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PROPERTY DESCRIPTION 

2100 MISSION STREET,  located at  the  southwest corner of Mission and 17th Streets,  in Assessor’s 
Block 3576, Lot 001.  The parcel is zoned Mission NCT (Neighborhood Commercial Transit) District, is 
in a 65‐B Height and Bulk District, and is within the Mission Area Plan.  The subject property contains 
a one‐story, reinforced concrete, commercial building, constructed in 1963.   
 
PROJECT DESCRIPTION 

The proposed project  is  to demolish  the existing building and construct a new  six‐story, 65’‐0”  tall 
building  containing  29  residential  units  over  a  ground  floor  commercial  space.    There would  be 
below‐grade parking  for 15 vehicles and 26 bicycle parking spaces as well as a mini‐park along  the 
west elevation of the proposed building.   Schematic designs and renderings of the proposed project 
have been developed by Stanley Saitowitz / Natoma Architects, Inc., dated June 11, 2009. 
 
INTERIM PERMIT REVIEW PROCEDURES 

The project is subject to the Eastern Neighborhoods Area Plan Interim Permit Review Procedures for 
Historic Resources in effect until the Historic Preservation Commission adopts the Historic Resource 
Survey.  Under these procedures, there are two types or levels of review.   

• The first is for projects that require California Environmental Quality Act (CEQA) review for 
properties  constructed prior  to 1963  that propose demolition or major alteration within  the 
Plan  Area.    These  projects  are  forwarded  in  the  Commission  packets  to  the  Historic 
Preservation Commissioners for comment with information about the proposed project and a 
copy of the Environmental Evaluation application.  No public hearing is required for this type 
of project.   

• The second type is for proposed new construction within the entire areas covered by the Area 
Plan that  is over 55 feet  in height or 10 feet taller than adjacent buildings, built before 1963.  
These  projects will  be  forwarded  to  the Historic  Preservation Commission  for  review  and 
comment during a regularly scheduled hearing with any comments being  forwarded  to  the 
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Planning Department  to  be  incorporated  into  the  project’s  final  environmental  evaluation 
document.  

The proposed project qualifies as a type two project because it is new construction that is over 55 feet 
in height. 
 
SURVEY 

The subject property is located within the area documented in the Inner Mission North Survey (2004), 
which was adopted by the Landmarks Preservation Advisory Board.   At the time of the survey, the 
subject property was not assessed as it was constructed in 1963 and was not yet 50 years old.  The area 
surrounding the subject property was identified in the survey as two, overlapping, potential historic 
districts  eligible  for  local  listing; Mission  Reconstruction  District  and  Inner Mission  Commercial 
Corridor District.     The periods of significance  for both potential districts were  identified as 1906  to 
1913.    In  the  Inner Mission North  Survey,  the  subject  property was  not  identified  as  eligible  or 
potentially  eligible  for  listing  in  the  National  or  California  Register  either  individually  or  as  a 
contributor to a National or California Register eligible district.   
 
The  Inner Mission  Commercial  Corridor,  identified  as  a  potential  historic  district  that  is  locally 
eligible as a collection of pre‐ and post‐1906 residential over commercial and small‐scale commercial 
buildings with a period of significance from 1906 to 1913,  includes Mission Street, between 15th and 
26th Streets, and 17th Street, between Albion and Shotwell Streets.  The Mission Reconstruction District, 
identified in the Inner Mission North Survey as a potential historic district as a collection of post‐1906 
reconstruction buildings with a period of significance from 1906 to 1913, includes an area bounded by 
12th Street, 20th Street, Market Street, Dolores Street, and South Van Ness Street.   

Within  the  area  immediately  surrounding  the  project  site,  there  are  only  a  handful  of  potential 
contributory resources built within the periods of significance for both the Commercial Corridor and 
Reconstruction districts, and the overall visually continuity of the potential districts is low.  A three‐
story residential over commercial building (constructed in 1912) is located directly south of the subject 
property and a four‐story, residential building (constructed in 1925) is located directly west. 

 
ENVIRONMENTAL REVIEW STATUS 

The Planning Department is in the process of reviewing the Environmental Evaluation application for 
the proposed projects.  A Historic Resource Evaluation report (HRE), prepared by Knapp Architects, 
has  been  submitted  for  review  with  findings  that  the  subject  property  does  not  appear  to  be  a 
historical resource and that the proposed project does not appear to constitute a significant impact to 
off‐site historical resources.   The Department preliminarily concurs with these findings although we 
disagree with  the Knapp  report  finding  that  the proposed new construction  is compatible with  the 
character‐defining  features  of  the  potential  historic districts.   While  the proposed project does  not 
fully  conform  to  the  Secretary’s  Standards,  it  does  not  appear  that  it would materially  impair  the 
diverse setting of the potential districts such that they could no longer convey historic significance.   
 
These  potential  historic  districts  cover  numerous  blocks  of  the Mission  neighborhood  and  have  a 
fairly narrow period of significance (1906‐1913).  This means that while a majority of buildings in the 
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potential districts were initially constructed during this busy phase of reconstruction, there are also a 
large  number  of  properties  that  have  been  developed,  or  redeveloped,  since  1913.    Therefore,  an 
existing  characteristic  of  the  potential  districts  is  that  potential  contributing  buildings  are 
intermingled with  numerous  buildings  that  do  not  contribute,  and  that  overall  visual  continuity 
within the districts is low.  This seems particularly true at the project site where the concentration of 
potential contributors  is quite  low and where there are several  larger buildings built  in the 1920s to 
present.   

