SAN FRANCISCO
PLANNING DEPARTMENT

DATE: July 29, 2010

HEARING DATE: August 4, 2010

TO: Historic Preservation Commission

FROM: Pilar LaValley, Preservation Technical Specialist

REVIEWED BY: Tim Frye, Acting Preservation Coordinator

RE: Request for Review per Eastern Neighborhoods Interim Permit

Review Procedures for Historic Resources
Case No. 2009.0880E

2100 Mission Street

3576/001

PROPERTY DESCRIPTION

2100 MISSION STREET, located at the southwest corner of Mission and 17t 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
There would be
below-grade parking for 15 vehicles and 26 bicycle parking spaces as well as a mini-park along the

building containing 29 residential units over a ground floor commercial space.

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.

e 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.
Preservation Commissioners for comment with information about the proposed project and a

These projects are forwarded in the Commission packets to the Historic

copy of the Environmental Evaluation application. No public hearing is required for this type
of project.

e 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 15% and
26th Streets, and 17t 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, 20t 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 17t Street. While the proposed design does not “establish linkages
with design characteristics of the surrounding buildings,”! 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:

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

e  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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1650 Mission St.
Suite 400

Historic Preservation Commission Draft Motion sa#anisco.
HEARING DATE: August 4, 2010 CA 94103-2479

Reception:

Date: July 29, 2010 415.558.6378
Case No.: 2009.0880E Fax:
Project Address: 2100 Mission Street 415.558.6409
Zoning: Mission Street NCT (Neighborhood Commercial Transit) District Planning

65-B Height and Bulk District Information:
Block/Lot: 3576/001 415.558.6377
Project Sponsor:  David Silverman

Reuben and Junius, LLP

One Bush Street, Suite 600
San Francisco, CA 94104

Staff Contact: Pilar LaValley — (415) 575-9084
pilar.]lavalley@sfgov.org

Reviewed By: Tim Frye, Acting Preservation Coordinator

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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Motion XXXX CASE NO. 2009.0880E
Hearing Date: August 4, 2010 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
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Sanborn Map*
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*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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Aerial Photo
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Date received:

w

AN FRANCISCO
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Environmental Evaluation Application

The California Environmental Quality Act (CEQA) requires public agencies to review the environmental impacts
of proposed projects. In San Francisco, environmental review under CEQA is administered by the Major
Environmental Analysis (MEA) division of the Planning Department. The environmental review process begins
with the submittal of a completed Environmental Evaluation (EE) Application to the Planning Department. Only
the current EE Application form will be accepted. No appointment is required but staff is available to meet with
applicants upon request.

The EE Application will not be processed unless it is completely filled out and the appropriate fees are paid in
full. Checks should be made payable to the San Francisco Planning Department. See the current Schedule of
Application Fees and contact the staff person listed below for verification of the appropriate fees. Fees are generally
non-refundable. Documents in italics are available online at sfgov.org/planning.

The EE Application is comprised of four parts. Part 1 is a checklist to ensure that the EE Application is complete;
Part 2 requests basic information about the site and the project; Part 3 is a series of questions to help determine if
additional information is needed for the EE Application; and Part 4 is a project summary table.

The complete EE Application should be submitted to the Planning Department staff as follows: For projects
greater than 10,000 square feet in size and where Part 3 Questions #3, #8, #10, or #11 are answered in the
affirmative, or for projects that require mitigation measures, please send the application materials to the attention
of Ms. Kienker. For all other projects, please send the application materials to the attention of Mr. Bollinger.

Brett Bollinger Leigh Kienker
1650 Mission Street, Suite 400 1650 Mission Street, Suite 400
San Francisco, CA 94103 San Francisco, CA 94103
(415) 575-9024, brett.bollinger@sfgov.org (415) 575-9036, leigh kienker@sfgov.org

Not
PART 1~ EE APPLICATION CHECKLIST Provided Applicable

Two copies of this application with all blanks filled in

Two sets of project drawings (see “Additional Information” at the end of page 4,)

Photos of the project site and its immediate vicinity, with viewpoints labeled

Fee

Supplemental Information Form for Historical Resource Evaluation and/or Historic
Resource Evaluation Report, as indicated in Part 3 Questions 1 and 2

Geotechnical Report, as indicated in Part 3 Questions 3a and 3b

Tree Disclosure Statement, as indicated in Part 3 Question 4

| Phase I Environmental Site Assessment, as indicated in Part 3 Question 8

NMNXK O |KKXIX|X
X

Oio0n

Additional studies (list) Geotechnical Report

Applicant’s Affidavit. I certify the accuracy of the following declarations:
a. The undersigned is the owner or authorized agent of the owner(s) of this property.
b. The information presented is true and correct tg tHe best of my knowledge.

Signed (owner or agent):

¢. T understand that other applications apd jnforsp ’.
Date: S"( C{‘ 0 C?
David Silverman N \

{For Staff Use Only) Case No. Address:__2100 Mission Street

v.01.12.2009 Block/Lot:; __3576/001




PROJECT INFORMATION

PART 2 -

Property Owner  Timothy Muller Telephone No. 415-433-8620

Address 300 Montgomery Street, Suite 800 Fax. No. 415434-3603
San Francisco, CA 94104 Email

Project Contact ~ David Silverman Telephone No. _415-567-9000

Company Reuben and Junius, LLP Fax No. 415-399-9480

Address One Bush Street, Suite 600 Email dsilverman@reubenlaw.com
San Francisco, CA 94104

Site Address(es): 2100 Mission Street

Nearest Cross Street(s) Corner of 17t Street

Block(s)/Lot(s) 3576/001 Zoning District(s) Mission NCT
Site Square Footage 6,370 sq.ft. Height/Bulk District  65-B

Present or previous site use Retail "Dollar” Store

f,?;?m unity Plan Area (if Mission Plan Area

[J Addition X Changeofuse [ Zoning change X New construction

[ Alteration X Demolition [J Lot split/subdivision or lot line adjustment
[J - Other (describe) Estimated Cost $4,000,000

Describe proposed use _New mixed-use residential and commercial building

Narrative project description. Please summarize and describe the purpose of the project.

Replace existing one story commercial building constructed in 1963 that covers the entire site with a new mixed-use building
comprising 29 residential units, and 14 residential parking spaces, with one commercial parking space.

All off-street parking will be located within an underground garage. Twenty-six bicycle stalls will be provided.
Unit size will be two - 1 bedroom, fifteen - 1.5 bedroom, and twelve - 2 bedroom units.

A 25% rear yard (1,526 s.f.) will be provided.

SAN FRANCISCO
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PART 3 - ADDITIONAL PROJECT INFORMATION

Yes

1. Would the project involve a major alteration of a structure constructed 50 or more years ago
or a structure in an historic district?

