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It 1s hoped that the C(ollowing guldelinca He have Lried very hard to make bthe pulde-

will serve oa an ald to fulture desfgners and 1 llnes prescrlptive rather than restrictlve.
builders of realdences on the 100 Rlock of Elsie The 1otent 13 not to induce dull unilformlty but
Street, As deacribed elsewhere In thile report, rather to encourage inventive diveraity while
the Elale Street nelghborhaod 1la a very special conformlng to the paticins of development whicl
place, both In the heavts and minds of Llts res- have made northwest Dernal Nelghts as humanly
1ldents and in 1lta phyakleal relatlonship to the scaled as it 12 today.

rest of the elty. AL the instipation ol this

ptudy, an ntctempt was made to define Che varkt-

ous elements that presently pive the area jta

distinctlve character. A thorouph loventory of

the housing atock, both on the block 1in ques-

tion and the atreets In near proximilty to {1,

was taken. Predominant arehltectural compon-

ents were examlned as was the relatlonship of _ . :

individual nwildings to thelr lotas and thelr The deslgn guldelines nare broken dowi as Follows:
immediare neiphbora. The design gulidelines are

an effort ta capture the apirit of what we no- 9'-0" CURB CUT/S5IHGILE CAR GARACE DDOR

ticed and tue aek up a formula For the construc- LANDSCAY IRC/FRONT YARD SETBACKS/STRELT
tion of new housing that wlll insure, as much TREES |

Pl el

an pongible, the continued exlstence of that J. ENTIY TREATHMENT

unlqgue character, 4.  BULLDTHG DULK AND ARCHLITECTURAL MASSIKC
. 5, SIDEYARDS

OF course, we make no pretence of belng 6. NOOF TREATHMENT/STEP WITI SLOPE ALONG

fully comprehensive or of covering all hases, STREET

There can be no guarantee that LE every pgulde- 7. "FACADE ELEMENTS

Line 1a met, the résulting structure wlil be a . COLORS AND MATERIALS

parsgon of beauty or functlionality. However,

clearly, many commonly-made mistakes wlll be All drawings nnd photopgraphs wused to Lllustrace

avolded and the chance of ahoebox-1llke tichky- the guldelines depict actual Lulldinga existing

tacky houses coverlng the hillside will be mln- within a four-block radlus of the 100 Block of

Imlzed, | Flsie Street.



9-0"CURB CUT/ SINGLE CAR GARAGE DOOR

PROBLEN:
There is a severe lack of parking spaces in the
area due to the fact that A5% of the existing
houses do not have garages, pnd the streeks are
warrow, This often reaulls in people bheing
Forced to park on the sidewalks or far From thelr
homes., On the 100 block of Elsie Screct, Lhe
problem 1s even worse becoause the 16°-0" roadway
allows parking on one side only. " ITn addicion,
of Lthe flfteen existing houses, only [our have
¥aragnﬂ. Hew resldentlial construction that weil-
zes double car pgarapes exacerbates the problem by
eliminating any on-styeel parking in front of Lhe
house.

ILULL :

= ——————

Garage doors shall be limlted to a 10'-0" width,
Curb cuts shall be 9'0" and placed 80 as Lo creale
a 16°-0" curb space within the 25'-0" wldth of the
lot to provide one full parking apace on the
street. In addition, the parage «door shall he
placed a minlmum of 16°'-0" from the Insidec edpe

of the sidewalk, so as to provide one additlonal
Eﬂrklng place per residence in the drlveway., (Sce
Street Improvement/Open Space Plan for pgavape aet-

backs.) OFf course, there will also be the usual
Clty-requlred encloaed parape,

THTEFHT :

To maximize the number of parking spaces availla-
ble on the street; aml to provide {wo ofl-streot
packing places per house, A 9! curb cut provides
increased opportunity for atreet planting and the
slngle car garage door allows for greater flexi-
bility in bulldinpg design.

Actual sltuartion of three
parking spaces per residence.

HY



no full on-streef curh npaén ~=]

eliminated.

)

Double car entr
streel parking

ace for one car on street 1n

ol

Single car entry:
front of each 25'-0

:

lot -~ gtreet parking maximlized.
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plan of acheme

plan of scheme




LANDSCAPING 7 FRONT YARD SETBACKS /7 STREET TREES

1f is vecopnlzed that landscaplog and the {nelu-
sfon of street treez in residential areas 1s one
of Lhe most lwportant Eactors in providing an
area with intimacy of scale and character.

LARDSCAPING

Greenery helps to provide privacy without barriers,
aoft edpes in the bhuilt environment, swl a remind-
er of ocur relationship to the earth. 'The fantas-
tic geometry of hlnln%y combines well with che
more rigld geometry of bullding Forms. Landacap-
ing can be uvsed as a device fur Bringlap color aud
Lexture into the urhnn scene, More functionally,
roperly planned, 1t can serve to dispguise un-
ﬂlgrtly foundabion work and the like.