In  this diverse  context,  the proposed project would  replace a non‐contributor with a contemporary 
design that is clearly differentiated from the old.  Like its neighbors, the proposed building is built to 
the lot lines and provides setbacks that focus the massing toward the street intersection as appropriate 
for a corner building.   The setback on the east elevation steps the building down toward the shorter 
buildings along Mission Street while  the side setback at  the west elevation provides a physical and 
visual break with buildings on 17th Street.   While  the proposed design does not “establish  linkages 
with design characteristics of  the surrounding buildings,”1 and  is not compatible with architectural 
features of the surroundings per Standard 9 of the Secretary of the Interior’s Standards for Rehabilitation 
(Secretary’s Standards),  it does not  appear  that  it would materially  impair  the diverse  setting of  the 
potential districts such that they could no longer convey historic significance.   

Therefore,  the Department’s preliminary  findings  is  that while  the proposed project does not  fully 
conform to the Secretary’s Standards, it does not appear that it would result in an adverse effect to off‐
site  historic  resources  including  the  potential  Inner Mission  Commercial  Corridor  District  or  the 
Mission Reconstruction District.   
 
ACTION 

The Department  is requesting  the comments of  the Historic Preservation Commission as part of the 
Department’s preparation of documentation pursuant to the CEQA, and prior to public notification of 
the proposed project.   Pursuant  to  the Eastern Neighborhoods  Interim Permit Review Procedures, 
which are intended as a precautionary measure against the loss of potential historical resources in the 
interim period between Plan adoption and Survey completion,  the Department  seeks comments on 
the following aspects of the proposed project:   
 

• Whether the level of historical resource evaluation and analysis of potential impacts pursuant 
to the CEQA appears appropriate. 

 
• Whether  the proposed project poses a potential significant  impact  to historical resources.   If 

so, what revisions would be recommended to reduce such potential impacts?  
 
ATTACHMENTS 
Sanborn Map 
Aerial Photographs 
Project Sponsor Environmental Evaluation Application  
Project Sponsor Plans and photographs 

                                                 
1 San Francisco Planning Department, Inner Mission North 1853‐1943 Context Statement, 2005, p. 42. 
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ADOPTING FINDINGS RELATED TO THE INTERIM PROCEDURES FOR PERMIT REVIEW IN THE EASTERN 
NEIGHBORHOODS PLAN AREA FOR THE PROPOSED DEMOLITION OF AN EXISTING ONE-STORY, 
INDUSTRIAL/COMMERCIAL BUILDING CONSTRUCTED IN 1963 AND CONSTRUCTION OF A SIX-STORY, 65’-
0” TALL, BUILDING FOR RESIDENTIAL OVER COMMERICAL AND PARKING AT 2100 MISSION STREET 
(ASSESSOR'S BLOCK 3576, LOT 001), LOCATED WITHIN MISSION STREET NCT (NEIGHBORHOOD 
COMMERCIAL TRANSIT) DISTRICT AND A 65-B HEIGHT AND BULK DISTRICT. 
 
PREAMBLE 
 
1. On August 7, 2008, the San Francisco Planning Commission certified the Final Environmental Impact 

Report (FEIR) for the Eastern Neighborhoods Rezoning and Area Plans (Case No. 2004.0160E).  The 
FEIR  analyzed  amendments  to  the  Planning  Code  and  Zoning  Maps  and  to  the  Eastern 
Neighborhoods, an element of the San Francisco General Plan.  The FEIR analysis was based upon an 
assumed development and activity that were anticipated to occur under the Eastern Neighborhoods 
Rezoning and Area Plans.  

2. The FEIR provided Interim Permit Review Procedures for Historic Resources that would be in effect 
until  the Historic  Preservation  Commission  (HPC)  adopts  the Historic  Resource  Survey.    These 
procedures were developed  to provide additional protection  for potential historic resources within 
the Plan Area while  the historic  resources  survey  is being  completed. Once  the historic  resources 
survey  is endorsed and  the Plan  is amended  to  incorporate  the results of the survey, these policies 
would expire and the Preservation Policies in the Area Plan would become effective.   

There are two types of review per the Interim Procedures.  The first type is for projects that propose 
demolition or major alteration to a property constructed prior to 1963 within the Plan Area.   These 
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CASE NO. 2009.0880E
2100 Mission Street

projects shall be forwarded in the Commission packets to the Historic Preservation Commission for 
comment with information about the proposed project and a copy of the Environmental Evaluation 
application.    The  HPC members may  forward  comments  directly  to  the  Environmental  Review 
Officer and Preservation Coordinator.  No public hearing is required.  

The second type of review is for projects that propose new construction within the Plan Area over 55 
feet, or 10 feet taller than adjacent buildings, built before 1963.  These projects shall be forwarded to 
the HPC  for  review  and  comment during  a  regularly  scheduled hearing.   After  such hearing,  the 
HPC’s comment will be  forwarded  to  the Planning Department  for  incorporation  into  the project’s 
final submittal and in advance of any required final hearing before the Planning Commission.  

3. On  September  21,  2009,  pursuant  to  the  provisions  of  the  California  Environmental Quality Act 
(“CEQA”), the State CEQA Guidelines, and Chapter 31 of the San Francisco Administrative Code, the 
Planning Department  (“Department”)  received  an Environmental Evaluation Application  form  for 
the  Project,  in  order  that  it might  conduct  an  initial  evaluation  to  determine whether  the  Project 
might have a significant impact on the environment. 

4. On August  4,  2010,  the Department  presented  the  proposed  project  to  the Historic  Preservation 
Commission.  The  Commission’s  comments would  be  forwarded  to  the  Planning Department  for 
incorporation  into  the project’s  final submittal and  in advance of any required  final hearing before 
the Planning Commission.  

COMMENTS 
Having  reviewed  the materials  identified  in  the  recitals  above,  and  having  heard  all  testimony  and 
arguments, this Commission has provided the following comments regarding the proposed project: 

1.    

2.      

3. 

4. 

 

I hereby certify that the foregoing Motion was ADOPTED by the Historic Preservation Commission at its 
regularly scheduled meeting on August 4, 2010. 