If yes, submit a Supplemental Information Form for Historical Resource Evaluation. Instructions
on how to fill out the form are outlined in the San Francisco Preservation Bulletin No. 16 (see
pages 28-34 in Appendix B).

2. Would the project involve demolition of a structure constructed 50 or more years agoor a
structure located in an historic district?

If yes, a Historic Resource Evaluation Report (HRER)* will be required. The scope of the

HRER will be determined in consultation with the Department’s Preservation Coordinator.

3a. Would the project result in excavation or soil disturbance/modification greater than 10 feet
below grade?

If yes, how many feet below grade would be excavated? 10 feet
What type of foundation would be used (if known)? Mat Slab

3b. Is the project site located in an area of potential geotechnical hazard as identified in the San
Francisco General Plan or on a steep slope or would the project be located on a site with an
average slope of 20% or more?

If yes to either Question 3a or 3b, please submit a Geotechnical Report.*

4. Would the project involve expansion of an existing building envelope, or new construction,
or grading, or new curb cuts, or demolition?

If yes, please submit a Tree Disclosure Statement.

5. Would the project result in ground disturbance of 5,000 gross square feet or more?

Would the project result in any construction over 40 feet in height?

If yes, apply for a Section 295 (Proposition K) Shadow Study. This application is available
on the Planning Department’s website and should be submitted at the Planning
Information Center, 1660 Mission Street, First Floor.

XX

00

7. Would the project result in a construction of a structure 80 feet or higher?

If yes, an initial review by a wind expert, including a recommendation as to whether a
Wind Analysis* is needed, may be required, as determined by Department staff.

8. Would the project involve work on a site with an existing or former gas station, auto repair,
dry cleaners, or heavy manufacturing use, or a site with underground storage tanks?

If yes, please submit a Phase I Environmental Site Assessment (ESA).* A Phase II ESA (for
example, soil testing) may be required, as determined by Department staff.

9. Would the project require any variances, special authorizations, or changes to the Planning
Code or Zoning Maps?

If yes, please describe.

10. Is the project related to a larger project, series of projects, or program?
If yes, please describe.

(]

11. Is the project in a Community Plan Area? If yes, please identify the area (for example,
Market/Octavia). Mission Plan Area

* Report or study to be prepared by a qualified consultant who is contracted directly by the project sponsor.

SAN FRANCISCO
PLANNING DEPARTMENT
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PART 4 - PROJECT SUMMARY TABLE

If you are not sure of the eventual size of the project, provide the maximum estimates.
Net New

Construction and/or Project Totals
Addition

Existing Uses to be
Retained

Gross Square

Footage (GSF) Existing Uses

Residential
Retail 7,630 2,640 2,640

Office

Industrial

Parking
Other (specify use)

Total GSF

Dwelling units 0 29 29

Hotel rooms

Parking spaces 0 15 15
Loading spaces 0 0 0
Number of

buildings 1 0 . 1
Height of

building(s) 20 ft. 65 ft. 65 ft.
Number of stories 2 6 plus basement 6 plus basement

| Please describe any additional project features that are not included in this table:

Additional Information: Project drawings in 11x17 format should include existing and proposed site plans, floor
plans, elevations, and sections, as well as all applicable dimensions and calculations for existing and proposed
floor area and height. The plans should clearly show existing and proposed off-street parking and loading spaces;
driveways and trash loading areas; vehicular and pedestrian access to the site, including access to off-street
parking and parking configuration; and bus stops and curbside loading zones within 150 feet of the site. A
transportation study may be required, depending on existing traffic conditions in the project area and the
potential traffic generation of the proposed project, as determined by the Department’s transportation planners.
Neighborhood notification may also be required as part of the environmental review processes.

SAN FRANCISCO
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Timothy Muller
300 Montgomery Street, Suite 800
San Francisco, CA 94104

July 2, 2009
Planning Department
City and County of San Francisco

1650 Mission Street, 4™ Floor
San Francisco, CA 94103

Re:  Property Address: 2100 Mission Street

Block/Lot: 3576/001
Subject: Project Applications and Processing
Dear Sir/Madam:

Timothy Muller is the owner of 2100 Mission Street. Timothy Muller hereby
authorizes the law firm of Reuben and Junius LLP and its employees and agents to take
all necessary action including, but not limited to, the signing of documents, in furtherance
of the processing of all required environmental review and land use entitlement
applications for 2100 Mission Street.

Sincerely,

]

I

A

Timothy Muller /('] /




PLANNING DEPARTMENT

Tree Disclosure Statement

1. REQUIREMENTS

The Department of Public Works Code Section 8.02-8.11 requires disclosure and protection of landmark,
significant and street trees located on private and public property, and that they be shown on approved
site plans. A completed disclosure statement must accompany all building pemmit applications that
include building envelope expansion, new curbcuts, new garages, and all demolition or grading permit
applications.

Protected trees include street trees and both significant trees and landmark trees on or over a
development. Protected trees must be protected according to a protection plan developed by a certified
arborist before demolition, grading or construction begins. Any tree identified in this Disclosure Statement
must be shown on the Site Plans with size of the trunk diameter, tree height, and accurate canopy
dripline.

If the protected tree is to remain and if activity occurs within the dripline, prior to building permit issuance,
a tree protection plan prepared by an International Society of Arboriculture (ISA) certified arborist is to be
submitted to the Planning Department on a full-sized plan sheet. The protection plan must state specific
measures which if applied before construction can reasonably be expected to preserve the health of the
tree. Additionally, the arborist must include a written statement to the Department of Building Inspection
(DBI) verifying that the specified protections will be in place before demolition, grading or building permit
will be issued, unless the Department of Public Works (DPW) waives or modifies these requirements.

If the applicant seeks to remove a Protected Tree, the applicant must get a tree removal permit from
DPW before the Planning Department permit is issued. llegally removing a protected tree may
constitute a violation of the San Francisco Public Works Code Section 8.11, which can lead to criminal
and/or civil legal action and the imposition of administrative fines.

2. APPLICANT'’S CERTIFICATION & CONTACT INFORMATION

I hereby attest under penalty of perjury that the information | have entered on this document is true and
correct to the best of my knowledge, and that | have read and understood this form, and that | am the
property owner or designee of the property owner, familiar with the property, and able to provide
accurate and complete information herein.

David Silverman Attorney

Print Name Title
One Bush Street, Suite 600 (415 y 567-9000
Mailing Address: Street . @15 3/53%131% 0
. ax. -
San Francisco, CA 94104 E-mail: dsi?verman@reubenlaw.com
Mailing Address: City, State, Zip Fax # or Email Address

Page 1 of 4



3. PROTECTED TREES

The applicant must answer questions in the following table:
A | SIGNIFICANT TREES Qty

Are there any trees within 10-feet of a lot line abutting a public right-of-way that are above 20-
feet in height, or with a canopy greater than 15-feet in diameter, or with a trunk diameter greater
than 12-inches in diameter at breast height? (Check which boxes apply and document quantity
of each tree type.)

