BOARD OF APPEALS, CITY & COUNTY OF SAN FRANCISCO

Appeal of Appeal No. 24-022
100 MISSION OWNER LLC,

Appellant(s)
VS.

SAN FRANCISCO PUBLIC WORKS
BUREAU OF URBAN FORESTRY,

~— M " N N N

Respondent

NOTICE OF APPEAL

NOTICE IS HEREBY GIVEN THAT on March 7, 2024, the above named appellant(s) filed an appeal with the Board of
Appeals of the City and County of San Francisco from the decision or order of the above named department(s),
commission, or officer.

The substance or effect of the decision or order appealed from is the ISSUANCE on February 27, 2024, of a Public
Works Order (DENIAL of an application to remove ten street trees with replacement of eight trees; the applicant seeks
removal for the purpose of construction repairs to address water intrusion into the building; the trees are adjacent to 100
Mission Street: Five of the trees are on the Mission Street frontage and five are around the corner at the same property
adjacent to 60 Spear Street).

APPLICATION NO. 210167

FOR HEARING ON May 15, 2024

Address of Appellant(s): Address of Other Parties:

100 Mission Owner LLC, Appellant(s) N/A
c/o John Kevlin, Attorney for Appellant(s)
Reuben, Junius & Rose, LLP

One Bush Street, Suite 600

San Francisco, CA 94104




Date Filed: March 7, 2024

CITY & COUNTY OF SAN FRANCISCO
BOARD OF APPEALS

PRELIMINARY STATEMENT FOR APPEAL NO. 24-022

I/ We, 100 Mission Owner LLC, hereby appeal the following departmental action: ISSUANCE OF PUBLIC
WORKS No. 210167 (DENIAL of an application to remove 10 street trees) which was issued or became

effective on: February 27, 2024, to: 100 Mission Owner LLC, for the property located at: 100 Mission Street
(Mission St. and Spear St. frontages).

BRIEFING SCHEDULE:

Appellant's Brief is due on or before: 4:30 p.m. on April 25, 2024, (no later than three Thursdays prior to the
hearing date). The brief may be up to 12 pages in length with unlimited exhibits. It shall be double-spaced with a
minimum 12-point font. An electronic copy shall be emailed to: boardofappeals@sfgov.org,
julie.rosenberg@sfgov.org, and chris.buck@sfdpw.org.

Respondent's and Other Parties' Briefs are due on or before: 4:30 p.m. on May 9, 2024, (no later than one
Thursday prior to hearing date). The brief may be up to 12 pages in length with unlimited exhibits. It shall be
doubled-spaced with a minimum 12-point font. An electronic copy shall be emailed to: boardofappeals@sfgov.org,
julie.rosenberg@sfgov.org, and jkevlin@reubenlaw.com.

Hard copies of the briefs do NOT need to be submitted to the Board Office or to the other parties.

Hearing Date: Wednesday, May 15, 2024, 5:00 p.m., Room 416 San Francisco City Hall, 1 Dr. Carlton B.
Goodlett Place. The parties may also attend remotely via Zoom. Information for access to the hearing will be
provided before the hearing date.

All parties to this appeal must adhere to the briefing schedule above, however if the hearing date is changed, the
briefing schedule MAY also be changed. Written notice will be provided of any changes to the briefing schedule.

In order to have their documents sent to the Board members prior to hearing, members of the public should email
all documents of support/opposition no later than one Thursday prior to hearing date by 4:30 p.m. to
boardofappeals@sfgov.org. Please note that names and contact information included in submittals from members
of the public will become part of the public record. Submittals from members of the public may be made
anonymously.

Please note that in addition to the parties' briefs, any materials that the Board receives relevant to this appeal,
including letters of support/opposition from members of the public, are distributed to Board members prior to hearing.
All such materials are available for inspection on the Board’'s website at www.sfgov.org/boa. You may also request a
hard copy of the hearing materials that are provided to Board members at a cost of 10 cents per page, per S.F.
Admin. Code Ch. 67.28.

The reasons for this appeal are as follows:

See attachment.

Sabrina Eshaghi, attorney for appellant, filed this appeal by email.
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REUBEN, JUNIUS & ROSE . ..»