FROHT YARD SLTDBACKS

Fraont yard setbacks pave the way towards increased
opportunities fer landscaping and varlety of entrv
approaches. With structures placed back [rom the
rroperty line, a feellap of openness 1s maintalned
and the access nof light and aiv to the strecl is
maximlzed. When a house 1o placed up to the side-
walk on sloped terrain, all aenze of Lhe topo-
graphy af the lot 1s loat,

SFREET TREES

“The Ylvability, awmenity and character of reslden-
tial areas are greatly enhanced hy trees, more 50
than by any other single element. (Fundamental
Principles for Helghborhcod Envirooment #1, The
lchan_bPesign Flan for the Comprehensive Plan of
San Francisco, Hay 1971y Sireei Crees creale
rich textured patterns of lipght and reflectlon on
the sidewalk, are pleasant to walk under, and pro-
vlide places for birda to rvest. They reFlecr the
prassage of time as they chaugpe with the seasons,

conhecting us to nature's timebkable.
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CPROLLEM:

New conatruction whlich has no rruuiﬁlun [for land-
acaplug at the front Ignores the lmmportanee of
grecnecy kn enlivening the stveebscape,

Therr presently exlst wo public trees on the
styxeel.

RINLLE:

[ eem—F LW

Fronl: Uullding Setbacks shall be rvrequired. They
have bren defined on o lot-by-lot basis and are
ilated below, These setbacks have been establ Lahed
by: 1) conforming with existing setbhacks on ad-
Jjacent ar near-adjacent houses; 2) averapglng when
lot in question Is bLetween two existing siructures;
1) prnuidlnF for the uae of exlisting foundation
pads; and, 4) topographle connideratiens. (See
Street Improvement/Open Space Plan.)

List of Mlnlouwn Front Yard snthacksa

lots 4, 5, 6, 7, B, 1L ............ 12+ -0"
Lot Y .. ... . e 13 -0
Loks 15, 17 .. e e 6' -0
Lot 20 e 14" -0%
Jot 4L _........ e e e e ae . 12t-o"
Lot &3 e i’ -ov
lots 48, 49, 50, 51, %1, 54, 56,

5, 5B, 61, BN ... g'-g"
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Examples of bulldings built up to the pro-
perty line with little or mo provislon for
front lavdscaplng. - .
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Examples of well-landscaped Eront yards
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RUL.LC:

50% of the Front luilding Setback area (not in-

cludlng the driveway up to the parape) shall have
provision for landscaplog (le. trees, ahrubs,
tlower beda, ground cover, 'vines, etc.)

S

(50>
of thia
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RULL : '

One street tree shall be planted ot vhe time of
construcktlon 1n frent of each lot within the
40"-U0" wide street right-of-way, and close to the
Ffront property line. (See Street Twmprovement
Open Space Plan for schematlc placement ol new
atyreel truﬂg_} Trees Hhﬂll be 15 HH[[U“ s lzc and
aix approprlate trees are recomnmended below,

Recommended Streel frees:

1} Cerntonla sll lgua (Ca rol)

kouvnd, dense Form, Dark green folliape.

Roupgh brown Lark., 2J0'-40"., Must be protected
from ocean winds, Sun or shade, Moderately
fast grower. Needs ample rool space,

2) Lipustrum luckdem {Glossy Prlvel)

Round headed, Glossy green [oliage. Whittish
[lowers im clustera, 20'-30°., 5un or shade,
Seme protectlion. Seaconst econdltlona.  loam
aoll with drainapge. Drouvght toleranc. Witch-
alanda shearing. Frults In warm areas.

1) Haytenus boarla {MayLen tree)

Harrow or sprending form, Dense, plossy preen
small leaves. CGraceful. 20°-25'" Sun or
part shade. MHolst, fertlle sell. Parclal
protection. Tolerates Falr omount of wind and
fop. Tendulous prowth. May need proning.
Spray for aphids,

4)

3)

6)

Metrosideros excelsa (New Zealand Chelgtmas
Tree)

Roumding form. Dark green, leathery leaves.
Dark red Elowers 25'-35', Sun or part shade.
Fertlle, sandy loam. Molsture. GCrowlng
space. Mild coastal condltions. Wimd, foy

and salt tolerant. Prume to open up.  Hor
subject to insecks or digsease.

Pirrosporum undulatum (Ylctorian Box)
Rounding, dense form. Dright green foliape.

White, frapgrant flowers, 20'-30'. Sun or
part ghade. . Sandy loam. Drainage. Sowme pro-
tection. Tolerates seacoast comddltions,

Prunc Eo develop helpht and to thiv out.

Pyrus Kawaltaml (Everpreen Pear)

Broad, spreading, plossy preen [oliape, White
[lowers, wlllowy drooping branches. L15'-20" .
Sunny, warm location. Looam soll with wolsture
Protection . Stake to support. Prune to Erain
and gshape. Variely ol sollzs nkay.
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ENTRY TREATMENT

HEntrances creabte a cransitlon-beLtween the
alde' -- the publle warld -- aud sowme lesas pub-
Ile 1lnner warld,

“...dWhat wmatters most ls that cthe transieion
exista pa an actual physlcal place, between the
ouislde and the inalde, and that the view, and
sounncts, and light, and surface whleh you walk
on echiange as you pass through bthis place. It
13 the phyaical changea ... which create the

transition. (112 Eantrance Transition, A Paltern

Language, Christopher Alexander, Sara Ishlkawa,
wreay Silverstein: Oxford Unlveraity I'ress
1977).