Q3 | Trees on the subject property

Q1 | Trees on adjacent property overhanging the project site

& | There are no such trees at these locations.

if there is no sidewalk, the 10-feet distance is measured from the property line edge of the street. If there
are no trees of the above size, go to item B. If any other above boxes are checked, the tree qualifies as a
significant tree per DPW Code and is entitled to certain protections. The location and species of all such
trees must be drawn on the site plans (if no plans are required for this application the trees must be
drawn on the reverse side of this form).

B | LANDMARK TREES Qty

Are there any Landmark Trees on the project lot or on lots adjacent to the property? (Check
which boxes apply and document quantity of each tree type.)

Q1 | Trees on the subject property

01 | Trees on the adjacent City right-of-way (street trees);

0 | Trees on adjacent property overhanging the project site

m There are no such trees at these locations.

Landmark trees are trees that meet criteria for age, size, shape, species, location, historical association,
visual quality, or other contribution to the City’s character and have been found worthy of landmark status
after public hearings at both the Urban Forestry Council and the Board of Supervisors. Temporary
landmark status is also afforded to nominated trees currently undergoing the public hearing process. The
Department of Public Works maintains the official “Landmark Tree Book” with all designated landmark
trees in San Francisco. The location and species of all such trees must be drawn on the site plans (if no
plans are required for this application the trees must be drawn on the reverse side of this form).

C | STREET TREES Qty

Are there any street trees on the public right-of-way adjacent to the property that are neither
landmark trees nor significant trees? (Check which boxes apply and document quantity of each

tree type.)

Page 2 of 4



{1 | Street trees bordering the subject property

ﬁ There are no such trees at these locations.

Street trees and other public trees are afforded protections even if the trees are not large enough to be
protected as landmark trees.

Signature: ‘ Ptéase Print: _David Silverman Date: July 2, 2009

Property Owner or Authorized Agent

If you have any questions about this form, or the information required, please contact the Planning
Department for assistance at (415) 558-6377.

4. PLANNING DEPARTMENT DETERMINATION

THE INFORMATION BELOW IS TO BE COMPLETED BY PLANNING DEPARTMENT STAFF ONLY

SITE INFORMATION TREE SUMMARY
2100 Mission Street
Project Address " Current number of street trees
3576/001
Block / Lot (s) Current number of other protected trees as noted herein
Alteration type Total trees pre-project
Planning Quadrant Total number of trees post-project

The proposed project has been declared o to not have trees subject to any protections.
(DCP STAF ﬁle this form in hlstoncal fi Ie )

O to have protected trees subject to protectlons
from construction.
(DCP STAFF: ensure that plan set includes tree
protection form. After review, file this form in
historical file.)

O to have protected trees planned for removal.
(DCP STAFF: file this form in historical file and
notify DPW via urbanforestry@sfdpw.org,)

Signature of Planner , Print Name of Planner L - Date Signed

Page 3 of 4



5. SITE PLAN

In the absence of a formal landscape plan, use this space to show street, curb, sidewalk, driveway,
structure, and all tree locations as required. Protected trees must also include accurate tree height,
canopy diameter, and trunk diameter.

None.
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' City and-County of Saix Fraticisco ¢ 1660 Mission: Street, Suite 500 ¢ San Francisco, Californla ¢ 33103-2414

MAINNUMBER  DIRECTORS OFFICE  ZONING-ADMINISTRATOR ~ PLANNINGINFORMATION COMMISSION: CALENDAR
A (415) 558-6378 PHONE: 558-6411 ~ PHONE:558-6350 © . PHONE:S58-6377 © INFO: 558-6422
RO . 4THFLOOR " U STHFLOOR. " MAJOR ENVIRONMENTAL " INTERNET WEB SITE,

FAX:SS8-6426 - FAXSSSS.G409 | “FAX: 558-5991 WWW.SFGOV.ORG/PLANNING-

1. L5
PROPERTY OWNER's Name:__ Timothy Muller - _
AcbREss: 300 Montgomery St., Ste. 800, SF Zip;_%4104 TELEPHONE: (415) _433-8620
APPLICANT'S NAME: Timothy Muller '
 ADDRESS: 300 Montgomery St, Ste. 800, SF zjp; 94104 TELEPHONE: (415) 433-8620
CONTACT FOR PROJECT INFORMATION:_ Reuben and Junius, LLP Attn Davad Silverman - dsﬂvennan@reubenlaw com
ADDREss: One Bush St, Ste. 600, SF . Zip: 94104 ___TELEPHONE: (415) 399-9480
STREET ADDRESS OF PROJECT:_2100 Mission Street . L zip 94110
cross sTREETs;__Comer of 17th Street . . .
AsSESSOR's BLock/LoT; _3676/001 Lot piMENSIONS: - ___ LOTAREA (sQFT.);_6.370sf.
ZONING DISTRICT:__Mission NCT HEIGHT /éuLK pisTRICT;___65B
PLEASE CHECK: _ _
CHANGE OF USE Xl CHANGE OF HOURS [  NEWCONSTRUCTION X
ALTERATIONS 0 DEMOLITION K OTHER o

DESCRIBE WHAT IS TO BE DONE: -
Replace existing one sto Iding comprising

~ 29 residential units, and 14 reSIdentlaI parkmg spaces, wuth one commermal parkmg space AII off-street parkmg w1|l be located within
an underground garage. Twenty-mx bicycle stalls will be provided. Unit size will be two-1 bedroom ﬁfteen 15 bedroom and

twelve - 2 bedroom units. A 25% rear yard (1,526 s.f.) will be provided.
ADDITIONS TO BUILDING:

‘REAR FRONT 0 HEIGHT = X SIDEYARD O
PRESENT OR PREVIOUS Usg;__Retail "Dollar” Store
PROPOSED USE:___New mixed-use residential and commerma! buulqu
BUILDING PERMIT APPLICATION NO. o o DATE FILED:

F THE OWNER OF THIS PROPERTY
THE: BEST OF MY KNOWLEDGE,

sieneo________C . e DATE: ? (C(‘OT
APPL:CANTOROWER’ ' ' A\

\
Dawd Stlverman Attomey .
{PRINT NAME OF APPLICANT IN FULL)




2096 Mission St - Google Maps Page 1 of 1

Address 2096 Mission St

G () g )8 l C Address is approximate

Maps

Street view of 2100 Mission from the northeast corner of Mission and 17th Streets

http://maps.google.com/maps?f=q&source=s_q&hl=en&geocode=&q=2100+mission+941... 3/13/2009
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GENERAL

CONSTRUCTION NOTES

SHEET INDEX

PROJECT

1. The Contractor wil visit the sile ond be fully cagaizant of all existing canditions prior to submitting any
propositions or bids. I any osbestos or known moteriols containing asbestos are discovered, then the
will be to with the Owner, as required for the removal of these
ons, prior to the beginaing of this project. If the Contractor partici in any portion of the
Temoval process n his coordinaton with the Owner, then the Contractor will provide the Owner with o
written statement releasing the owner of any future liobifity from the Contractor, his employess ond
any subcontractars hired by the Contractor refoted to this wark.