John Kevlin
jkevlin@reubenlaw.com

March 7, 2024

Delivered Via Email (boardofappeal s@sfgov.org)

President Jose Lopez

San Francisco Board of Appeals

49 South Van Ness Ave, Suite 1475
San Francisco, CA 94103

Re: 100 Mission Street
Public Works Order No. 210167 Appeal

Dear President Lopez and Board Members:

This office represents 100 Mission Owner LLC (the “Owner”), the owner of the property

located at 100 Mission Street (the “Property”). By this letter, we are responding to Public Works

Order No. 210167 issued on February 27, 2024, denying the Tree Removal Permit, which is

necessary to complete waterproofing required to repair excessive water damage intrusion at the

Property (the “Order”). This response is submitted within the 15-day deadline set forth in the

Order, which is March 13, 2024.

We believe that the Order was issued in error and that the denial of the Tree Removal

Permit was inconsistent with applicable law and guidelines. Therefore, we respectfully appeal the

Order and request that the item be scheduled for a hearing before the Board of Appeals.

Very truly yours,

REUBEN, JUNIUS & ROSE, LLP

John Kevlin

San Francisco Office Dakland Office
One Bush Street, Suite 600, San Francisco, CA 94104 492 9™ Street, Suite 200, OQakland, CA 94607

tel: 415-567-9000 | fax: 415-399-9480 tel: 510-527-5589 www. reubenlaw.com
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San Francisco Public Works
!J\}’,m,‘ General — Director’s Office
SAN FRANCISCO 49 South Van Ness Ave., Suite 1600

PUBLIC San Francisco, CA 94103
WORKS (628) 271-3160 www.SFPublicWorks.org

Public Works Order No: 210167

The Director of Public Works held a Public Hearing on Wednesday February 7th, 2024, commencing at
10:00 AM via teleconference to consider items related to tree removals. The hearing was held through
videoconferencing to allow remote public comment.

The hearing was to consider Order 210054 (Removal Permit 794862) regarding the removal of ten (10)
street trees adjacent to 100 Mission St. Five (5) of the street trees are on the Mission St. frontage and
five (5) are around the corner at the same property adjacent to 60 Spear St. All five (5) trees on Mission
St. can be replaced. Three (3) out of (five) 5 trees on Spear St. can be replaced. Two (2) trees on Spear
St. cannot be replaced due to Muni signal conflicts. Staff approved the removals and the public
protested.

Staff: Hearing Officer, Jumoke Akin-Taylor and Bureau of Urban Forestry (BUF), Sara Stacy

Agenda Item 2
Summary of Public Comment on department matters that are within the department’s jurisdiction but
not on today’s agenda:

e Mr. Nulty thanked and acknowledged Public Works’ effort to clear debris and tree related
failures from the February 4th and 5th category 4 storm event.

e Mr. Klipp recommended the department follow the Climate Action Plan mandates as set forth
on p. 120 of the 2021 Climate Action Plan including policies of preservation in construction and
development. He reiterated a call for a moratorium on the removal of healthy trees for
construction, especially as the City is behind on replacing 1,000s of street trees.

Agenda Item 3
Findings:

Permit Application Removal or StreetTreeSF Removal: Permit 794862

Information Background: Sam White of 100 Mission Owner LLC submitted an application on November
3, 2023, for the removal of 10 street trees for the purpose of construction repairs to address water
intrusion into the building. "The existing street trees at 100 Mission Street (60 Spear) were constructed
with structural tree well above a basement. New waterproofing is required to repair excessive water
damage from the streetscape". Drawings were included as part of the application package.

Description: Staff reviewed the condition of the ten (10) street trees; they are all Ficus microcarpa
nitida; Ficus species. The trees are relatively medium in size with a trunk diameter of approximately
12” and in fine condition. They are planted in 4’ x 4’ below ground vaults and exist above the
property’s basement structure. The tree vault does have an open edge or face onto the street that
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allows root growth and development. Some have previous small branch failures and co-dominant stem
structure, however the trees are not considered hazardous.

Assessment:
BUF supports the removal of the trees for the construction repairs required to repair the waterproof
basement liner.

Appraisal Report Submitted: No

Appraisal Amount: Two standard in-lieu fees to be assessed for construction-related removals for loss
of two permanent sites.

Mitigation: Yes. Eight trees to be replaced and two in-lieu fees assessed.

Applicant Comments: The removal of these trees is required for the necessary construction repairs of
waterproofing to prevent the building from water intrusion. The new liner must be applied to the
positive side of the building for it to be effective. The Hearing Officer requested additional
documentation and analysis to determine if the only option to make the required repairs is to remove
the trees.

Number of Public Comments Received: Three.

Public Comment Summary: Two speakers raised concerns about the removal of the trees. One written
comment received that it is unacceptable to remove trees for construction because of the replacement
deficit and lack of permanent funding to plant new trees.