I'RODLEN -

fe ave concerned with the way in which entries are

handled, There are many npproaches to entrles;

|

These entrles all have the same problem:

———— — — [ - —

—_ —

*oul -

H}ﬁi

—

—_— e ——

B

they are basfically lholes In Lhe wall.

however, they can basically be brolen down inLo
tvo catepories: Lhose which are esscatially holes
in the wall of the [acade and Lhose which are sep-
arated From the atreet by some sort of dinteruwedl-
ary transitlon space. All too ofLen in new con-
struction, hole-in-the-wall doorways are resorted

tn,

RULE :

Make the entry of the house something speclal --
a celehtotion -- more than just a front door.

Crearce A transition between the atreel and che
doorway. Glve apeclnl attentlou te the treatment
of the Lraming of the openlng Ltaelf.

The fFollowing examples and thelr descriptlions
i1llustrate our Iintent..

~

EEE Tt T — b — L e e, P . *—

There 1a no rranszitlan

place; landscapilng is avolded; and no gpecial treatment has been provided at Che threshold.

(1




{1) This entry ip hiph-
liphted wlth a canopy over-
head amd an embellished

hnddrall. Despite Lhe
faect that one essentcially
enters on grade, a focced
cliange pf level tnkes no-
tice of the importance nf
its Funmcklon. A touch of
landscape softens the ap-
rruﬂch. A sitbing rlncu
w the entry harks back
to a time of stoops ond
street watchlop, The Jdifl-
[erence between Lhe
Lrightness of wnliltered
guniipght and the subdued
Vight of the Lnterior is
midged by the lowered
Lightt level under Lhe
oveprlwnge.

2

SN

—_— " ]

(2 This entxy combinens

Jevel chanpez, diveetional

changes aml textural
chanpes, in the forn of
varled follape, to nake
lta statemwment. The front
door 12 set in a lighted
vestibule that 13 welcom-
fng. The window adjacent
is a EFriendly indicator
to the wvisitor of what Is
to come a3 1t plves the
poccupants a snealt previoew
of what they'll Eind on
their doorstep.

(1) This entry comes
stralpht off tﬁe atrect
and yet avolda mercly
being a hole iIn the wall
hr rialng to accenbuate
the transitlon and by
being framed and trimned
out in a speclal way.

In addition, the
doubrle width steps al
Lhe lase unify tche
bullding's entry whitch
its sideyard access.

L o

™ e — L — —— -

{(4) This entryway Incor-
porates mny poslcdve [ea-
tures: chanpe of level,
change of Jdirectlon, chaupe
of texture amd Lipght. I'er-
haps most sipnlficant, how-
ever, fo this cxample 15
the simple but whimsical
trealment piven Lo Lhe
structural elementz wsedd

o frame the stairway.
Everything pofnts up Lhe
unlque Lunction of Che
E"er In the hicrvacchy of
the bullding.

0O




FEHCE TREATHMENT :

For a person on the street It 1s far more pleas-
ant to be allowed a plimpoe of the space beyond

a Fence or wall than to he confronted with a
solid baorrler.

RULE

Fences or walls which enclose a lot or a4 portion
of a lot, whiclh run parallel to the propercty line
on Lhe street slde, and are not structural por-
tlona of the bullding or the stair leading Lo i,
shall nort be completely solid at eye level.

Fences which meet poldeline standards

i upid

Fences which do not wmeet puideline standards

60



BUILDING BULK & ARCHITECTURAL MASSING

ARG .
S i
T gl ¥
- Tt has been recognlzed by the City of San T -y ek b4 R
Franclaco, as well as Ly the vezidents of Bernal . ?ﬂ?.
llelpghts, that the character of new construction lul s !ﬁ}':
is destined to have a long term effect on the [“l o g
mature of our clty and ita neiphborhoods. The .
Urban Design Element of the Camprehenslve Plan ; { - .
for Gam Francisco supposedly Llneludes design .l‘ dﬁh‘é‘l@l&l

principles, which provide guldance to potential
developers, Iin orderx to assure that new develop-
menl be compatible wlth che delicate scale and
character of the existing houses in hillside
regldentlal areas. IF pfunning principles are
. to be judged by the success of the products,
\ Lhose et forth thus [ar have failed,

On Bernnl Helghts there are aome 350 open
lota, and in the last Few years, development
prossure has skyrocketed., The new *vernacular
form” ig rhe maxiinmn-bullding-envelope-shoechox,
The box presents an imape more reminiscent of

apartment units than of a house form. It 1s a
solution without a context, which lsolates 1c-

self From lbs sebtbing by not acknowledping its
neighbors, 1ts vliews, its orientation towards

1lght and alr paths. It is a non-speciflc plan: -qﬁ#ﬂ!
whlch developers scatter around the c¢lty wher- L)

ever open lots occur. Newer 'shoelbox"” houses on Llsiec Streot

!

[ © T el - .y el iy S
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When the box flrst appeared, the dull street-
acape that 1t presented drew a lot of critlclswm.
People called for a form more in keeping with
the splrit of Sam Framclsco's architecture.

The bays and miniscule balconles which were
tacked on have provem to be no more than band-
afd solutlons. ‘The dreased-up box has not fooled
anyone. Ita token accoutrements, raorther than
being a part of the crganle whole, are elements
that deny the overall Integrity of the bullding.