 

Linda D. Avery 
Commission Secretary 

AYES:    

NAYES: 

ABSENT:   

ADOPTED:  August 4, 2010  



*The Sanborn Maps in San Francisco have not been updated since 1998, and  this map may not accurately reflect existing conditions.
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I .  H ISTORIC  RESOURCE  EVALUATION  REPORT  
 
 
Executive Summary 
 
Scope of Report 
The scope of this report will establish a baseline of information for the proposed project 
at 2100 Mission Street. This report will discuss the building’s history, as well as evaluate 
the project sponsor’s proposal to demolish the existing building, and assess the com-
patibility of the proposed new building within the existing context, which has  been de-
termined by survey to be a potential historic district. 
 
Findings 
The existing one-story building, used for commercial purposes, that is located at 2100 
Mission Street is proposed to be demolished. Built in 1963, the building is not a historic 
resource under the California Environmental Quality Act (CEQA). The property is lo-
cated in two eligible historic districts identified by Planning Department survey. The sub-
ject property is not eligible as either an individual contributor or as a contributor to either 
historic district.  
 
The project sponsor’s proposed design for a new six-story building for residential and 
commercial use would be clearly differentiated in architectural language and materials 
from the nearby contributing historic buildings, but would share the design principles 
underlying their historic styles of architecture. The proposed building would fall within 
the prevailing height, form, and siting characteristics of the two districts.   
 
 
Introduction  
 
Purpose of the Report 
This Historic Resource Evaluation (HRER) has been prepared at the request of property 
owner Timothy Mueller for the site (Assessor’s Parcel Number, Block 3576 and Lot 001, 
which is old block 69 of the Mission Survey) that is located at the southwest corner of 
the intersection of Mission Street and 17th Street in San Francisco’s Mission neighbor-
hood. The address is commonly known as 2100 Mission Street. 
 
Project Description 
The site is located within the boundaries of the Inner Mission Commercial Corridor and 
the Mission Reconstruction District, both of which have been identified through survey 
as potential historic districts eligible to the California Register of Historic Resources. 
This report discusses the compatibility of the proposed new building with nearby con-
tributing properties in the two districts. (For brevity, they will be referred to in this report 
as the Reconstruction District and the Commercial Corridor.) 
 
The existing building, constructed in 1963, is being proposed to be demolished. In its 
place a new 25,978 square-foot building would be constructed. The new building would 
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be six stories high and contain 29 residential units over a ground floor commercial 
space. Included would be underground parking for 15 vehicles and 26 bicycle stalls. A 
mini-park would be available for public use.  
 
Methodology 
Christopher Pollock, under the direction of Frederic Knapp,1 conducted an intensive sur-
vey of the project site during March of 2010, photographing and examining the physical 
fabric of the subject building and its physical surroundings. The area of focus was Mis-
sion Street, between 16th and 18th Street and 17th Street, between Valencia Street and 
South Van Ness Avenue, including alleys and sub-streets. In particular, Mission Street 
and 17th Street were reviewed in greater detail to understand the context. 
 
Research was conducted at the San Francisco Public Library-San Francisco History 
Center, San Francisco Office of the Assessor-Recorder, and San Francisco Planning 
Department’s archives. Online resources were also consulted. 
 
Background Documents 
This report follows the general principles of the City of San Francisco’s “Scope of Work 
for San Francisco Historical Resource Evaluation Reports.2 A draft outline was submit-
ted for review and approved by the Planning Department. The following historic evalua-
tion documents are informative about the area surrounding the subject site: Inner Mis-
sion Commercial Corridor (DPR 523D)3, Mission Reconstruction District (523D)4 and 
Inner Mission North Context Statement.5 The property at 2100 Mission Street was not 
specifically mentioned in these documents since it does not fall within the period of sig-
nificance within either district. 

 
 
Evaluation of Existing Structure 
 
Building Description 
The building is located on the southwest corner of the intersection of Mission Street, 
which runs north to south, and 17th Street, which runs east to west in the Mission Dis-
trict. The groundplane slopes up slightly to the west from the east. The lot is a rectangle 
with its long axis running east to west. A three-story residential building is located di-
rectly to the south of the subject building and a four story residential building is located 
directly to the west. Across the streets are a variety of buildings of differing heights that 
are commercial, residential, or a combination of the two. A concrete sidewalk, with curb-

                                                 
1 Frederic Knapp, AIA, meets The Secretary of the Interior’s Professional Qualification Standards in Historic Architec-
ture and Architecture (36 Code of Federal Regulations 61). 
2 City and County of San Francisco Planning Department, “Scope of Work for San Francisco Historical 
Resource Evaluation Reports,” (non-archeological), final draft October 8, 2004. 
3 City and County of San Francisco Planning Department, “Inner Mission Commercial Corridor,” DPR 
523D form, District Record, September 30, 2005. 
4 City and County of San Francisco Planning Department, “Mission Reconstruction District,” DPR 523D 
form, District Record, May 25, 2004, updated November 2, 2007. 
5 City and County of San Francisco Planning Department, “Inner Mission North 1853-1943 Context State-
ment,” 2005. 
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ing of the same material abuts both faces of the building. The sidewalks contain utility 
poles for lighting and MUNI overhead wires as well as parking meters. Utilities are un-
dergrounded. There is a wheelchair curb cut at the intersection and vehicular curb cuts 
in the north and south sidewalks. Addresses associated with this lot over time have in-
cluded 2100, 2104, 2108 and 2112 Mission Street, as well as 3311 17th Street, since it 
had five different lease spaces in the property’s earlier history. 

 
The existing one-story building occupies the entire lot. The first floor comprises 6,370 
square feet and the mezzanine is 1,260 square feet, for a total of 7,630 square feet. The 
building’s mass is a rectangle with its long axis running east to west. The main entrance 
is located on the east elevation, while a vehicle entrance occurs on the north.  

