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BACKGROUND 

On June 24, 2010, the Planning Commission disapproved Case No. 2004.0557C (Motion No. 

18121) for a project to demolish an existing vacant church and surface parking lot, and construct a 
construct a new six-story over basement building containing 27 dwelling units and 29 off-street 

parking spaces. The Commission cited several specific reasons for its disapproval, including that: 

� 	The project would result in an abrupt change in scale compared with existing buildings 
in the vicinity. 

� 	The massing of the project was not sculpted to appropriately transition to adjacent lower 
building or to reflect the underlying topography. 

� 	The design did not sufficiently break the apparent scale of the building into discrete 

elements to a degree that justified the requested bulk exceptions. 

� 	The project proposed a palette of finish materials that includes glass, concrete, and bays 

wrapped in metal screens that contrasted with the typical finishes found on other 

buildings in the area, which area generally characterized by warm materials such as 

wood, brick, or stucco. 

� 	The project would result in the demolition of an historic resource (the existing church). 

The Draft Environmental Impact Report (Draft Effi) prepared for the project concluded that the 
church is a historic resource because of its association with reconstruction following the 1906 
earthquake and fire, and as a representative example of an innovative church design developed 
by a leading master architect, William Kramer. The building appears eligible for listing on both 
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the California and National Registers, and is a historic resource under CEQA. The Draft EIR 
concluded that the demolition of the church would result in a significant and unavoidable impact 
to a historic resource. At the hearing on June 24, 2012, the Commission did not certify the Effi for 
the project. 

CURRENT PROPOSAL 

The current iteration of the project proposes the same program as the previous project, involving 
the demolition of the existing church and the construction of a six-story building containing 27 
dwelling units and 29 off-street parking spaces. However, the design of the project has been 
substantially revised in terms of massing, architectural language, and finish materials. 
Specifically, the current design incorporates setbacks above the fourth story along the Clay Street 
elevation such that the building appears to step with the sloping topography of the block, 
creating a more suitable transition to the adjacent lower buildings to the west. The sixth level 
incorporates various setbacks from the roofline, lessening the apparent height of the project by 
making the uppermost story visually subservient to the remainder of the building. Deep voids 
have been added at the center of both the Clay and Larkin Street elevations to break the massing 
of the project into a rhythm of discrete, vertically-oriented modules. Compared to the previous 
project, the current design proposes a much higher proportion of solid wall planes versus 
glazing, and would be finished in a light-colored limestone plaster material. 

The Planning Department is currently making revisions to the Draft EIR to incorporate and 
analyze these proposed project changes. Prior to any action to approve the revised proposed 
project, the Commission would need to certify a Final EIR for the proposed project. 

STRUCTURAL REPORT 

The project sponsor contends that the structural condition of the existing church is degraded to a 

point that it would not be economically feasible to restore the building. The project sponsor 
commissioned an independent structural report, selecting from a pool of three structural 

engineering firms selected by the Planning Department, and responding to a study scope issued 
by the Department. The attached report (prepared by Murphy Burr Curry, Inc., dated April 17, 

2012) includes the following: 

. A structural review and evaluation of the condition of the building. 
� Floor plans and elevations of the existing building. 

� A description of the necessary work and costs to rehabilitate the building to a "shell" that is 

compliant with the Building Code, without improvements for a specific use. 

� A description of the necessary work and costs to rehabilitate the building for use as a church. 

� Discussion of a variety of alternate uses permitted within the RM-3 District that could be 
inserted into the rehabilitated building, and a description of costs associated development of 

residential uses. 

� Description of the necessary work and costs for several hypothetical "partial preservation" 

scenarios, at various density levels. Under these scenarios, a portion of the church situated 
toward the interior of the lot would be demolished to allow the development of a multi- 
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family residential building. Portions of the church along the streetscape would be retained in 

order to preserve the church as an element of the urban fabric of the neighborhood. 

Staff from the Planning Department and the Department of Building Inspection reviewed the 

description of rehabilitation tasks, as well as the unit costs in the cost estimates for each task. Staff 

believes that the descriptions of tasks and costs are accurate. Ultimately, the report concludes 

that, given the degraded condition of the church, none of the reuse or partial preservation 

scenarios would be financially viable. 

Attachments: 

1) Project Plans, dated May 11, 2012 

2) Structural Report, dated April 17, 2012 

3) Letter regarding Structural Report, Mike Nibbi, dated May 25, 2012 
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1601 Larkin Street

Building Areas and Unit Mix Worksheet

Date Prepared 29 Feb 12
Last Modified 10 May 12

AREAS
Floor Gross Building Area (SF) Net Residential Area (SF)

Basement Level 1 11,096
First Floor 10,587 2,051
Second Floor 8,096 6,321
Third Floor 8,326 6,599
Fourth Floor 8,205 6,487
Fifth Floor 7,907 6,228
Sixth Floor 5,734 4,860

Building Totals (SF) 59,951 32,546

UNIT MIX

Unit Type Quantity

MANAGER'S UNIT (500SF) 1 (not included in count)
UNIT 1B A (634 SF) 2
UNIT 1B B (965 SF) 1
UNIT 2B B (1,370 SF) 1
UNIT 2C (~1,025 SF) 7
UNIT 2D (~1,014 1,116 SF) 4
UNIT 2E (~1,171 1,283 SF) 3
UNIT 2F (~1,026 1,087 SF) 5
UNIT 2H (1,189 SF) 1
UNIT 2K (1,294 SF) 1
UNIT 2J (1,707 SF) 1
UNIT 3B B 1

Total Unit Count 27

OPEN SPACE

Units with Private Usable Open Space* PUOS*
104 37
201 87 60
203 73 60
205 73 60
206 73 60
301 21
303 36
305 36
401 21
403 36
405 36
406 68 60
501 21
503 36 36
505 112 60
601 1428 60

Total PUOS* 2050 600

Required PUOS [27 * 60] 1,620

Remainder of Open Space required 1,357 * Remainder multiplied by 1.33

Common Usable Open Space Provided** 1,836

* PUOS conforming to minimum
requirement of Section 135 and
contributing to Open Space
provision calculation

Total Open Space Provided (Contributing
and Non Contributing) 3,886

**Courtyard area meeting
minimum requirements of
Section 135
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