PROHBLEM:

On the 100 block of Elsle Street, most of
the remaining open lots are steeply sloping (see
attached site profiles). Consequently, Cthe main
problem here is one of heights and architectural

massing. .

"“The downhill salopes are particularly prob-
lematic hecause moat house deslgns provide iiv-
ing space only above the atreet plave, with
wvold space below. This vold space 1ia cither
open, with a stilt structure supporting the
house, or closed, with blank walls to cthe ground.
Fither situstlon is unsightly and wasteful.

These vold spaces often comprise more cublc foot-
age than the residence itsell, thereby doubling
lts apparent bulk. Older structures tend ro

have much smaller void apaces under them and
thereFore -much leas bulk, Hew resldences ahould
have living spaces as clome to the ground as pos-
sible. This looks bhetter from below, reduces
bulk gnd makea rear yards more accessible."

(“Residential Development, On or Near the Top of
Milla," Erom Policies from San Franclace Depart-
ment of City Planning Documents.)

.Ir 1; |E '- ,:1.] : :

Dreased up box on Elale St..
Note proportions of tokem .
bays and tacked-on balcanien |
at rear which are too small
to be functional. JYwapine

I
how any bullding placed next
to 1t would be nvgrpnwered Lﬂ

Present helght restrictions 1n San Francisco
do not take into account the sloped condltions

which exist thraughout the Clty. By merelv secting

a 319" -0" helght Llmlt from steeet orade, rear

08
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Hoat housca In the Elsie Street Helghbortood
are two storles tall and exhiblt strongly indh-
viduallzed house [orms. Because of curvent in-
Lerlor gspace requirements and a mandatory covered
pavage, bulldings which are at least In part
three atories ore antieclpated. The maasing prob-
lemn for prospectlve bullders 1s to develop shapes
which scack in such a way that the new meld with
the existing when they occur sbde by slde.

INTENT:

—_—

Our objectives In the ﬂuiidlng Dulle Guilde-
line are neatly summed up in already exlsving
Cicy Planning policies. To quote from the Ur-

ban Degign Element of the Master Plan, our in-
tent Ia lo: '

1. Minimimlze the blockage of morning sun
from sd}lacent downhitll propertcies;

2. lower the first level of occupancy to a
level enabling ready nccess Lo rear
yard open space;

J. Deter the posalbllities of visually dom-
Inant bulldings with blank and uninter-
esting exteriors which do not relate
wall to surrounding development;

4. Promote harmony In the vlsuval relationships
and transltions between new and older
buildinga; and,

5. Encourage the congtruction of bulldings
which meet the ground and reflect the
slope of the hill.

J

slape.
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STRATECY :

L1} Step the bLullding with the mlope. ,

1) Brealk up the overall wmassing Inbko articulated
architcectural plieces.

3} Break up solid plane of the EFocade,

f) Mequlre at leasy a partial 4'-0" sideynrd on

one pide of the lov (see Sideyard Desipgn
Cuideline. ).

5) miniah helght of Lthe rear portioun of the

6)

7

JFar?ﬂ[d

bullding. |

Negquive pleched or usable [lav roofs (Sce
Roof Deslpn Guldeline. ).

' ')
wandaLtory 5'-0" mln._T
aldeyard sethack 1

-G :ax-J_

qbreel

lmr 1able
front selback

2/3 highesc

CEWERAL DOWNS mffj

by iy

;ﬁ" mbif.

LK :

step the bulldlop wich the alope.

Bullding zsball not exceed 32°-0" from By
poink on natural grade. 1his helphe ghall be
mweasured to the average belght of a pitehed roof
or Lo the highest polnt of a Elat roof.

| In additlon, no point oF the lasc 10*-0"

of depth of the bullding may exceed 2/3 the
h‘EI.FhL’ all Lthe highest polnt of the gscruvcture.
llighest point, once again, §a defined ns rhe ave-
ruge helght of the pltch on a sloped rool gr the
highest point of a flat roof.

At the renr, o “I.il-lill:lunl 17'-6" ‘[‘E]]]."Yﬂ[d In

1“"*“"1ui11.

requived,

r

mandatoery 5'-0" min,

sideyard ﬂuthnrk

]11? "~ 6" mi ;
ccaryard]

b

GENFERAL UPSLOTE
- —_— ]

An with a1l of these guldelines, this one Ly dependent upon the implementabtion of all the avhers. Showld there
be amendments, partleularly to the [ront and rear setback vules, rhese height Limits would have Lo be vevlged.
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519

MICHAEL'S LOTS WEST

VALLEY LOTS WEST

IHIGH LOTS EAST

VALLEY LOTS EAST

SITE PROFILES
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SIDEYAHDS

After a long study of Lhe pros and cous of
requiring a sideynrd on one mide af Lhe lol ver-
aug bullding lot llne to 1+* 1L was deber-
mined -that the ioecluszion of o usideyard s an es-
sential Ingredient iln reaching ouvr deslgn objoec-
Lives.