Recommendation: After consideration of correspondence and testimony provided, the
recommendation is to deny removal.

APPEAL:
This Order and permit may be appealed to the Board of Appeals within 15 days of February 27, 2024.

Board of Appeals

49 South Van Ness Ave. suite 1475 (14th Floor)

San Francisco, CA 94103

Phone: 628.652.1150 Email: Boardofappeals@sfgov.org
NOTE: Office visits by appointment only.

More information about how to file an appeal can be obtained by calling 628-652-1150 or by emailing
the Board of Appeals at Boardofappeals@sfgov.org. For additional information on the San Francisco
Board o esitgeanyd to view the Appeal Process Overview, please visit their website at
http://s@_ appeal/

073CF73A4EAG486...
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Director of Public Works




BRIEF SUBMITTED BY THE APPELLANT(S)



REUBEN, JUNIUS & ROSE, ..

John Kevlin
JKevlin@reubenlaw.com

April 25, 2024
President Jose L opez
San Francisco Board of Appeals
49 South Van Ness Ave,, Suite 1475
San Francisco, CA 94103
Re: Permit Holder Brief in Opposition of Appeals

Subject Property: 100 Mission Street (aka 88 Spear)
Appeal No: 24-022
Hearing Date: May 15, 2024

Dear President Lopez and Commissioners.

Our office represents 100 Mission Owner LLC (the “Owner” or “Project Sponsor”), the
owner of the property located at 100 Mission Street (also known as 88 Spear Street) (the
“Property”). The Owner appeals Public Works Order No. 210167 (the “Order”), which was
issued on February 27, 2024, and denies the Owner’ s application for atree removal permit (Permit
No. 794862) (the “Permit” or “Tree Removal Permit”). The Permit is necessary to allow the
addition of much-needed waterproofing to protect a property that has experienced flooding and
structural damage in the basement due to water intrusion. The aging tree wells at the Property
have contributed to significant water intrusion and must be repaired to prevent further damage in
the basement.

The Department of Public Works (“DPW”) Bureau of Urban Forestry (“BUF”) staff
recommended approving the Tree Removal Permit to allow the removal of 10 trees and the

planting of eight replacement trees at the Property (two trees on Spear cannot be replaced due to

San Francisco Office Oakland Office
One Bush Street, Suite 600, San Francisco, CA 94104 492 9 Street, Suite 200, Oakland, CA 94607

tel: 415-567-9000 | fax: 415-399-9480 tel: 510-527-5589 www.reubenlaw.com



Board of Appeals
April 25, 2024
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DPW spacing guidelines). Despite the positive recommendation of BUF staff, the Permit was

denied with no explanation or opportunity to respond to concerns. The arbitrary denial of the

Tree Removal Permit jeopardizes a project that represents a significant investment in the

Downtown revitalization effort, and we ask that the Board of Appeals authorize the remova of

the 10 existing trees and replacement of eight trees, for the reasons described herein.

The Tree Removal Permit should be granted for the following reasons:

The Owner proposes to renovate an aging 11-story office building and reactivate a
prominent corner at Mission and Spear Streets by adding new public-facing ground
floor and rooftop uses.

The project is a multi-million-dollar investment in an existing building that would
substantialy contribute to the Downtown revitalization effort.

The poor condition of the aging tree wells a the 1966 Property are contributing to
significant water intrusion issues in the Property’s basement, where the Owner
proposes to add high-quality, experiential tenant amenity space.

Waterproofing experts Thornton Thomasetti have proposed the waterproofing solution,
which involves installing a hot rubberized asphalt, monolithic waterproofing
membrane that extends across the entire width of the sidewalk and into the tree wells.

Thornton Thomasetti determined that applying the waterproofing membrane to the
exterior of the tree wells within the basement (versustheinterior side of the tree wells)
would not provide along-term solution.

The proposed waterproofing system is critical to prevent future water damage and

ensure the structural integrity of the sidewalk and the building's structural slab sitting

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com

Z:\Shared\R& A\789234\BOA Tree Removal Appeal\BOA Sponsor Brief\88 Spear - BOA Tree Appeal Sponsor Brief 4-25-24.docx



Board of Appeals
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below the sidewalk and forming the roof of the basement, and the work cannot be
completed without removing the trees from the tree wells.
. Project Description
a. Project Overview

The Owner proposes to renovate the existing building at 100 Mission Street, which was
constructed in 1966. The proposa includes (1) adding a retail cafe (2,378 square feet) and
associated coworking space (4,275 square feet) on the ground floor; (2) renovating the existing
office space on the second floor to create afull floor plate, allowing for the addition of 2,480 square
feet of office space; (3) constructing anew floor at the top of the building containing a7,709 square
foot restaurant space (and served by a dedicated entry on the ground floor); and (4) a major
renovation and buildout of the basement level including 13,955square feet of amenity space
serving the building’s office tenants in the basement (the “Project”). (Project Plans attached at
Exhibit A.)

