLOCK 0500/ LOT 014
1262-1266 LOMBARD

ADJACENT PROPERTY
BLOCK 0500/ LOT 016

1280 LOMBARD

SUBJECT PROPERTY
BLOCK 0500/ LOT 015

1268-1270 LOMBARD STREET
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SUBJECT PROPERTY: 1268-1270 LOMBARD STREET

ADJACENT PROPERTY
BLOCK 0500/ LOT 026

31-35 CULEBRA TERRACE

ADJACENT PROPERTY
BLOCK 0500/ LOT 014
1262-1266 LOMBARD

ADJACENT PROPERTY
BLOCK 0500/ LOT 028

21-25 CULEBRA TERRACE

SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

SIDE VIEW
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SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

ADJACENT PROPERTY
BLOCK 0500/ LOT 026

31-35 CULEBRA TERRACE

ADJACENT PROPERTY
BLOCK 0500/ LOT 022A

1175 CHESTNUT

PROPERTY 
ACROSS STREET

BLOCK 0501/ LOT 023
1269 LOMBARD

PROPERTY 
ACROSS STREET

BLOCK 0501/ LOT 024
1263-1267 LOMBARD

PROPERTY 
ACROSS STREET

BLOCK 0501/ LOT 071
1271-1275 LOMBARD

SUBJECT PROPERTY
1268-1270 LOMBARD

1262-1266 Lombard

1280 Lombard

21-25 
Culebra 
Terrace

31-35 
Culebra 
Terrace

1175
Chestnut

SUBJECT PROPERTY: 1268-1270 LOMBARD STREET

VIEW  TOWARDS REAR PROPERTY LINE

BUILDINGS ACROSS THE STREET
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SUBJECT PROPERTY: 1268-1270 LOMBARD STREET

FRONT FACADE MASSING REAR FACADE MASSING
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163.25'
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ADJ BLDG PARAPET
HEIGHT = ±196.7'

ADJ BLDG PARAPET
HEIGHT = ± 207.6'
PEAK = ± 210.6'
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PTD. WOOD SIDING

STONE BASE

PTD. WOOD TRIM / FASCIA

WOOD WINDOWS/ DOORS

42" TALL GLASS GUARDRAIL

STANDING SEAM ROOF

PTD. METAL GUARDRAIL; STONE
FINISHED STAIRS OR TERRAZZO

PLANTER BOX

ELEVATION KEY NOTES

8

TYP

SCALE: 3/16" =    1'-0"

SOUTH (FRONT) ELEVATION1268 Lombard - Front Facade Proposal
Kerman Morris Architects           5/19/10 
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