 
The east elevation has one large recessed opening which contains the main entry store-
front. Flanking both sides of the entry, which is offset from center to the north, are fixed 
ribbon windows framed in closely spaced vertical aluminum mullions. The windows sit 
on a low concrete wall on the north side and a low plywood faced wall on the south. The 
head of all the building’s openings is halfway up the height of the facades.  
 
The north elevation is separated into five equal bays. The bays are divided by closely 
spaced pairs of wide V-groove reveals which run the full height of the façade from the 
sidewalk. There are large fixed windows centered in the three bays at the east end of 
the elevation. The windows are framed in aluminum and each is divided equally in half 
vertically. The fourth bay has a vehicular opening with a metal roll-up door, and the fifth 
bay is a solid wall. 
 
The exterior is entirely painted concrete is mostly flush and without any decoration ex-
cept reveals on the north facade. 
 
A rear illuminated, two-sided blade sign hangs off the northeast corner of the building at 
a 45 degree angle in plan. Two identical rear illuminated box signs are mounted on the 
façade, one is centered on the east façade and the other is offset on the north façade, 
and located near the blade sign. There are smaller blank boxes mounted above each 
box sign.  Each sign has the phrase “ONE $ STORE” in translucent lettering. 
 
The ridge of the low-slope roof runs east to west. A flat top parapet encloses the tar and 
gravel covered roof.  
 
The clear span roof structure is supported by steel columns which are encased in con-
crete. Between the columns the perimeter walls on the north and east are reinforced 
concrete. On the south and west the walls are brick. The roof system is composed of 
glulam beams spanning the entire 70 foot width from north to south. Joists span the 
beams and the structure is covered with plywood and a tar and gravel covered roof. 

 
Most of the east elevation is constructed as an unobstructed opening of some 11 feet 
high by 60 feet wide, flanked at each side by five feet of wall. The header over the open-
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ing is a huge precast reinforced concrete beam which was set in place and the flanking 
columns poured in place. 

 
The columnless open plan interior has a mezzanine with two toilet rooms and storage 
below occupying the bay next to the west wall of the building. The floor is a concrete 
slab on grade. 

 
Building History 
The property was shown to have been owned by Jennie Gilbert as of January 27, 1908 
as cited in a map book created by the City after the Earthquake and Fire of 1906.6 In 
that book the lot is shown to be 70 feet in the north to south direction and 91 feet in the 
east to west direction. A building was constructed on the site in 1910 for Charles A. 
Goss which was one-story high and was divided into five lease spaces, one facing 17th 
Street and four facing Mission Street. That structure was demolished and the existing 
building was constructed in 1963 according to the Assessor-Recorder records. 

 
The building was designed by Russell H. Fuller, a structural engineer who practiced in 
San Francisco. The permit was to make “additions, alterations or repairs”7 to the exist-
ing 1910 building. Although this project was declared as an alteration, only the existing 
17-foot high brick walls on the south and west elevations remained and the balance was 
replaced, including the entire floor, roof structure, and walls on the north and east. The 
construction cost was cited in the permit as $25,000, which noted that the building 
would be used as a brake shop. 

 
There have been two owners of the existing building. On February 14, 1962 Elmer and 
Leona Skinner acquired the property just before they had the existing building con-
structed. On February 27, 1984 Timothy Mueller, who is the current owner, purchased 
the property. 

 
There have been two occupants of the building. Four Wheel Brake Service leased the 
property from 1963 through April 2005 and One $ Store, the current tenant, leased the 
property starting in June of 2005.    

 
Alterations 
(This assumes that removal of much of the 1910 building was not really an alteration, 
using today’s Planning standards, but rather a demolition.) The facade originally had a 
single, wide opening that was closed with operable metal gates. A portion of the glass 
storefront that is north of the main entry was installed in 1966 for $2,000 and the interior 
mezzanine was added in the same year for $5,000. (A mezzanine appears in the origi-
nal drawings but its construction was carried out at the later date.) The infill of the re-
maining façade opening, consisting of the entry doors and storefront to the south of the 

                                                 
6 City and County of San Francisco Office of the Assessor-Recorder, “Map Book, Mission, Pages 1093-
1159,” sheet 1117.  
7 City and County of San Francisco Planning Department, “Application of Elmer and Leona Skinner for 
permit to make additions, alterations or repairs to building at S.W. corner, 17th and Mission St., (2100 
Mission),” approved by building department on March 16, 1962. 
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main entry doors, were added at a later unknown date, possibly in 2005. The signage 
boxes and blade sign are original to the building, while the blank boxes above the wall 
mounted signage boxes are a later addition. The roof was replaced in 1995 for a cost of 
$18,500.  
 
California Register 
The California Register of Historic Resources (CRHR) is a guide to important architec-
tural, archaeological and historical resources in the State of California. Resources can 
be listed in the California Register through a variety of methods. State Historical Land-
marks and National Register-eligible properties (both listed and formal determinations of 
eligibility) are automatically listed. Properties can also be nominated to the California 
Register by local governments, organizations or private citizens. This includes proper-
ties identified in historical resource surveys with California Historic Resource Status 
Codes of 1 to 5 and resources designated as local landmarks or listed by city or county 
ordinance. The criteria used by the California Register for determining eligibility are 
based on the criteria developed by the National Park Service for the National Register. 
In order to be eligible for the California Register, a property must be demonstrated to be 
significant under one or more of the following criteria: 
 

Criteria for Designation8 
■   Associated with events that have made a significant contribution to the broad 

patterns of local or regional history or the cultural heritage of California or the 
United States (Criterion 1).  

 
■  Associated with the lives of persons important to local, California or national 

history (Criterion 2). 
 
■   Embodies the distinctive characteristics of a type, period, region or method of 

construction or represents the work of a master or possesses high artistic 
values (Criterion 3). 

 
■  Has yielded, or has the potential to yield, information important to the prehis-

tory or history of the local area, California or the nation (Criterion 4). 
 