The Project will rejuvenate an aging office building—drawing new tenants with high-
quality resort-like amenities in the basement and attracting the public with new ground floor café
space and aroof-level restaurant with a dedicated street-level entry.

With this project, the Owner is investing millions of dollars to create a downtown office
building where workers want to spend time. The Project will draw new office tenants, new public
visitors, and will serve as an example of what successful Downtown office space looks like in the
current post-pandemic climate. The resort-like basement amenities are a key aspect of the plan—

one that depends on resolving the ongoing water intrusion in the basement.

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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b. Tree Removal and Replacement

The existing trees are planted in 4 ft. x 4 ft. below-grade vaults that sit above the basement.
As described in more detail below, the Project requires removing the 10 existing trees in order to
repair the aging tree wells that are contributing to water intrusion in the basement. The Owner
proposes to replace the existing trees with eight new Bay Laurel trees, as recommended by BUF
staff. (Tree Mitigation Plan attached at Exhibit B.) The Project will replace the brick sidewalk
pavers removed by the tree replacement and waterproofing work with matching pavers.

Two trees are ineligible for replacement due to DPW’s tree spacing guidelines, and the
Owner will pay thein-lieu fee for those two trees. The Planting Guidelines state that trees cannot
be placed within five feet of traffic control signs, utility poles, or three feet of parking meters and
parking signs. (Tree Planting Guidelines, Director’s Order No. 187,246 attached at Exhibit C.)
SFMTA also has larger setbacks up to 25 feet from Muni signal poles. Along Spear Street, two
existing trees adjacent to an existing Muni pole/signal, are within the setback requirement and
cannot be replanted per the direction of SFMTA and BUF.

[I.  Standard of Review

Under Charter Section 4.106(b), the Board of Appeals “shall hear and determine appeals
with respect to any person who has been denied a permit or license . . . who believes that his or
her interest or the public interest will be adversely affected by the grant, denial, suspension or
revocation of alicense or permit. Thedenial of the Tree Removal Permit in thiscasewill adversely
affect both the Owner’ sinterest in their asset and the public’s safety interest.

Denid of the Permit would limit the Owner’s ability to renovate the aging office building

at 88 Spear and create the basement-level amenities that are a key component of repositioning the

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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Property, as described above. Denia of the Permit could also jeopardize public safety if the
structural degradation of the building’ s structural slab—which sitsbelow the sidewalk—isallowed
to progress.
[I1.  Water Intrusion and Necessity of Tree Removal Proposal
The Property has experienced ongoing water intrusion issues due to deteriorating
waterproofing membranes at the basement envelope. Thisdeterioration has contributed to multiple
occurrences of flooding in the basement, significant structural damage including visible cracks,
and other visible signs of water intrusion at each of the tree wells within the basement. (Thornton
Thomasetti Water Intrusion Report (February 9, 2024); attached at Exhibit D.) As explained by
Thornton Thomasetti (and depicted in the photos below):
The concrete at the underside of each of the tree wells exhibits evidence of prolonged
exposure to moisture intrusion and subsequent repair work. Efflorescenceisvisible onthe
horizontal surfaces of tree wells and is particularly pronounced at certain tree wells. This
moisture intrusion may lead to potential structural deterioration of the concrete and
reinforcing steel. One tree well has injection port nozzles protruding from the concrete
surface and what appears to be a reconstructed concrete corner. A pronounced glaze of
efflorescence and dissolved compounds coats the front and side of the structural column
directly adjacent to the tree well. (Thornton Tomasetti Waterproofing Memo (February

15, 2024) (emphasis added); attached at Exhibit E.)