Our declsion te o with aideyards 1s also

conslsltent with our Interest la Insuring that new
consbructidn respect Lhe existing scale and char-

nckter of the neighborhood,

ITHTENT :

—_——

To help reduce the bullding Lullk::

L. Dby breakdng up the solld-wall eflect
on the street; and,

2. by providing increased opportumibties
for archiltectural artlculatliaon.

Te provide access Lo raapryards:

1. for flvelighters; and,
h. Tor parden work, children with muddy’
Feet, aml the lLike.

- - [ - - [
— - [Tl ——

withour sjdeyardy

HILT] L]
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-

‘o gel dight, sun, ajr and views Inte and out ol

puildlngs:

5. by the uie of bays on the side; nnd,
5. by providing a third wall.on which to
place windows.

To crealke a more dlverse strect character:

7. by allovwing vicus to the eanl {towards

pernal 1LL1) and vliews to the west {to-

wards Twin reaks) for padeatrlnna wilk-
ing along the block;

§. by Iincreaslog possible locations for
Landacaplng; '

9, hr malntaining the existing neighborhood
: |

character; and,

10. by lncreasing the variety of posaible
entry approaches. :

———
r - ———— T

no gldelipht ing

e —— — e — T
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RULE :

A fawr foot wide sideyard 1§ required vn one

alde oF each 25 [oot lot, hhe Eirat [ive [ect
hack Erom Lhe strecl facade| sholl be lefr com-
plecely open.  Reyond that,ltwo of the [our addi-
{ {onal sldeyard zones must be lelt open, (Zone
explanantion followa.)

S1DEYARD ZONES

The required #-Foot-wide sldeyard 1s divld-
el intoe five zones:

Zone 1 runa the [ull helght of the bullding [or
T "a dapth of five [ecet Erom the astreet fhpcade,
Ho part of the building shall preject 1into

thls zone. ]

Zone 2 is the bottom Lront directly be-

hind zone I.

Zone 1 1s the top front direct-

1y behind zone 1. Tt
wmual: be at least 7'-0"
above grade for fts

entlre depth,

(Gbunslopeyig
LI AN, WO LN L

sbtreel

. JsinEvarp zones

vy & . N . '
;I..I 1] - - mrr—ire—]
o,

Zone 4 18 the bottom rear divectly buehind
zone 2 and extendlng to Lhe roear of the
Lublding.

zone 3 and extending to the rear of the
bullding. It wmust be at leastc 72'-0"

Zone 5 1s the top rear directly bhohlud

above prade for its cntire lenpth.

S T AL ..I ':1 :' F. :

rap— Tl

We are purposely norb dlmensioniag
Lhese zones so as te allow the designer
o sult the sideyard to fhe needs of
the indlvidual house,

3



Fxamples of existing sldeyards and how

T P N e

j ik e
AT

Zones: 1,2,3 open

they Elt Lhe "zone" pattern:

Sideyard for planting.
Zones: 1,2,3, open

JHNTiE
.jLi_“.LL IFE Y]

Sideyard For accesa to rear,
Zones: 1,2,3,4.,5 open

A :Li;
ik

i

1

b
’

Sideyard for entry.
Zones: 1,2,3,5 open

g |5 R

Sldeyard as combination
of 1ight to middle and
‘access Lo rear.

Zonen: 1,2,3,4 open
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ROOIF TREATMEENT 7 STEP WITH SLOPE ALONG STRELT

“"A vast part of the carth's surface In n
town conslsts of roofzs. Couple thia with Lhe
fact thot the rtotal area of a touwn which can be
exposed to the sun 1n finite, and you will real-
fze that 1 13 natural, nnd indeed essencinl, to
make roofs which take advantage of che sun and
Lhe air." (From A Patiern Lunrqug, page 370,
Chriscopher Alexander, Sara TE:Tkuwn_ Murcay
Silversteln: Oxford Unlvexsity Press, 1977)

TNTEATT

To encourage the use of rooF pardena when
fFlat voofe are deslred, while more heartcily re-
conmi¢nding pliched roofs which gracefully arep
wlth Lhe asalope of the street and crente Inter-
eshing skylines.

tfgable Flar roofs:

1) cake pood advantage of sun and alrv;

2} provide additional space on lota
which, Leecause of their small size,
are limired in thetlr poaaibilicies
[or oubdaor spaces;

3} provide a dlyrect flow bhetween in-
deor and outdoor spaces for rooms
above prouwnd level; and,

i} Increase posgibilites for land-
scaplng.

M tched ronfs:

1) provide nprnrtunltiuﬂ for sldelipht-
ing through the use of dormers aiul
skyllyhis;

4)

1)
)

6)

p

——

Twsabloe

1)
2)
1)

f.}

{7

are a surlace for canlly mounting
solar collector panels 1T the pitel
lg In the range of 318" to 487,

reduce the visual bulk of the Bhruc—
Lure;

allow houses Curcher up the slope Lo
maintaln glimpses of thelr views on
¢lither side of the ridpe Lline;

form a dlversilicd shyllne from the
qireel ; !
pive a more J-dimensional quality to

the bullding than a flat roof docsa;
and,

Are compatlible with the housing stock
in the surrounding neighborhgod.