CRHR Eligibility 
The property at 2100 Mission Street is not individually eligible to the California Register 
because the building is not yet 50 years old, the threshold when a building may become 
eligible to be evaluated, unless it is of special importance. Under Criterion 1 this building 
is not associated with any known significant events. No known person(s) of importance 
is associated with the property under Criterion 2. The building does not embody a dis-
tinctive character or high artistic values relative to Criterion 3. The property has not 
been previously identified as eligible for listing under Criterion 4. The assessment of po-
tential archeological significance is beyond the scope of this report.  

                                                 
8 California State Office of Historic Preservation, Department of Parks and Recreation. Technical Assis-
tance Series #5 California Register of Historical Resources: The Listing Process, Criteria for Listing: 
http://ohp.parks.ca.gov/?page_id=21238 
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The property at 2100 Mission Street is not a contributor to a historic district, because the 
building is not yet 50 years old, the threshold when a building may become eligible to be 
evaluated, unless it is of special importance. Its construction date, historical associa-
tions, and physical characteristics do not fit the registration criteria for the Mission Re-
construction or Commercial Corridor districts. 
 
 
Historic Districts: Nearby Context and Its Features 
 
Commercial Corridor 
The existing building is located within the Commercial Corridor but it is not a contributor 
to the district. The period of significance for the Commercial Corridor is 1906-1931. This 
starts with reconstruction after the 1906 event and ends with construction of the last 
residential-over-commercial property in the commercial strip.  
 
Reconstruction District 
It is located within the boundary of the Mission Reconstruction District9 but it is not a 
contributor to the district. The period of significance for the district is 1906 to 1913, the 
period of reconstruction after the 1906 event. The subject property is not listed in the 
Detailed Description section of the form which lists properties that have been evaluated. 
The form contains information in the form of a detailed description, boundary descrip-
tion, boundary justification and significance. 
 
Liberty Hill District 
The subject building is located near the Liberty Hill Historic District10 but it is not a po-
tential contributor to the district.  

 
Description 
The nearby area is composed of a broad variety of heights of buildings, ranging from 
one story to five stories high. The massing is generally rectangular. Most of the build-
ings in this area, especially along Mission Street, have a first floor retail space with resi-
dential units above. Siting of most of the buildings is tight to the street lot line and the 
full width of the lot. Large footprint and sometimes taller buildings anchor the corner lots. 
The main materials are glass storefront at the street level retail and wood siding or 
stucco on the upper floors. 

 
Contributing Buildings 
Within the study area, there are numerous contributing buildings which display charac-
ter defining features. The following buildings in the subject block of Mission Street are 
called out as contributors to the Commercial Corridor: 2072-2074 Mission, 2090 Mis-
sion, 2080-2086 Mission, 2060-2062 Mission, 2056-2058 Mission, 2044-2046 Mission, 

                                                 
9 City and County of San Francisco Planning Department, “Mission Reconstruction District”  
10 City and County of San Francisco Planning Department, Zoning Map of the City of San Francisco, 
PD07. 
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2026-2030 Mission, 2032-2034 Mission, 2059-2065 Mission, 2135-2137 Mission, and 
2069-2071 Mission. 

 
Contributing Building Features 
Within the defined area of the nearby context, the prevailing features include buildings 
that are one- to five-stories high with the majority being three stories. The buildings 
have a base with upper floors topped by a cornice. A pair of vertically stacked bay win-
dows is common. The predominant exterior finish is wood siding or stucco. Corner 
buildings are generally larger. 
 
 
Description of Proposed Project  
 
The proposed building’s south, north and east elevations would be tight to the property 
lines, while the west would be held back from the property line to allow for a public mini-
park. The main entry would occur within a large recessed corner at the street intersec-
tion. A vehicle entrance would occur on the north façade with a curb cut in the sidewalk. 
The building would be 65 feet high overall. 
 
The main mass would be two irregular L-shaped forms in plan layered on top of each 
other. The first and second floors’ shape would have the inside corner of the L-shape 
facing the northeast and the third through sixth floors’ inside corner would be facing 
southeast. A small, square penthouse would be located just off center of the L-shape.  
 
The facades would be composed of a base, infill above and cornice line. A storefront 
system would occur in the base and vertical bands of window bays divided by flat walls, 
whose facades would be entirely faced with louvers, would comprise the infill above the 
base. A line of narrower louvers would serve as a cornice line at the roof. The principal 
roof of the sixth floor is flat as are the roofs of the fourth floor and penthouse. 

 
The materials of the first floor facades would be full height clear glass set in matte ex-
truded clear aluminum storefront system. The second through sixth floor facades would 
be completely faced in operable vertical louvers, one continuous horizontal band per 
floor. The chassis to hold the louvers would be a continuous horizontal element at each 
floor level. The cornice would consist of a narrow band of the same aluminum louvers. 
Behind all the louvers there would be a smooth finish surface of a wood or composition 
board.  
 
The base would be storefront glass like many buildings in the immediate area. The en-
try, like the storefronts in the area, is recessed. Here there would be split circulation, 
one door to the commercial space and the other to access the residential units. Much of 
the perception of the upper portion of the building will be the extruded matte clear ano-
dized aluminum fins which would control heat, light and acoustic penetration. These 
would be activated as groupings. These fins would be user controlled and consequently 
would give a random visual effect to the exterior which could change at the control of 
the various building occupants.  
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Windows on the first floor would be continuous clear glazing. This is the neighborhood 
standard for most of the larger buildings in the area. Windows on the upper floors would 
be stacked in regular patterns of vertical openings which echo the layout of vertically 
stacked windows that occur in the neighborhood context.  
 