2. Al work to be with ali odes, laws, ordinances and regulations,
which relate to this pm;ec! It is the responsibilty of the Gontractor to nolify the Designer at once upon

iscovery of ony conflicts or discrepancies bstween the aforementioned ond the drawings an

spacilications of this project, Thesa drowings ond speciications do. not represent an assessment of

of the presence or an gssessment of the obsence of ony toxic or hazordous matenals on this project

site. The Owners are sole responsible for such an assessment and should be consulted for any

questions, therein. If the Contractor discovers ony toxic o hazardous materials, as defined b lhe

oppropriote_governing authorities, in the course of his work, he must nolify the Owners in writing, 0s

ger the guidelines of all goverming ordinonces. The Contrattor will resolve the appicable reguiotions

ond procedures with the owner at the time of discovery.

3. The Contractor will and be for all work by his subcontractors and thei
compionce with all these Gonerol Notes.  The Contractor wil wi iaentity any conficts. belwsen the wark
of the subcontractors, as directed by these drawings, during the loyout of the affected trades, The
Contractor will review these conditions with the Designer for design conformance before Deginning
any instaltotion.

4. The Controclor will field verify all existing and proposed dimensions ond conditions. It is the
responsibility of the controctor o notiy the designer at once upon the discovery of any conflicts or
tween the ond the drawings and specificotions of this projec

Contraclor should follow dimensions and should not scale: these drawings. I dimensions are required
but not shown, then the Contract shall nolify the Designer at once.

S. Any changes, dltematives or modifications to these drawings and specificotions must be opproved in
weiling from the Designer and Owner, ond only when such written opproval ciearly stotes the agreed
cost o credit of the change, alternotive or modification to this project.

6. The intent of these drawings and specifications are to include alt items necessory for o complete job.
The Contractor wil provide aif materials, fobor ond expertise necessary to ochieve a complete job os
shown in these drowings end specifications or not shuwn. but intended. the Contractor is fully
responsidle for construction means, methods, and p for the work
shown on these drowings ond specifications. 1t is the Contractor's responsibility to enact the
afarementioned in compliance with generally accepted standards of practice for the construction
industry for the type of wark shown on these drawings ond specificotions.

The Designer reserves the right of review for all materiols and products, for which no specific brand
name or monufocturer is identified in these drawings and specifications, The contractor shall verify

with the designer the need for shop drowings or samples of materiols ond products, which were ot
identifiad in these drowings or specifications, as well a3 ony material, products or eg
substitations propased in place of those ems identified in thess drawings and specifications.

ty to verfy and coordinate all utility type conneclmns. utiity
he:r

7. It i3 the Contractor's responsi
Compony's requirements and include ony refoled costs associoted with this respa
propasal o bid. The Contractor 1s olse responsible. for wiiting letlers of conformation regar ing
operative agreements for this project between the Contractor and the local fire department, e tocal
water agency, the tocal naturol or propane gas provider, the local electricity provider, the locat
telephone service providers, the locol coble TV provider, the owner's security service provider and
any unnamed uilty type service pravider. The Contractor will provide copies of any such agreements

to the Designer and Owner, if required or requested.

8. The Contractor is fully responsible to enact the appropriote sofety precautions required to maintain o
safe working environment. The Contractor wil, aiso, indemnify and hold hanmiess the Owner, the
Designer their Consultonts, and their Employees from and against any cloims for damoges, including
any injury claims by the his or anyone he allows into the
construction site, which result_from the Contraiadts performance of the work shown on these
drawings and_ spacificotions. The Cantroctor will carry the oppropriote Workman's Compensation and
Liability Insuronce os required by the local gavernment agency hoving jurisdiction for this issus, 0s
well as comply with the generally gccepted industry standards of praciice for @ project of this scope. It
will be the responsibifity of the Contractor to verify with the Owner, if he wil be required to corry fire
insuronce or other types ingurance for the duration of the project. He should alao gssist the Owner
in identifying the omount of coverage required.

9. The Contractor wil maintcin o clean and orderly job site on o daily bosis. The Controctor will not
unreasonably encumber the site with materials or equipment. The Contractor will not endanger the
existing structures ond ony aewly constructed structure by overlooding the_ oforementioned wilh
materigls or The will to provide to protect
the existing struclure and any newly canswacted svuctures. from the ill effects of weother for the
duration of the entire construction process.

10.The Contractor is fully responsible for any domage by him or his subcontractors to any existing
structure or work, any structure or work in progress, unused moterial intended for use in the praject or
any existing site condition within the scope of work intended by these drawings and specifications.
This responsibility will include any materials ond lapor required to corcect such damoge te the
Owner's satisfaction ot no cost to the Owner unless agreed to by the Owner in writin
The Contractor will guarantee all work by him, his employees ond his subcontractors against aft
defects or errors, that become opparent within ane year of the completion of the project 03 occepted
By the Owner. Any and, oll defects and errors, which do becomne opparent, will be repaired by the
Contractor to the Owner's salisfaction Gt no cost to the Owner for malerials or labor. Alterations or
changes to this warranty must be mutudlly agreed to in wriling by both the contractor and the Owner.

12,1t is the ibitity of the Contraclor to verify the opp of the_opplication for oll the
product selections shown or intended in these drawings and spec:fcatxons The intended meaning of
approprioteness is the proper system, model ond specific selection required for the intended use o3
shown on these drowings on The is e o verily the most current
odel roma o memed o the serecies . The Cont to verify thot
any installers, which he selects for the various products, wil ollow ot product manufacturer’s
required _and methods ond p achieve the desired results cloimed by such
manutacturers for their products.
In addition, these drawings and cotions identify some required systems ond products in generic
terms.  The Gonlractor 13, raspondible 10 moke speciic. selections for ihese systems and products.
which sotisfy the some conditions outtined obove the identified manufoctured items.

13.1t is the intent of these drawings and specifications to ndenhly the scops of work for g design ond build
pe of electrical i to provide the
labor farmiior with Uis” ype o mstallul-on %5 well 03 Gl mo\enuls tools, equipment, transportation,
mporary construction ond ony special or occasional services required to install o complete working
glestrical systems, o3 diogrammotically described ond shown in tnese drawings and specificotions.
The also, be verify ony which is not indicated in these
dm\vmgs and specﬂ'callons, bat required for his performance of the stofiation.