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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Thornton Thomasetti recommended the waterproofing solution that the Owner plans to
implement. This solution involves installing a hot rubberized asphalt, monolithic waterproofing
membrane that would extend across the entire width of the sidewalk and into the tree wells. The
membrane must be applied to the inside of the tree wells to effectively prevent further moisture
intrusion and structural degradation, which necessitates removing the existing trees from the tree
wells. (See Thornton Tomasetti Waterproofing Memo at page 2.) Thornton Thomasetti
determined that placing waterproofing on the negative side of the tree wells inside the basement
would allow moisture to continue to penetrate into the concrete from the tree well side and would
not prevent ongoing water leakage and continued structural degradation of the concrete and

REUBEN, JUNIUS & ROSELLP www.reubenlaw.com
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reinforcing steel. (See Thornton Tomasetti Waterproofing Memo at page 2.) The Tree Removal
Permit must be granted in order to allow the necessary repairs and waterproofing to occur and in
order to ensure the structural integrity of the sidewalk and the building’ s structural slab supporting
the sidewalk and forming the roof of the basement.

The decision to deny the Permit could lead to significant delaysin the project, exacerbating
the existing damage and potentially leading to increased repair costs and safety risks.

V. Permit Denial wasArbitrary

The denia of the Tree Removal Permit resulted from an arbitrary process. To date, the
Owner has not been given any rationale justifying the denial, which goes against the
recommendation of BUF staff.

Prior to the Public Works hearing, the Owner communicated with BUF staff in advance,
incorporated staff recommendations into the tree mitigation plan, went into the Public Works
hearing with BUF staff support, and walked away from the hearing with a permit denial and no
explanation supporting that denial and no opportunity to address whatever concerns DPW has.

In preparation for the Public Works hearing, detailed plans and assessments were
submitted, developed in consultation with experienced arborists and the waterproofing
consultancy Thornton Tomasetti. These documents (also attached to this brief) comprehensively
detail the need for the proposed tree removal and the planned method of infrastructure repair.
There is no alternative method that could retain the trees and provide a reliable, long-term
waterproofing solution.

The staff assessment detailed in the Order itself reads as follows:

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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Assessment: BUF supportstheremoval of the treesfor the construction repairs required

to repair the waterproof basement liner. (Emphasis added.)

Despite the BUF recommendation to approve the Permit, and despite the submission of a
detailed report addressing public comments and providing robust technical justifications for the
tree removal, DPW has not responded to the report or provided a clear explanation for the permit
denial. Thisarbitrary Permit denial istheresult of aprocedural failure that we respectfully ask the
Board of Appealsto correct.

V. Conclusion

The 88 Spear Project is a multi-million-dollar investment in the effort to revitalize
Downtown. The Owner’sgoal for thisbuilding isto create an experience that lurestenantsto their
offices. Here, that experience would include a rooftop restaurant, sauna rooms, swimming pools,
acoworking space, acafé, and afull-service gym with room for physical therapy, acupuncture and
personal training. Because many of these amenities would be located in the basement, the Project
hinges on the ability to first repair the building's structural envelope and implement a reliable
solution to the ongoing water intrusion issue.

DPW'’s arbitrary denia of the Tree Remova Permit contradicts the recommendation of
BUF staff to approve it and indicates a procedura failure that the Owner has not had the
opportunity to respond to. We hope that the Board of Appealswill correct this procedural failure
and approve the tree removal and replacement as proposed and allow this desirable Downtown

project to move forward.

REUBEN, JUN'US & ROSE LLP www.reubenlaw.com
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Very truly yours,

REUBEN, JUNIUS & ROSE, LLP

John Kevlin

CC: Alex Lemberg, Vice-President
Rick Swig, Commissioner
John Trasvifia, Commissioner
J.R. Eppler, Commissioner
Julie Rosenburg, Executive Director

REUBEN, JUNIUS & ROSE, ..
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Exhibits
Exhibit A: 88 Spear Project Plans
Exhibit B: Tree Mitigation Plan
Exhibit C: DPW Tree Planting Guidelines
Exhibit D: Water Intrusion Report
Exhibit E: Tree Well Waterproofing Memo

REUBEN, JUNIUS & ROSE, ..
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EXHIBIT A