Flal roal:n;

tend Lo look Llocky Crom the sLreel;

obacure viows;

present a view of unslghtty tar and
prravel planes with plumbing and mech-
nnical ayatems randowmly strewn around
[or vesldencles hipher up on Lhe slope;
nid, :

are lnconsistent with the houaing
stock whleh presently characterizoes
the nedphborchoodd,




RULE :

Any voof which 1s not pitched at a ratio of ar
gned and surfnced

least one In Four must be desgl
ea a3 to be usable,
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“... make it possible to walk vul to the roof
gavden from an interlov rvoom without climbing
apecial stairs. It is far more comlortable to

walk stralght out onto a rogf and fecl the com-

[ort of part of the buildin)| behind and to one
gide oF you, than it is to climb wp to a place
you canunot see." (From A Palblern Lanpun

e ;_rEr
page 377, Christopher Alexander, Sara 15ﬁ1ﬁnwa,

Hurray SilverslLein: Oxford Unilversity Press,
1971).

RULE
Any [lat roof wmust be acceasible frowm a prime

living space wlthout the necesaity of climb-
ing & speclal met of stairs to reach 1t,

/%)

step with Slope Alonp Screce

Une of San Prancisce's cemarkable Teatwres
Is lts hills, and the prid pattern lmposed upon
them. Over timwe, builders in Ehe City have re-
spronded to the challenpe of dealing wirh slaping
streets by stepping individual buildings up or
down In a way that nccentuates the wnusual land-
forma., Present constructlon methods do nor pre-
clude a3 continuvation of thig practice, despite
the Fact that olten lts importanee is not Yoo -
nized and therefore not adhered to. When "step-
ping" rooflines, bullders should note the incline

of the slape and mimle Lts directlon. Une ocvi-
dent example of where this principle  falled
vecurs on Elate Strect. 1o this case, 1wo ad-

Jacent buildings were bullt with an effarr at
"stepping”, but they EtEE the wrong way. When-
ever possible, new neighbors should try to co-

ordinate their desipgns so that a naturally slop-
plng skyllne resulcs.




FACADE ELEMENTS

In our attempl to analyze which archil-
tectural facade elemenkts pave the Berual
jleights area fts dlstinctlive small-town,
himanly-scaled charncter, we noticed a num-
her of parts and relatlonships the use of
which, in certaln eombinations, have come
Lo serve a8 madela for these puldelines.
Thla guldeline recommnends an approach Lo
well-proportioned, sensltively-handled de-
slgn rather than a prescriptlion of what
must bhe dJdone or a regtrlctlon on what is
not to be done,

1INTENT ;

The intenbkion here Is to maximize the
posalbllities for dlverslty while striving
for the harmony of unlike pleces on nelph-
horing bulldings Eittlng into o satisfylog
whole, We support the Department of City
Plodng's polley from its document on Pe-
rential Revelopment On or Near the Top of
iils chat “bulldings, when neen together,
praoduce a total effect that charackerizes
the cicy and 1ts distrlcts." (Policy 3).
Though In this section of the plan we are
primarily concerned with che deslgn of In-
dlvidual bulldings, the Llmpact ol each on
the overall effeck of the sireet cannot be
overlocked., Once apain, Efrom the pame dac-
wrent, '"To conscrve deslgn character in
distinctlve older areas, some wnlformity ol
scale ... L5 necessary." (Policy 4) One

obvions diEficulty In discerning the essence
ol the bullt form of the exlating honses

in the arca is the way In which those forms
are obscured by Victorlan detailing. Rec-
ognlzing that these decorative features

are uo longer available bto bullders of new
structures, this efforc kxles to diastiill

agut the form-giving elements that appear so
pleasing and encourage the use of thelr
modern counterparta An future constructlon.

Buildings can be viewed as appregntions
ol dlfferent architectural pleces. Naysa,
Llght wella, dormers, sldeyards, Lterraces,
decks, enbry porches, and the llke serve Lo
breank up the maaging of the struclure,
They pincture the bhullding, piving Ehe planar
surfaces a three-dlmenslonallty amd Jdiminksh
the likellhood of menolithlc bhox Forms.
Maxlmun envelope boxes provide no sense of
depth along the street and cend to milce all
londacaping linear. To quote once more {rom
City Plannlng policy (Polley €3}, "ExbLernal
decalls of hui?dlngﬂ provide visunl interest
and earichment and maintain the hilstorlc
scale and texture of Sam Franclsco.™

Many properctles have been pinpolnted
ng belng particularly notevorthy of atten-

.tlon. The followiupg phototrace drawuinpgs

¢f houzes In the nelghbovhood serve as ex-
anples of both successful and less success-
ful compesites of design elements.