14,1t is the intent of these drowings ond specificotions to identity the scope of wark for o Jesign and butg
[ mechanical and plumbing inatoligtion. 1t will be the respons of the Controctor to provide
the necessary labor fomilor with this type of instalation, o5 well 03 all malericls, tools. equipment,

d any specia) or occasional services required to install g

complete woﬁ(mg mechanical ond plymbing system, as diogrammatically Jescrived an shown in

these drawings and tor will, atsa, be erify any i
which is not indicated in these drow.ngs und specificotions, but required for h.s performance of the
instaliotion.

15.4 the Controctor finds foult, disogrees, objects or would like to chonge the scope of these conditions
ond his stated responsivilities, os ouliined in these General Notes, then the Contractor must resolve
such changes with the Owner in writing before signing @ contract. Failure to do so will constitute an
understanding of these General Notes and their acceptonce by the Contractor.

16.The Controctor wil identify which permits he expects o obloin ond which permits and application fees
he expects the Owner to provide for him in his proposal or bid.

17.The Contraclor is responsible to identify any confiicts batween his conlroct with the Owner and these
drowings. Thess conflicts will be reviewed by ths designer, the Contractor ond the Owner, in order to
amend one of these documents before the start of the construction. Uf o conflict is Giscovered
withaut this prior resolution, then these drowings will toke precedence over any other documents, in
resoiving o confiict,

18.5ite meetings witl be held once every other week with the Owner, the Designer and the Contractor,
unless they are mutually changed or concelled. The Contractor wilt keep written notes of oll relevont
information discussed at these meelings and provide copies of them lo the Owner ond the Designer.
e Designer will provide any requested sketches or any olher information, which is required and
requested during these meetings.

. The contractor will be respoasible to maintain the security of the job site during the
construction process until final acceptance by the owner or unlil an alternate date, as
mutually ogreed between the owner and the contractor.

The contractor will verify the rough—in di and requi from the

manufacturer o fobricator for doors, windows, equipment, cobinetry, plumbing fixtures,
electrical fixtures, appliances ond any other devices before proceeding lo loyout areas
where such items are located.

. All connections and fasteners are intended to be conceoled, unless otherwise noted. Where
such devices can not be concedled, os intended, natify tne architect for review of design
conformance.

Fire stops shall be provided in the following locations in accordance with S.f. Sec.

708.

hd

“

:‘

conceoted spaces of stud walls and partitions, including furred spaces, ot the
ceiling and floor levels and at 10ft. intervals, both vertically ond horizontally.

B. At aif interconnections between verticol and horizontal spaces such as soffits

ond drop ceilings.

c. n concaaled spaces between stair stringers at the top and the bottom of the run
end between studs olong and in line with the run of stairs, if the walls under the
stoirs are unfinished.

0. In openings oround vents, pipes, ducts, chimneys, fireplaces, and_similar openings
which afford o possage for fire at the ceiling and floor levets, with noncombustible
moterials.

E At openings between otlic spaces and chimney chases for foctary—built chimneys.

. The controctor will verify alt roof and framing spaces required to be ventilated with the local

field inspector ond provide the appropricte net free ventilation area, but in no case less than

1/50th of the area of the space to be ventilated. Wnen the means of the ventilation is

visible from @ commonly used spoce or passogewdy to the building, review this situation with

the designer for design conformance.

The contractor will verify and_ provide the required blocking and bocking for ail cabinetry,

wall mounted occessories, built—in equipment and fixtures.

The contractor will verify and provide oll code required fireproofing ot all penetrations into

and through floor, well, ceiling, and roof ossemblies.

Al changes in finish floor material sholl occur under o threshold, when provided, or ot the

of o door unless indicated on the drawings.

The sealont, caulking and flashing locotions shown on these drawings are not intended to

cover afl conditions requiring these products. It is the responibility of the Contractor to

identify oll conditi ng Uhese aroducis and review eonditions not identified i the

drowjings with the Designer for design conformance.

10.Complete olf work required to meet the State of Colifornic Energy Conservatioon
requirements, including but not limited to off mondotory ond special features indentified in
the Title 24 report submitted for this project, as well as any local ordinances
and ony new requirements identified by the local building field inspector.

11.The Contractor will identity in his proposal which utility (water, electricity, tetephone, etc.)
connections, use and reloted costs will be included in his overhead and which casts he
expects the Owner to provide. Any ulility—reloted cost which is not identified as an
Owner—provided item will be assumed to be included in the Contractor’s overheod cost.

12.The Cantractor will identify and provide the rquired sidewalk and public possoge enclosure
protection at the affected right~of~way areas. The Contractor will review oll intended signage
with the Designer for design conformonce.

©w

© e N

SYMBOLS

Reference Point

—® Woll, tloor and roof type
@ Door number (for door schedule)

@ Window number (for window schedule)

®

Window number — obscured glass

_ Betail number
Sheet locotion
‘l Section number

\A3L/ Sheet location

n Interior elevotion number
3 Specitic wall
\st/ Sheet lacation

4

Sheet note designation and number

401 Room number (for finish schedule)

ABBREVIATIONS

) h st
19.The Designer will write and issue field orders for changes o the drawings and specifications, as NGGR/C hzmnan gonerste Ei) Existing e T Pt
requested by Owner or the Controctar. if additionat (or deletion) cost to the project is required, jocent ELEC. 1.0 o
then these field arders will become the bosis of a chonge order. Xaminum & ey
Asgregate £0. i
20.Tne Contractor will write ond issue ali chonge orders, which will include o cost breokdown for aif the i s L, Laminate
work described in such o change order. Any change order wifl nol be binding to the Owner, until both N Eachurey/ Arcnitoct £quip. LARCH. Londscope arentost
the Contractor ond the Qwner have signed it. Battom of conc./ cur £X. LAV.
Building P, 8. Founa”
2t.Upon i the will notify the Designer, who wilt coordi alk Bottons of EXT. [E8 Light
of the groject with the Owner and the Contractor and then provide o punch list of xlems lo complete. Blocking/ block F.0. MAX, Maximum
Arcangements for final payment will be orronged at that time. om N MECH. Mechanica!
Betwren FF. NFR, Moaufecturer
Built-up roof FIN, MIN. inimum
Bolt_om of woll FL MISC. Nisceligneous
Cadinet NTD. Mounted
8. Catch basin NIL. Netal
CEN. Cement AN Narth
CL Centerine 1) New
Qc. Cadling » Face of finish NIC, Not in contract
oy, Concrete masonry unit Foce of plywood NOM. Nominal
CNTL. JT.  Coatrol joint Face of sheqthing NS, Not to scole
co. Cleanout oc. On center
<oL Cotumn GA Gavge 0.0. Outside diameter
CONC. Cancrete cav. Gohvanized CPNG. o,,m o
CONT. gonlmuous G.8. Grab bar opPp.,
3 enter PN Glass
CENO. Bemottion oSk, Golvanized sheet metal gy 0" O””'l' hand
OF. Orinking fountain G Gypsum PERF. pe,.,,l,l,d
o Gometer na Hose bid | astic
A imensions .C. tandicopped ?
oIS Dispenser HDWE. Hordwors. S ;’:’T’ fine
. M. Hotlow metol PLYWD. o
OWGS. Dro\nngs HoRZ. Horizontal PR. Pair