 
Evaluation of Compatibility of Proposed Building with Prevailing Features of Con-
tributing Buildings in Nearby Context of Potential Historic Districts 
 
The following evaluation considers the building height, massing, height of stories, win-
dow proportions and framing, material and color, horizontal and vertical articulation, set-
backs, and other design elements. Additionally, observations of conditions in adjacent 
contributing buildings are evaluated in relation to the proposed design and how it would 
fit into the districts. 
 
The Inner Mission North Context Statement states that: 

“Positive urban design elements of the streetscape such as the proportion of 
street and sidewalk to adjacent building heights, landscaping and street trees, 
artwork and street furniture should be preserved and enhanced with the goal of 
maintaining and improving the established character and yet allowing the many 
functions of a neighborhood oriented, commercial area to be carried out in a 
pleasant and attractive environment. 
 
“New development near buildings of historic or architectural importance should 
harmonize with the historic fabric. Slavish imitation of historic styles should be 
avoided and innovative new architecture, which contributes positively to the es-
tablished urban design character of the district, encouraged. The design of new 
structures should establish linkages with design characteristics of the surround-
ing buildings such as building height, massing, height of stories, window propor-
tions and framing, material and color, horizontal and vertical articulation, set-
backs, stairs and other design elements. 
 
“New development in historic or conservation districts, should respect the exist-
ing development pattern and scale, height of adjacent buildings, open space cor-
ridors in the interior of the block, facade design and rhythm, and special features 
characteristic of buildings in the particular district.”11  

 
The Secretary of the Interior's Standards for Rehabilitation, Standard 9 states that 

“New additions, exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differenti-
ated from the old and shall be compatible with the massing, size, scale, and ar-
chitectural features to protect the historic integrity of the property and its envi-
ronment.”12 

                                                 
11 “Inner Mission North 1853-1943 Context Statement, p. 42. 
12 National Park Service (NPS). The Secretary of the Interior's Standards for Rehabilitation: 
http://www.nps.gov/history/hps/tps/tax/rhb/stand.htm 
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The height of buildings within the area varies from one to five-stories. The six-story 
height is somewhat mitigated by stepping the east façade’s south edge down to the 
height of the adjacent building to the south. The composition of the mass has voids 
which break down the apparent height at the building's outside edge on both facades. 
While the proposed building would be one of the tallest buildings within the context, it 
would fall within the existing range of building heights. The existing building similarly 
falls within the range found in the context (and the two potential districts), and it is simi-
larly at one end of the range, at just one story in height. 

 
The three-dimensional bulk of the building is not dissimilar to others around it -- many 
street corner buildings in the area are larger in height and bulk than mid-block buildings. 
The building is in scale with those in the area and would anchor this corner of the inter-
section. The windows are stacked in regular patterns. Their ratio of solid-to-void is more 
dense on the Mission Street façade and in keeping with the ratio of existing buildings 
nearby. On the 17th Street façade there are fewer windows, which is common on a sec-
ondary façade. The base has a setback entry at the corner which occurs in some build-
ings nearby. The floors above are articulated by their windows, but their visibility will 
vary depending on the adjustment of the louver groupings at any given time. The fins at 
the top level would be fixed, so this continuous band would contrast with the changing 
and independent sub-areas of fins within each of the lower floors. This would give an 
impression of a continuous top cap which is not unlike the large Thrift Town building at 
2101 Mission and the somewhat smaller Last’s Paint building at 2141 Mission, both 
across the street. 
 
The proposed building would not employ the language of the contributing buildings of 
the two historic districts, being obviously different from the Classical Revival, Edward-
ian, and Mission Revival buildings nearby. It would be clearly differentiated from the 
contributing buildings, and could not create a perception that it is new but was designed 
to mimic buildings constructed during the period of significance, thus blurring the distinc-
tion between historic buildings and imitations. The design follows the recommendation 
in the context statement that “Slavish imitation of historic styles should be avoided and 
innovative new architecture, which contributes positively to the established urban design 
character of the district, encouraged.” The design of the new building would be com-
patible with the massing, size, corner siting, and display of mixed of uses (ground floor 
retail/upper floor residential)  that characterize the districts.  
 
The proposed building would employ contemporary materials and details in a way that 
parallels the design principles which underlie the contributing buildings. Its architectural 
features would be contemporary, instead of employing the same features as historic 
buildings (e.g. window trim, belt courses, articulation of wood or stucco) while varying 
them only in detail, as some designs do in order to achieve compatibility. Per the Inner 
Mission North Context Statement, it avoids 'slavish imitation of historic styles' and is 'in-
novative new architecture' which respects the development pattern and scale of existing 
buildings. 
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While rectangular in overall massing, the building would be subtly divided into three ho-
rizontal zones, corresponding to the classical base-shaft-capital (cornice) composition. 
The ground floor storefront glazing (itself a common element among contributing build-
ings) would comprise the base, with the residential floors being the infill or shaft, and the 
single, continuous band of fixed slats making up the cornice. The primary walls would 
be composed of a flat board material, with vertical aluminum fins (divided into sub-areas 
on each floor, adjustable by building users except at the cornice) mounted on its face. 
The fins would be divided at each floor level, articulating the floors the same way belt 
courses and intermediate cornices do on historic buildings. The flat board substrate 
would share the monolithic visual property of stucco, while the fins would have the 
small-grained, repetitive quality of wood siding. The solid-void ratio of the windows and 
the organization of windows into simple, regular bays would be very similar to what is 
seen on the contributing buildings. 

 
 
Cumulative Impacts 
 
It is possible for a project to have a less-than-significant impact individually, but to be 
part of a larger pattern which causes a significant impact if a group of projects are con-
sidered simultaneously. This section considers whether the proposed project could have 
a significant impact on the district in combination with other new buildings in the vicinity. 
 