4c)
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deck off of prime living space,
large enouph to be functlonal

sculpred roofline-

. 3-dimensional,
non-blocky [acade

recessed, highly
.articulared entry

—

1andscapling
and entry-—

("

noe sense of depth

no articulatlion of facade; i
[

double-wiidth
parage doors-

T

Landseaping p—_ |
ab entby

ez =
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hole-in-the-wall
entry

—no gidellighting

no sliderarcd
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Optimally, in tackling the design of
new bulldings fer the 100 Block of Elsie
Strecet, owners and bullders will be able
to Interpret the spirlt of these pulidelines
ng well as that of the surrounding homen
which deline the area’s eharm, In new and
futeresting ways. This involves more than
merely tacklug token saddlebap appendages
onto box-like Forms. Rather, 1t 1s hoped
that tha integrity of the interlor flow of
apaces would be reflected on the exterior,
and that the shape would be determined from
the inslde moving out as well as vice versa,
If this approach 1s taken, a maximup, lot-
lHnpne to lot-1line box would rarely, if ever,
OCCuL,

-—

The variety of bay, entry, porch, win-
dow, roofline and garape door treatments
is Inflnite. Uays alone- can be angled at
5 Jdegrees, 30 degrees, 60 deprees or whar-
cver; tlhiey can be square or round-cornered;
atacked, fluted or double width; flat or
shed-roofed, Sunlight could enter through
skyltighta, clerestories, lightwells or dor-
mers, as well as via more standard framing
treatments. FPorchea might be partially en-

closed, windacreened, oy sunscreened, trel-
11sed or not. The only "rule* that s in-

- ¢luded in this sectlon, however, does per-

tain o decks and/or baleconie=z. 1€ hag been
found that those which are less than 6°-0*
dEEE are hardly ever uvsed and become simply
gymbols of what they are aupposed to be,
‘Therefore, aoy hﬂlcnny above pround level
miat be at leask 6'-0" deep and o mindimun
uf 36 square feet In total area.

The [ollowing dlapram indlicates hLhow
the maximum building bullk (as we have de-
[Ilned it undexr the "Sldeyards' and "Bulk
Limiteg" Cutdelines) could be molded and
shaped, wlth the tchoughtful fnclusion of
tlementa such as bays, windows, decks, en-
trles ond so on, to come up with a product
videh 12 in line with these guldeclines and
the exlsting houses in the surrounding FElsie
dtreek neliphborhand. It should he under-

. atood that Lhese drawlupgs are sinply a lew

somples of the myriad possible approaches
Lhat can be taken in any glven catepory of
detdign elements. The resultlog “put-tope-
ther" products at the end are mere schoma-
tlc representations amlt In no way nebual
supfeationa of what should be done,
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COLORS & MATERIALS !

Chooalng the colors and materlals to
chothe the exterior of a new home is of
course a very personal declslon of Lhe fu-
ture owner. Determinations of what 1s at-
tractive or "in pood taste” are highly sub-
jective and this study would not presume to
dictate what they are. As the econonmles
of today's bullding industry push many ma-
tecinls out of the realm of possiblility,
cholcea muat be made on the baals of what
lg financially feasible as much as on any
number of other considerations. On the
other hand, a [ew cbaervations and sugpea-
tions mlght prove helpful.

- -- ia -l

Loahthemm'y Bl o = [ 3 | )

g litia v, Liahinl
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There are noe Intrinsically pood or bad
building materials. It is the way 1in which
Lhey are used and combined uwlth others
which makes all Lhe dif{ecrence Eu the workd.
There seems to be a mlsconception [loatlng
around that cthe greater number of Lexturos
applied to the exterior of a structure, the
more Lnpressglive the overall elfect will Lo,
In this case, less Ls more. This ia not
to lwply thac only one [inlsh should be
uged, but rather that richness ghould come
From Che carelful seleckion of a Cew compli-
menkarvy materials [nstead of from a cvandom
hodge-podpge of discordant ones. The accom-
panying phatograph may help to Llluslrate
Ehis polnt. On this building, one can polnt
ot '

falke stone veneor -

thin, painted wood plank siding
concrete blocks with two holes
roncrete blocks with four holes
concrelte blocks with six holes
gimulated stained glass

curlicued wetal raklings

board and battane:dl wooden garvape Jdoor

The oclfe¢t created is one of confusion,
It 1ls voo wmuch.
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The neighbochood abounde In wonderlul
comblnationa of every material in the book,
A tour around the area prilor to flnal sel-
ection should turn up any number of possi-
ble directiona to go In and would be worth-
whlle Eor any prospective homeowner.
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Two speclfic materials whleh deserve
a word of cautlon are stone veneers and
plywood. 1t is very dlfficult to use a
madonry veneer, alone or in combinaktiom,
well. Somehow 1t lacks Integrity and al-
most Alwaya temds to look "fake". The
sltuation ks particularly bad when this [in-
ish 18 used over doorways or garages in a
way in whlch real masonry cnu?d-neuer be
engilneered. If one wanta the "look" of
brick or sione, realize that special hand-
Ling 15 necesaary to pull Lc off. Plywood,
because there are so many varietles avail-
able now, has become quilte common and ac-

ceptable as an exterlor slding. It can be
vaed very effectively 1if the detalling at
the Joints 1s dealt wlth. VFlashing 1s
needed between albutting sheets, but if 1t
1a left exposed, ofrem o raw or unilnkshed
cifect regulty, One way to ge 1 to use

a8 bronze anodlzed fiﬂiﬂﬁ on the alumlnum
which disappenrs apalnst the color of Lhe
wood, Otherwise, mexely painting oub the
seam will have a similar effecr. 1f on
the other hand, hattens are applied over
the ?uinta_ a patterned rhythm 1a set up
which can be a very successful detall on
the exterlor surface.