A-0.3 COVER SHEET
A-0.4 SITE PLAN

A-11 PLAN — BASEMENT PLAN

A-1.2 PLAN — GROUND FLOOR

A-1.3 PLAN ~ LEVEL 2, 3 AND 4

A-1.4 PLAN — LEVEL 5 AND 6

A-1.5 PLAN — ROOF PLAN

A-2.1 SECTIONS

A~2.2 SECTIONS

A-3.1 ELEVATIONS — EAST (MISSION STREET)
A-3.2 ELEVATIONS — NORTH (17th STREET)
A-3.3 ELEVATIONS — WEST (REAR YARD)
A-3.4 ELEVATIONS — SOUTH (PROPERTY LINE)

REVISIONS

Stontey Saiowkt /
Hotoma Architechs Inc.
1022 Natoma Stwel Ho. ¢
Son Francaco. CA 3RS

1 asazamn
£ asazemin
£ ssodioiow

DIRECTORY

ARCHTECT: STANLEY SATOMIZ / NATOMA ARCHIFECTS IRC,

1022 NATOMA STREET J4
SAN FRANOSCD, €A 94103

1 4156268977
£ iiseimee
€ SSDOSATOMIZ.COM
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SAN FRANCISCO, CA

TILE

SCHEMATIC

Dote 06/11/2009

Scele NTS
Job 2iM
Sheet

AO.1




REVISIONS

£

13441S NOISSIA 001L<Z :

vO ‘OOSIONVY4 NVS

AO.4

(0

SITE PLAN




ADDRESS:
CROSS STREET:

BLOCK/LQT:
ENVIRONMENTAL/PROP K:
PROJECT OESCRIPTION:

CODE USED:

ZONING:
EXISTING SITE CONDITION:

OCCUPANCY:

ACCESSIBIUTY:

CONSTRUCTION and TYPE and
BUILDING TYPE:

NUMBER OF STORIES:

HEIGHT:

LOT SIZE/AREA:

LOT COVERAGE:

STREET FRONTAGE:

REAR YARD:

OPEN SPACE:

2100 Mission Street, San Francisco, CA 94110
17th Street

3576/001

98.891£/98.791K

New 29 Unit, 7 Story, Mixed use Multi—Family and
Commercial Building. The builidng will be, Automatic
Sprinkled with @ manual ond outomatic fire alarm
system. It is considered on Adaptable Accesibie
Building with full elevotor cccess.

The building will include parking, commercial spoce
ond residentail housing units. There will typically be
two unit types; o 1.5 bedroom (59%), 2 bedroom
units (41%). Non of the units are to hove
mezzonines.

2007 CAUF BLDG CODE & SF AMENDMENYS
2007 CAUF MECH CODE & SF AMENDMENTS
2007 CALIF PLMBG CODE & SF AMENDMENTS
2007 CALIF ELECTR CODE & SF AMENDMENTS
2007 CALIF ENERGY CODE

2007 CAUF FIRE CODE & SF AMENDMENTS
2007 HOUSING CODE

1999 NFPA 72 (FIRE ALARMS)

1999 NFPA 13 / 13R (SPRINKLERS)

Mission Street: NCT

One storey Commercial building. The existing building
covers the entire site

R-2 Multi— Residential,
S~2 Gorage(>3000sf)
A—2 Assembly occupancy with loads less than 300

As per the multi level model in CBC Sec 1107b ond
The California Multi Family Disabled Access Regulations
book Sec 11, this is o multi~level, efevator building .
it is in full complionce with CBC Section 11-b,
accesible in oll common oreas end accessible
adaptable in private dwelling units.

There is one accessible parking stall as per C8C
1109A.3 (2% of covered multi family units). As per
1109A8.6 this stall is o Von sized space with a cleor
96 inch occess aisle.

The proposed building seperated in the folowing
Construction Types:

1. Bosement {S-2) and Ground floor (A-2) to be
Type 1B

2. Residential Levels 2 thru 6 (R~2) to be

Type INB.

The building is equiped with an outomotic fire
sprinkler system therefore:

Maximum height of B increased from 55ft to 65 ft
{from qrade; 75ft permitied)

6 stories and g bosement.

THE ENTIRE BUILDING 1S TO BE FULLY SPRINKELED.
THIS WILL BE UNDER SEPERATE PERMIT. See
addendum schedule.

Install Type 1 dry/wet combination standpipe.

An additionat storey of Type MIB construction is
permitted under Sec 504.2 (increase from 4 to 5)

Building is 65  high from top of curb to roof structure as
permitted by the San Froncisco Planning deportment.

CBC Tbl 503 permits up to 75" for Type I 8 with
automatic sprinkler system.

There is a 4ft porapet

Ground flaor commericol space hos g floor to floor height
of 15°. This complies with SFPC 145.1 (C)

The elevotor penthouse extends 12’ above the parapet

The site dimensions are os follows:
Length: 91'~0"

Width: 70"-0"

Area: 6,370 sq it

The building occupies 4,808 sq ft (75%)of the subject site.
There is 22' wide rear yard that runs the full width of the
tot.

The entire street frontage on Mission Street is designated as
active use. Furthermore

There is a single rear yard which provides 25% open space
as per SFPC 134.

There is an additionat 515 sq ft public accessible entry
court on the corner of 17th ond Mission

Common Qutdoar Space

Number of Units = 29-2 private)= 27

Open space requirement = 80 sq. ft *1.33 (common)
Total outdoor spoce required = 2,872 sq it

Common Qutdoor Spoce has been at the roof to the
amount of 2,872 sq ft

The Project also provides 555 sq ft of publicoly accessible
open space on the corner of 17th and Mission as well as
an ot grode reor yord of 1,526 sq ft

Private Outdoor Spoce
Two units are provided with private decks
The deck is 181 sq ft ond occurs on the 5th level

PARKING: Off street parking
Residential: The project makes provision for the following:
14 stondard size stalls of which 1 is accessible.
This provides for a ratio of 0.48 ond is permitted under
table 151 SFPC
Commerical: Qne commerical parking stall is provided

To comply with Sec 145.1, ot porking is below grade

As per UBC Toble 11B—6 1 occessible porking space is
required. As per UBC Sec 1129B4~-2 this space is van
accessible.