DRAWING INDEX

SHEET #

SHEET NAME

PLANNING
SUBMISSION

G000

COVER SHEET

G002

PROJECT APPLICATION

G003

PROJECT SITE CONTEXT

G004

RENDERED EAST ELEVATION

G005

RENDERED SOUTH ELEVATION

G006

RENDERED WEST ELEVATION

G007

3D VIEWS

G008

MATERIALS & COLORS

XXX XX X X X

A-001

PROPOSED SITE PLAN

A-100

BASEMENT PLAN

A-101

LEVEL 01 PLAN

A-102

LEVEL 02 PLAN

A-112

LOWER ROOF - PENTHOUSE PLAN

A-113

RESTAURANT PLAN

A-114

ELEVATOR MACHINE RM LEVEL

A-200

PROPOSED BUILDING SECTION

A-201

PROPOSED EAST ELEVATION

A-202

PROPOSED NORTH ELEVATION

A-203

PROPOSED SOUTH ELEVATION

A-204

PROPOSED WEST ELEVATION

A-205

ENLARGED ELEVATIONS - GROUND FLOOR

A-206

ENLARGED ELEVATIONS - ROOF

A-207

ENLARGED ELEVATIONS - ROOF

AE-001

EXISTING SITE PLAN

AE-100

EXISTING BASEMENT PLAN

AE-101

EXISTING PLAN LEVEL 01

AE-102

EXISTING PLAN LEVEL 02

AE-107

EXISTING PLAN - PENTHOUSE ROOF

AE-108

EXISTING PLAN - ROOF

AE-200

EXISTING BUILDING SECTION

AE-201

EXISTING EAST ELEVATION

AE-202

EXISTING NORTH ELEVATION

AE-203

EXISTING SOUTH ELEVATION

AE-204

EXISTING WEST ELEVATION

DX XXX XXX XXX XXX XXX XXX XXX XX X XX

PROJECT INFORMATION

BUILDING INFORMATION

BUILDING ADDRESS:

APN: 3712-23
LOT AREA:

ZONING DISTRICT: C-3-0(SD)
CONSTRUCTION TYPE: TYPE 1A
LAND USE:

HEIGHT & BULK DISTRICT:  300-S

PARKING:

EXISTING LAND USE:

INTENDED LAND USE:

SPRINKLERED:

ROOF AREA: 13,682 SF

BICYLCE PARKING:

CLASSIFICATION OF WORK: MIXED USE

18,9235F/.43 ACRES

COMMERCIAL/RETAIL

12 SPACES
OFFICE, RETAIL
OFFICE, RETAIL

FULLY SPRINKLERED

88 SPEAR ST SAN FRANCISCO, CA 94105

34 CLASS | PARKING SPACES PROVIDED.
CLASS Il SPACES PROVIDED - TBD

REFER TO SHEET G002 FOR ADDITIONAL INFO.

OCCUPANCY CLASSIFICATION: A-2, A-3, B, S-1

88 SPEAR ST RENOVATION

RETAIL AND OFFICE REDENOVATION

88 SPEAR ST
SAN FRANCISCO, CA 94105

ISSUE: PROJECT APPLICATION 03.06.2024

SIGN ID#: ORIG626

PRESIDIO BAY
VENTURES

PROJECT SPONSOR:

PRESIDIO BAY VENTURES

160 PACIFIC AVENUE, SUITE 204
SAN FRANCISCO, CA 94111

o FTET T
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PRESIDIO BAY
VENTURES

OTJ

CLIENT

88 SPEAR ST
RENOVATION

88 Spear St, San Francisco, CA 94105

CONSULTANTS

ARCHITECT

OTJ ARCHITECTS

8 CALIFORNIA ST, SUITE 600
SAN FRANCISCO, CA, 94111
628.222.4999

MEP CONSULTANT
ROBISON ENGINEERING
19401 40th Ave W UNIT 302

LYNWOOD. WA 98306
206.364.3343

CIVIL ENGINEER
BKF ENGINEERS
150 CALIFORNIA ST #600

SAN FRANCISCO, CA 94111
415.930.7900

LANDSCAPE ARCHITECT
CREO

466 GEARY ST, SUITE #300
SAN FRANCISCO, CA 94102
415.688.2506

STRUCTURAL ENGINEER
DCI ENGINEERS

135 MAIN ST

San Francisco, CA 94105

415.781.1505

SEAL / SIGNATURE

ISSUES

REVISION
DESCRIPTION NUMBER DATE

PROJECT DESCRIPTION

APPLICABLE CODES

THE EXISTING PROPERTY AT 88 SPEAR STREET IS 11 STORIES

OVER A BASEMENT WITH ROOFTOP PENTHOUSE. IT WAS ORIGINALLY BUILT
IN 1966 AS AN OFFICE BUILDING FOR MATSON NAVIGATION COMPANY WITH

DESIGN BY JOHN S BOLLES ARCHITECT.