To set the context, the following is a list of recently constructed buildings (since 1960) 
which occur in the study area:  
3027 16th Street (1969) 
3043 16th Street (1986) 
3375 17th (2003) 
3338-3388 17th Street (?) 
36 Hoff Street (1986) 
88 Hoff Street (2000) 
2045 Mission Street (1981) 
75 Rondel Street (2002) 
77 Rondel Street (1999) 
85 Sycamore Street (2002) 
 
The following is a list of proposed projects in the study area: 
2138 Mission Street, proposed demolition and new construction of a 4-story building 
 
The existing building is proposed to be demolished and replaced. It is not an individual 
historic resource. The building is located within two historic districts identified through 
survey,  but it is not a contributor to a historic district. Although other new buildings have 
been constructed in the study area since 1960 and additional projects are anticipated, 
these projects as a group would not have a significant impact on either district. Because 
the district survey is recent, the Planning Department’s determination that two potential 
districts exist in this part of the Mission shows that past projects did not impair the integ-
rity of the districts at the time of the survey. The projects developed since then are too 
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few in number and too limited in scale to cause an impact. Furthermore, the existing 
building at 2100 Mission Street was constructed well after the period of significance of 
the districts and lacks the physical character of contributing buildings, so it already plays 
a role in the districts that is similar to that of the proposed building. Because the pro-
posed building would incorporate residential as well as commercial use and would have 
much more articulation than the existing building, it would be no more of an anomaly in 
comparison to the contributing buildings than the existing one is, even though it would 
be larger in scale. 
   
 
Mitigations 
 
No mitigation is required under CEQA as the existing building does not appear to be an 
individual historic resource or a contributor to a historic district. The proposed building 
would not cause a material impairment to either district, and would therefore have a less 
than significant effect on historic resources. 
 
 
Conclusions 
 
The existing building would be demolished and a new building would replace it. The site 
is located within two potential historic districts identified by the Inner Mission North sur-
vey conducted by the Planning Department. The existing one-story commercial building 
at 2100 Mission Street does not appear to be eligible for the California Register as an 
individual resource or as a contributor to either historic district. 
 
The proposed building would share the design principles which characterize the district, 
and would be compatible with it in scale and siting. The ground floor retail spaces would 
have storefront on the streets as the contributing buildings generally do; the building 
would mark the corner with its notched entry; and the basic composition of a rectangular 
mass articulated in a base-shaft-capital sequence, with regular window bays punctuat-
ing solid walls, would correspond to the character of nearby contributing buildings in the 
two districts. 
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Map of San Francisco. Map courtesy of Google.com, 2010. 
 
 
 
 
 
 

Map of area around 2100 Mission Street. Map courtesy of Google.com, 2010. 
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C .  SANBORN  F IRE INSURANCE MAPS 
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Sanborn Fire Insurance Map, San Francisco, 1913-1915, vol. 6, 1914, Sheet 549.  

 

 
Detail of Sanborn Fire Insurance Map, San Francisco, 1913-1915, vol. 6, 1914, Sheet 
549. 
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Sanborn Fire Insurance Map, San Francisco, 1913-Dec. 1950, vol. 6, 1914-Dec. 1950, 
Sheet 549. 

 
 
 

Sanborn Fire Insurance Map, San Francisco, 1913-Dec. 1950, vol. 6, 1914-Dec. 
1950, Sheet 549. 
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D .  BUILDING PERMITS 
 
 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 

 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 

 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                 

 

 



Historic Resource Evaluation Report                                              2100 Mission Street, San Francisco, CA 

23 July 2010                                                

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
E .  DPR 523A FORM 
 
 



State of California ⎯ The Resources Agency  Primary #   
DEPARTMENT OF PARKS AND RECREATION  HRI #   

PRIMARY RECORD    Trinomial   
       NRHP Status Code  
    Other Listings  
 Review Code  Reviewer  Date   
Page   1   of   4 *Resource Name or #:  2100 Mission Street 
 
P1.  Other Identifier: Same as 

*P2.  Location:   Not for Publication    ■ Unrestricted *a. County: San Francisco 
and (P2b and P2c or P2d.  Attach a Location Map as necessary.) 

    *b.  USGS 7.5' Quad:  Oakland West Date: 1993 T  ; R  ;  ¼ of  ¼ of Sec  ; M.D. B.M. 
 c.  Address:  2100 Mission Street City: San Francisco  Zip: 94110  
 d.  UTM:  Zone:  10 ;   mE/   mN (G.P.S.)  
 e.  Other Locational Data:  Assessor’s Parcel Number, Block 3576 and Lot 001  Elevation:   
 

*P3a.  Description: 
The building is located on the southwest corner of the intersection of Mission Street, which runs 
north to south, and 17th Street, which runs east to west in the Mission District. (Continued on page 
2.) 
 

*P3b.  Resource Attributes: HP6. 1-3 story commercial building 
 

*P4.  Resources Present: ■ Building Structure Object Site District Element of District Other (Isolates, etc.) 
 
P5b.  Description of Photo: View 
from intersection of 17th 
Street and Mission Street 
looking southwest. Image 
courtesy of Knapp 
Architects, 2010, #100315 
003.jpg. 
 
 

*P6.  Date Constructed/Age and 
Sources: ■ Historic  

Prehistoric Both 
1963, alteration permit 
 

*P7.  Owner and Address:  
Timothy Muller, Harrigan Weidenmuller Co., 300 Montgomery St. # 800, 
San Francisco, CA 94104 
 
*P8.  Recorded by:  Frederic Knapp, Knapp Architects, 235 Montgomery Street, Suite 747, San 
Francisco, CA 94104-2918   
 

*P9.  Date Recorded: March 25, 2010 
   

*P10.  Survey Type: Intensive  
 

*P11.  Report Citation:  
“Historic Resource Evaluation Report for 2100 Mission Street,” San Francisco, CA: Knapp 
Architects, 2010. 
 