Bike Stalls
Twenty Six (15) independantly accessible bike stalls have
been provided. This provides for a ratic of

STRUCTURE: The entire structurel component of the building is to be
non combustiable.
Type 1 to be poured in ploce concrete for floors, columns
ond beoring walls. All structural elements ore to be 2
rated.
Type It to be metal studs ond floor joists. As per C8C
Tol 601, stucturat frame and interior bearing walls to be

non—roted
EXTERIOR Exterior to be operable aluminum sun shade device over painted
MATERIALS: cementitious board.

Windows to be onodized aluminum double hung windows.
Ground floor to be 4 sided silicone glozed curtoin woll.
Blind wall to be steel framed fire rated windows ond painted
cementitious board.

DATA AND CALCULATIONS:

12100 Mission

LeWI- ‘ - . -
B Bicycle Paring 052
Parking (Car) 952
... Circufation / MEP
Sub Total B
T N S
o Commer:
Sub Total Commerical
e ey ‘
|
“Circulation

:Sub Total

Residential Levels 2 thru &

‘Residential 18,016 © 3,602 perficor net
Circulation / Storage 5113 !
Sub Total : - 23,123
‘Building Gros_s Area To_tal '7 . 32,622 )
Couts .. Provded  Required
... common. . [ R
_Roof. Common Outdoor - 2,873  : 2873
RearVad T Udse2 v
{Ground Floor Court 515 Public Space
i 4,950
_Private. ST S P
Private Deck (L 5 181 280=160
OCCUPANCY LOAD 19.6 per floor: non cascading R-2 Load Factor = 200 as per CBC Tbl 1004.1.1
CALCULATIONS 26.6 per floor: non cascading  S-3 Load Factor = 200 os per CBC Tbl 1004.1.1
2 exits required
191 Load Foctor:iS Common outdoor deck: rOOF
2 exits required os per CBC 1019.1
132+3 Lood Factor:15 & 200 Mercantile (Mission street)— assumes 25% for
witchen
2 exits required
191 191* 0.3 Minimumn Accumulotive Width of any component
= 577 of means of egress system, as defined by Tol

1005.1 However, minimum accessible stair
width shaoll be 48" *2 = 96"

Residential st | Ty Lewl2  Lewl3d Lewel 5 Lewls | Total
1 Bedroom (Type 1) 446 89% 0 : 0 1 1 2
1.5 Bedroom (Type 1) 634 4 s 3 0 15
{2 Bedroom (Type 1) B34 4% 2 2 5 12

: 5 6 6 6 29

GROSS LEVEL —1: 5,973 SQ FT

GROSS LEVEL 2, 3, 4: 4,697 SG FT

a

BULK: 97'—0" MAXIMUM DIAG AS
PER SFPC SEC 270

I

IaY

GROSS LEVEL 1: 3,526 SQ FT

COMMERCIAL NET: 2,643 SQ FT
Therefore premitted under SFPC
Sec 121.2 ond 124

GROSS LEVEL 5.6 : 4,516 SQ FT

REVISIONS

Stantey Sabiowlz /
Naloma Architech Inc.
1022 Rotoma Skest Ho. 4
Son fronchice, CA MK
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5 217"

27'-8"

27°-8"

COMMERCIAL] Si4

23

513

o |

HC 1

Bt

82

B3

84

85

a6

813

70"

22'-10"

PARKING
5,328 sQ FT

B7

BS

810

23

S8

s7

$6

S5
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Historic Resource Evaluation Report 2100 Mission Street, San Francisco, CA

HISTORIC 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 17" 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,' 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 16™ and 18™ Street and 17" Street, between Valencia Street and
South Van Ness Avenue, including alleys and sub-streets. In particular, Mission Street
and 17" 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.? 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 subiject site: Inner Mis-
sion Commercial Corridor (DPR 523D)%, Mission Reconstruction District (523D)* and
Inner Mission North Context Statement.’> 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 17" 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-

' Frederic Knapp, AlA, 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.

* City and County of San Francisco Planning Department, “Mission Reconstruction District,” DPR 523D
form, District Record, May 25, 2004, updated November 2, 2007.

® 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 17" 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 facade 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
facade, one is centered on the east fagade and the other is offset on the north facade,
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.° 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 17"
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” 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 facade opening, consisting of the entry doors and storefront to the south of the

® City and County of San Francisco Office of the Assessor-Recorder, “Map Book, Mission, Pages 1093-
1159,” sheet 1117.

” 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 Designation®

m 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).

m Associated with the lives of persons important to local, California or national
history (Criterion 2).

m 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).

m 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 District® 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 District'® 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,

? City and County of San Francisco Planning Department, “Mission Reconstruction District”
'% City and County of San Francisco Planning Department, Zoning Map of the City of San Francisco,
PDO7.
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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 fagade 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.”

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.”"?

" “Inner Mission North 1853-1943 Context Statement, p. 42.
'2 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 fagade’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 facade and in keeping with the ratio of existing buildings
nearby. On the 17" Street facade there are fewer windows, which is common on a sec-
ondary fagade. 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 16" Street (1969)

3043 16™ Street (1986)

3375 17" (2003)

3338-3388 17" 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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C. SANBORN FIRE INSURANCE MAPS
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Sanborn Fire Insurance Map, San Francisco, 1913-Dec. 1950, vol. 6, 1914-Dec. 1950,
Sheet 549.
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Historic Resource Evaluation Report 2100 Mission Street, San Francisco, CA

/ CENTRAL PERMIT BUREAU F436
ARTHMENT OF
HNG IMSPECTION

Write in Ink—File Two Copies

CITY AND COUNTY OF SAN FRANCISCO

DEPARTMENT OF PUBLIC WORKS
BLDG. FORM CENTRAL PERMIT BUREAU
APPLICATION FOR BUILDING PERMIT
3 ADDITIONS, ALTERATIONS OR REPAIRS

; o danuazy 27, 19.68.