100 MISSION OWNER LLC (THE "OWNER") PROPOSES TO MAKE MINOR
RENOVATIONS TO THE EXISTING BUILDING, INCLUDING (1) ESTABLISHMENT
OF A RETAIL CAFE (1,873 SQUARE FEET) AND ASSOCIATED COWORKING
SPACE (4,275 SQUARE FEET) ON THE GROUND FLOOR; (2) RENOVATING THE
EXISTING OFFICE SPACE ON THE SECOND FLOOR TO CREATE A FULL
FLOOR PLATE, ALLOWING FOR THE ADDITION OF 2,480 SQUARE FEET OF
OFFICE SPACE; (3) CONSTRUCTING A NEW FLOOR AT THE TOP OF THE
BUILDING CONTAINING A 7,709 SQUARE FOOT RESTAURANT SPACE (AND

SERVED BY A DEDICATED ENTRY ON THE GROUND FLOOR); AND (4)

ESTABLISHING AN ADDITIONAL 3,869 SQUARE FEET OF AMENITY SPACE
SERVING THE BUILDING’S OFFICE TENANTS IN THE BASEMENT. IN TOTAL,

THE PROJECT CONSISTS OF 17,771 SQUARE FEET OF NEWLY

CONSTRUCTED SPACE AND AN INCREASE IN GROSS FLOOR AREA (AS

DEFINED BY THE PLANNING CODE) OF 8,824 SQUARE FEET.

2022 SAN FRANCISCO ADMINISTRATIVE CODE
2022 SAN FRANCISCO PLANNING CODE
2022 SAN FRANCISCO BUILDING INSPECTION COMMISSION CODES

2022 SAN FRANCISCO BUILDING CODE

2022 SAN FRANCISCO EXISTING BUILDING CODE
2022 SAN FRANCISCO ELECTRICAL CODE

2022 SAN FRANCISCO MECHANICAL

2022 SAN FRANCISCO PLUMBING CODE

2022 SAN FRANCISCO FIRE CODE

2022 SAN FRANCISCO GREEN BUILDING CODE

2022 CALIFORNIA REFERENCED STANDARDS, C.C.R. TITLE 24, PART 12
2022 CALIFORNIA FIRE MARSHAL REGULATIONS, C.C.R. TITLE 19 PUBLIC SAFETY

2022 NATIONAL FIRE PROTECTION ASSOCIATION REGULATIONS
NFPA 72 NATIONAL FIRE ALARM CODE (CALIFORNIA AMENDED)

2010 ADA STANDARDS FOR ACCESSIBLE DESIGN
AMERICANS WITH DISABILITIES ACT, TITLE I
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7

TY MAP

60 SPEAR ST - PROJECT SITE

FILE INFORMATION

Project No:  12005.00

SHEET NAME

COVER SHEET

o G000

© 2022-2023 OTJ Architects, Inc.

Autodesk Docs://S12-12005.00-60 Spear AOR-R22/S12-12005.00-60 Spear AOR-R22.rvt




PLANNING AREA REQUIREMENT EXCERPTS

FLOOR AREA, GROSS. IN DISTRICTS OTHER THAN C-3, AND THE CENTRAL SOMA SPECIAL USE DISTRICT AND THE VAN NESS
SPECIAL USE DISTRICT, THE SUM OF THE GROSS AREAS OF THE SEVERAL FLOORS OF A BUILDING OR BUILDINGS, MEASURED
FROM THE EXTERIOR FACES OF EXTERIOR WALLS OR FROM THE CENTERLINES OF WALL SEPARATING TWO BUILDINGS. WHERE

COLUMNS ARE OUTSIDE AND SEPARATED FROM ANY EXTERIOR WALL (CURTAIN WALL) THAT ENCLOSES THE BUILDING SPACE OR

ARE OTHERWISE SO ARRANGED THAT THE CURTAIN WALL IS CLEARLY SEPARATE FROM THE STRUCTURAL MEMBERS, THE
EXTERIOR FACE OF THE CURTAIN WALL SHALL BE THE LINE OF MEASUREMENT, AND THE AREA OF THE COLUMNS THEMSELVES
AT EACH FLOOR SHALL ALSO BE COUNTED.

IN THE C-3 AND CENTRAL SOMA AND VAN NESS SPECIAL USE DISTRICTS, THE SUM OF THE GROSS AREAS OF THE SEVERAL
FLOORS OF A BUILDING OR BUILDINGS, MEASURED ALONG THE GLASS LINE AT WINDOWS AT A HEIGHT OF FOUR FEET ABOVE
THE FINISHED FLOOR AND ALONG A PROJECTED STRAIGHT LINE PARALLEL TO THE OVERALL BUILDING WALL PLANE
CONNECTING THE ENDS OF INDIVIDUAL WINDOWS, PROVIDED, HOWEVER, THAT SUCH LINE SHALL NOT BE INWARD OF THE
INTERIOR FACADE OF THE WALL.