-

1f 1¢ ahould hap-
pen that one bulld-
er conitructs Lwo
or more homes on
the 100 Block, he
or she should in-
.duce diverskity with
more than merely
tokey gestures. On
look-alilke bufld-
ings, siwmply chang-
Ing the color of
the facade or the

: direction of the
stdirg or the pattern on the garage doors
does not disgulae the reality of the situ-
acion, It comes off as a dishoneat glimick,
Nore substantive variation of the basic
building emvelope 18 called for in order to

mesh with the exdlsting single family cliarac-
ter of the surrounding streets.
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- As for color, it should be noted Ehar
light Mediterrancan lhwes predomlnate in
San Francisco, TFor homes on the 100 Block
which are to be painted, 1L seems partic-
ulacly lwportant to Follow sulb. Lipht
ahades reflect sunlipht muich more chan

dark ones do. As Elsie Strect is 5o narrow,

the more lipht bouncing back and [orth
acrosg ks 16 foor widih., the betLer.
Addationally, we have a recommendation con-
cerning the uwse af paint st the base of
baildings. Where more than 1'-0" of a can-
crete foundation ls exposed above prade on

the front facade of a bullding, the concretre

should be painted. If landscaplop occurs

at Lhe base, of courase thies would not bLie
necesiary.

B
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SUMMARY OF DESIGN GUIDELINES
|

1. 9'-0" CORN CUT/SINGLE CAR GARACE DOOR:

Garape doors shall be limited to a 10°-0" width. Curb cuts shall be 9'-0" and placed so0 as to
create s 16'-0" curb space wichln the 25'-0" width of the lot to provide one full parking space
on the street. In addition, the garage door shall be placed a minkmum of 167-0" [rom Lhe inaide
edge of the sldewalk po as tn provide one additienal parking place per resldence in the driveway.

2 LANDSCAFING/FRONT YARD SETBACKS/STREET TREES: .

Front Yard Sethacks shall be required. Minlwmum setbacks sre as follows:

Lots 4,5,6,7,0,11 .....12°-D" Lot 4) ... .. ...... ... E3-0M

ot 14 ................00"-0" Lot 43 ...... Ceaaen e . L1'-g"
Lota 15, 17 ........... O6'-0" Lots 4B, 49, 50, 51,
51, 54, 506, 57
fl_ ] | [ ] ¥ 1 i

Lok 2" A lll 0 ) 53- [']H ﬂfl ‘‘‘‘‘ i gi_nll

£0% of the Frent Yard Setback area (not including the driveway up to the parape) shall have pPro-
vision Eor lnndqcaplng (le. trees, shrubs, flower beds, ground cover, vines, etec.). |

One Strect Tree ahall be planted at the time of conatructlon in Front of each lot within Lhe

40'-0" wide street right-of-way, and cloae to the front property 1ine. Trees shall be i5-gallon
slze. :

3.  ENTRY TREATHMENT:

Make the entry of the house gsomething special -- a celebratlon -- more than juat a [ront door.
Create a transition between the street and the doorway. Give special actentlon to the trealtment
of the framing of the opening Ltaelf.

Fences or walls which enclose a lot or a portion of a lot, which run parallel to the property
line on the street side, and are not structural portions of the bufilding oxr the stalr leading Lo
it, shall not be completely solld at eye level. '
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DUILBING AHD ABRCHITECTURAL MASSING:'

Step Lhe bullding with the alope of the lot. Bullding shall not exceed 32'-0" Erom any point on
naturak prade. Thir helght shall be measured to the avevage helpht of a pliched roof or to the
highest poink of a flat rool. 1In addltion, no point of the laat 10'-0" depth of the bullding may
exceed 2/3 the helpht of the higheast point of the ntructure. Higheat point, once apaln, is de-
fined as the average heipht of the piteh on o sloped rool or the highest polnt of a flat roof,

At the rear, a minilmun 17°'-0" rearyard 1s requlired.

SINDEYARDS
A 4'-0" wide sideyard is required on one side of each 25'-0" lok. The [irat 5'-0" back From the
atreel Eacade shall be lelt completely open. Beyond that, two of the four additional aldeyard
zonen must be left epen. (See Guldellne for dliacunsion of "zonen.) '

ROOF TREATHENWT/STEP WITI SLOPLE ALOHG STREET:

Any roof which is not pltched at a ratlo of at least one In four nmat be desipned and surfaced
so as to be usable.

Any Flat roof must be accenslible from a prime living space wlthoul the necessity of éllmhlng 3
gpecial set of srtalrs Lo reach 1L. -

Step rooflines of adjacent bulldinpgs up or down in Imitation of the slope of the street.

FACADE ELEMENTS:

Any balcony, porch, deck or terrace above pround level muat he ot least 6'-0" deep and a minlmun
af 36 square feel in total area.

COLORS ARD MATERIALS:

Interesting facades ghould be penevated by the careful sclectlon of a few complimentary wmaterials
inbtead of by a random hodgepodge of diverse ones.

special conalderatlon should pgo Into the use of masonry veneers.

Flashing bLetween the sheets of exterior plywood siding should be detnlled so as not to glve an
"Unfinialed" appearance.

Where maore than 1'-0" of o concrete Foundation 1a exposed aboye prade on the front [acade ol a
bullding, the concrete should be palnted il Ekhe baae of che home Ls not cnmouwflaged with land-

scapling.
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