*Attachments: NONE  ■ Location Map  Sketch Map  Continuation Sheet  Building, Structure, and Object Record 
Archaeological Record  District Record  Linear Feature Record  Milling Station Record  Rock Art Record 
Artifact Record  Photograph Record   Other (List):  

DPR 523A (1/95) *Required information 



State of California ⎯ The Resources Agency Primary #   
DEPARTMENT OF PARKS AND RECREATION HRI#   
CONTINUATION SHEET Trinomial   
Page  2   of  4 *Resource Name or # 2100 Mission Street   
 
*P3a.  Description: (continued) 
The groundplane slopes up slightly to the west from the east. The lot is a rectangle with its long 
axis running east to west. A three-story residential building is located directly to the south of the 
subject building and a four story residential building is located directly to the west. Across the 
streets are a variety of buildings of differing heights that are commercial, residential, or a 
combination of the two. A concrete sidewalk, with curbing of the same material abuts both faces of 
the building. The sidewalks contain utility poles for lighting and MUNI overhead wires as well as 
parking meters. Utilities are undergrounded. There is a wheelchair curb cut at the intersection and 
vehicular curb cuts in the north and south sidewalks. Addresses associated with this lot over time 
have included 2100, 2104, 2108 and 2112 Mission Street, as well as 3311 17th Street, since it had 
five different lease spaces in the property’s earlier history. 

 
The existing one-story building occupies the entire lot. The first floor comprises 6,370 square feet 
and the mezzanine is 1,260 square feet, for a total of 7,630 square feet. The building’s mass is a 
rectangle with its long axis running east to west. The main entrance is located on the east 
elevation, while a vehicle entrance occurs on the north.  

 
The east elevation has one large recessed opening which contains the main entry storefront. 
Flanking both sides of the entry, which is offset from center to the north, are fixed ribbon windows 
framed in closely spaced vertical aluminum mullions. The windows sit on a low concrete wall on 
the north side and a low plywoodfaced wall on the south. The head of all the building’s openings is 
halfway up the height of the facades.  
 
The north elevation is separated into five equal bays. The bays are divided by closely spaced 
pairs of wide V-groove reveals which run the full height of the façade from the sidewalk. There are 
large fixed windows centered in the three bays at the east end of the elevation. The windows are 
framed in aluminum and each is divided equally in half vertically. The fourth bay has a vehicular 
opening with a metal roll-up door, and the fifth bay is a solid wall. 
 
The exterior is entirely painted concrete is mostly flush and without any decoration except reveals 
on the north facade. 
 
A rear illuminated, two-sided blade sign hangs off the northeast corner of the building at a 45 
degree angle in plan. Two identical rear illuminated box signs are mounted on the façade, one is 
centered on the east façade and the other is offset on the north façade, and located near the 
blade sign. Each sign has the phrase “ONE $ STORE” in translucent lettering. 
 
The ridge of the low-slope roof runs east to west. A flat top parapet encloses the tar and gravel 
covered roof.  
 
The clear span roof structure is supported by steel columns which are encased in concrete. 
Between the columns the perimeter walls on the north and east are reinforced concrete. On the 
south and west the walls are brick. The roof system is composed of glulam beams spanning the 
entire 70 foot width from north to south. Joists span the beams and the structure is covered with 
plywood and a tar and gravel covered roof. 
 
 
 



State of California ⎯ The Resources Agency Primary #   
DEPARTMENT OF PARKS AND RECREATION HRI#   
CONTINUATION SHEET Trinomial   
Page  3   of  4 *Resource Name or # 2100 Mission Street   
 
*P3a.  Description: (continued  
Most of the east elevation is constructed as an unobstructed opening of some 11 feet high by 60 
feet wide, flanked at each side by five feet of wall. The header over the opening is a huge precast 
reinforced concrete beam which was set in place and the flanking columns poured in place. 

 
The columnless open plan interior has a mezzanine with two toilet rooms and storage below 
occupying the bay next to the west wall of the building. The floor is a concrete slab on grade. 
 
*Recorded by:  Frederic Knapp, Knapp Architects, 235 Montgomery Street, Suite 747, San 
Francisco, CA 94104-2918       *Date:  March 25, 2010        ■ Continuation  Update 
DPR 523L (1/95) *Required information  



State of California ⎯ The Resources Agency Primary #   
DEPARTMENT OF PARKS AND RECREATION HRI#   
LOCATION MAP Trinomial   
Page  4  of   4 *Resource Name or #:  2100 Mission Street 
 
*Map Name:   San Francisco, Google.com                              *Scale:      *Date of Map: 2010 
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F .  H ISTORIC  AND  CURRENT  PHOTOGRAPHS  
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Figure 1 – Historic view from intersection of 17th Street and Mission Street looking southwest. Image 
courtesy of San Francisco Office of the Assessor Recorder, building card, circa 1966. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – View from intersection of 17th Street and Mission Street looking southwest. Image courtesy of 
Knapp Architects, 2010. 
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Figure 3 – View from Mission Street looking northwest. Image courtesy of Knapp Architects, 2010. 
 
 
 
 

 
Figure 4 – View from 17th Street looking southeast. Image courtesy of Knapp Architects, 2010. 
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G .  CONTEXT PHOTOGRAPHS 
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Context Images - Mission Street between 17th Street and 16th Street, looking west 
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Context Images - Mission Street between 16th Street and 17th Street, looking east 
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Context Images - Mission Street between 17th Street and 18th Street, looking east 
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Context Images - Mission Street between 17th Street and 18th Street, looking west  

Sycamore Street Clarion Alley  

2100 Mission Street 
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Context Images - 17th Street between Mission Street and South Van Ness Avenue, looking north 

Capp Street 
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Context Images - 17th Street between Mission Street and South Van Ness Avenue, looking south 

Capp Street 
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Context Images - 17th Street between Mission Street and Valencia Street, looking 
south 

2100 Mission Street 
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Context Images - 17th Street Between Valencia Street and Mission Street, looking north 

Hoff Street 
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