Application is hereby made to the Department of Public Works of San Francisco for permission to
build in necordance with the plans and specifications submitted herewith and according to the descrip-
tion and for the purpose hereinafter set forth:

(1) Location....Southwest oorner Misslon and 17th 8treets

S NOT CONSTITUTE AN APPROVAL

<
i
<
¥ &
go
g
28
h=
Z0 :
0E i
(2) Total Cost (3)5,90Q2.00...(3) No. of Stories....... P (4) Basement or Cellar....J0...c...... § 2 3
¥as or no 5
(6). Present Use of buildinz....commeradol. ... (8) No. of fomilies......nONA.... g § ;
(1) Propesed Use of building. . BADE.. . n n(8) No. of fnmllies.“.dzez.*.ﬁ = % |
i =
(9) Typeof construction -.(10) Pt I 4 5 o )
1,2,3,4,0rb Proposed Building Code Clossiflention EO=
% (11) Any other building on lot....1 Q... (must be shown on plot plan if answer is yes.) 5 F
yes or no - B =
: (12) Does this alteration create an additional story to the building? .10 ... § S E
\ | . 5 ek yesorno | i
H (13) Does this alteration cre}:;];‘e o horizontal extension to the building? B 1 - KR ad I'=-
PRt F yes or no =
(14) Does this alteration constitute a change of occupancy ......TA0....e E E E
il yes orno
(15) Electrical work to be performed....¥88........(16) Plumbing work to be performed..ﬁ'.ﬁ.@._,..........; E E
¥es o1 no yos or no =
(17) Automobile runway to be altered or installed....NQ 36 g N
: yesor no 1
_ (18) Sidewalk over sub-sidewalk space to be repaired or altered......RQ........... ; E g
% ; yes or no
(19) Will street space be used during construction?.....no..........
yes or no

(20) Write in description of all work to be performed under this application:
(Reference to plans is net sufficient)

.epagifiontione,

e T —
(21) Supervision of construction o HaRE LD, (onAa EACTAMIres G bE S PrAno LS00~

(22) General Contractor.Hale la. Gonatruactilon..09... California License No..B2B38A............
Address 286 _E. Grand_Avenue, South San_ Francisco. Cnlif,.

(23) Architect or Engineer nn.California Certificate NOwm o comsersssens
(for design)
Address ..... 3§

(24) Architect or Engineer....... California Certificate NOw e niinesseseneas
(for construection)

Address

(26) 1hercby cerlify and ngree that if a permit is issued for the construction described in this appli-
_ cation, all the provisions of the permit and all Jaws and ordinances applicable thereto will be
complied with. [ further agree lo save San Francisco and its officials and employees harmless
from all costs and damages which may acerue from use or accupancy of the sidewalk, street or
subsidewall spuce or from anything else in connection with the work ineluded in the permit. The
foregoing covenunt shall be binding upon the owner of said property, the applicant, their heirs,
successors and assignees,

(26) Owner....8 Wheel Brake Sexvice
Address .280 Fell 8Street, H5an Francisco
By.. .. i OV U2 S| ﬁulr‘.'rlzss-l.gﬂ'f3 M, OGrand AVes, 0. it .

Owner's Authorized Agent to be Owner’ ; i . :
CERTIFICATE OF FINAL COM PR TION s DOk PERMIT OF S EEHPANCY MUST BE
OBTAINED ON COMPLETION OF WORK OR ALTERATION INVOLVING AN ENLARGE-
MENT OF THE BUILDING OR A CHANGE OF OCCUPANCY PURSUANT TO SEC. 808

AND 809, SAN FRANCISCO BUILDING CODE, BEFORE BUILDING 18 OCCUPIED. L

Pursuupl: to Scc. 304, San Francisco Building Code, the building permit shall be posted on job.
Owner is responsible for approved plans and application being kept at building site.

H

140 WORK SHALL BE STARTED UNTIL A

H

. (Phone...433=6745

For contract by Bureal

THIS IS NOT A BUILDING PERMIT.

BUILDING PERMIT IS ISSUED.

=

IR, 1o
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2100 Mission Street, San Francisco, CA
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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: O Not for Publication M 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: 19931 ; R ; wof Yoof 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 17" 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: B Building OStructure OObject OSite ODistrict OElement of District OOther (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: B Historic
OPrehistoric OBoth

1963, alteration permit

*P7. Owner and Address:
Timothy Muller, Harrigan Weidenmuller Co., 300 Montgomery St. # 800,
San Francisco, CA 94104

*Pg8. 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: CONONE B Location Map [OSketch Map OContinuation Sheet [OBuilding, Structure, and Object Record

OArchaeological Record [ODistrict Record DOLinear Feature Record [OMilling Station Record [ORock Art Record
OArtifact Record OPhotograph Record O 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 17" 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 facade 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 facade, one is
centered on the east facade and the other is offset on the north facade, 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 W Continuation O 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. HISTORIC AND CURRENT PHOTOGRAPHS
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Historic Resource Evaluation Report 2100 Mission Street, San Francisco, CA

Figure 1 — Historic view from intersection of 17" 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 17" Street and Mission Street looking southwest. Image courtesy of
Knapp Architects, 2010.

23 July 2010 KnappARCHITECTS
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B

Fiure 4 Vew froml? Street looking southeast. Image courtesy of Knapp Architects, 2010.
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G. CONTEXT PHOTOGRAPHS
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BUY « SELL ™ MONEY LOANED

Context Images - Mission Street between 17th Street and 16th Street, looking west

23 July 2010 KnappARCHITECTS
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Sprint»

Context Images - Mission Street between 16th Street and 17th Street, looking east

23 July 2010 KnappARCHITECTS
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Context Images - Mission Street between 17th Street and 18th Street, looking east
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2100 Mission Street

Context Images - Mission Street between 17th Street and 18th Street, looking west
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Context Images - 17th Street between Mission Street and South Van Ness Avenue, looking north
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Capp Street

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

23 July 2010 KnappARCHITECTS



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

-
= !

2100 Mission Street

il

o
—e]
_H am
iN EE
T
FEpn
U
——

Context Images - 17th Street between Mission Street and Valencia Street, looking
south
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2100 Mission Street, San Francisco, CA

Context Images - 17th Street Between Valencia Street and Mission Street, looking north
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Residential sq ft % Level 2 Level 3 Level 4 Level 5 Level 6 Total
1 Bedroom (Type 1) 446 59% 0 0 0 1 1 2
1.5 Bedroom (Type 1) 634 4 4 4 3 0 15
2 Bedroom (Type 1) 634 41% 1 2 2 2 5 12
100% 5 6 6 6 6 29
Lot Size 6,370
Rear Yard 1,562 25%
Building Area
Level -1 Provided Permitted Ratio
Bicycle Parking 16 15 0.52
Parking (Car) 5,328 15 15 0.52
Circulation / MEP 645
Sub Total 5,973
Level 1
Commercial 1 2,643
Sub Total Commerical 2,643
Lobby 156
Garbage / Mech 509
Circulation 218
Sub Total 3,526
Residential Levels 2 thru 6
Residential 18,010
Circulation / Storage 1,500
Subt Total 19,510 92% efficient
Building Gross Area Total 29,009
Courts Provided Required
Common
Rear Yard 1,562 1,512
Ground Floor Court 515
2,077
Private
Private Deck (Lvl 5) 181 80

892
9510
7608

18010
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