(A) EXCEPT AS SPECIFICALLY EXCLUDED IN THIS DEFINITION, "GROSS FLOOR AREA" SHALL INCLUDE, BUT NOT BE LIMITED TO,
THE FOLLOWING:

1. BASEMENT AND CELLAR SPACE, INCLUDING TENANTS STORAGE AREAS AND ALL OTHER SPACES EXCEPT THAT ARE USED
ONLY FOR STORAGE OR SERVICES NECESSARY TO THE OPERATION OR MAINTENANCE OF THE BUILDING ITSELF.

2. ELEVATOR SHAFTS, STAIRWELLS, EXIT ENCLOSURES, AND SMOKE-PROOF ENCLOSURES AT EACH FLOOR,;

3. FLOOR SPACE IN PENTHOUSES EXCEPT AS SPECIFICALLY EXCLUDED IN THIS DEFINITION;

4. ATTIC SPACE (WHETHER OR NOT A FLOOR HAS BEEN LAID) CAPABLE OF BEING MADE INTO HABITABLE SPACE;
5. FLOOR SPACE IN BALCONIES OR MEZZANINES IN THE INTERIOR OF THE BUILDING;

6. FLOOR SPACE IN OPEN OR ROOFED PORCHES, ARCADES, OR EXTERIOR BALCONIES, IF SUCH PORCH, ARACADE OR
BALCONY IS LOCATED ABOVE THE GROUND FLOOR OR FIRST FLOOR OF OCCUPANCY ABOVE BASEMENT OR GARAGE AND
IS USED AS THE PRIMARY ACCESS TO THE INTERIOR SPACE IT SERVES;

7. IN DISTRICTS OTHER THAN THE C-3 AND CENTRAL SOMA SPECIAL USE DISTRICT, FLOOR SPACE IN ACCESSORY BUILDINGS;
AND

8. IN THE C-3 AND CENTRAL SOMA SPECIAL USE DISTRICTS, ANY FLOOR AREA DEDICATED TO ACCESSORY OR NON-ACCESSORY
PARKING, REQUIRED OFF-STREET LOADING, AND ACCESSORY PARKING AS SPECIFIED IN THE SUBSECTION (b)(7); AND ANY
OTHER FLOOR SPACE NOT SPECIFICALLY EXCLUDED IN THIS DEFINITION.

(B) "GROSS FLOOR AREA" SHALL NOT INCLUDE THE FOLLOWING:

1. BASEMENT AND CELLAR SPACE USED ONLY FOR STORAGE OR SERVICES NECESSARY TO THE OPERATION OR MAINTENANCE
OF THE BUILDING ITSELF.

3. ELEVATOR OR STAIR PENTHOUSES, ACCESSORY WATER TANKS OR COOLING TOWER, AND OTHER MECHANICAL
EQUIPMENT, APPURTENANCES, AND AREAS NECESSARY TO THE OPERATION AND MAINTENANCE OF THE BUILDING ITSELF,
IF LOCATED AT THE TOP OF THE BUILDING OR SEPARATED THEREFROM ONLY BY OTHER SPACE NOT INCLUDED IN THE
GROSS FLOOR AREA,;

4. MECHANICAL EQUIPMENT, APPURTENANCES, AND AREAS NECESSARY TO THE OPERATION OR MAINTENANCE OF THE
BUILDING ITSELF.

(A) IF LOCATED AT AN INTERMEDIATE STORY OF THE BUILDING AND FORMING A COMPLETE FLOOR LEVEL; OR

(B) IN THE C-3 AND CENTRAL SOMA SPECIAL USE DISTRICTS, IF LOCATED ON A NUMBER OF INTERMEDIATE STORIES
OCCUPYING LESS THAN A FULL FLOOR LEVEL, PROVIDED THAT THE MECHANICAL EQUIPMENT, APPURTENANCES, AND
AREAS ARE PERMANENTLY SEPARATED FROM OCCUPIED FLOOR AREAS AND IN AGGREGATE AREA DO NOT EXCEED
THE AREA OF AN AVERAGE FLOOR AS DETERMINED BY THE ZONING ADMINISTRATOR.

10. BALCONIES, PORCHES, ROOF DECKS, TERRACES, COURTS AND SIMILAR FEATURES, EXCEPT THOSE USED FOR PRIMARY
ACCESS AS DESCRIBED IN PARAGRAPH (A)(6) ABOVE, PROVIDED THAT:

(B) IF MORE THAN 70 PERCENT OF THE PERIMETER OF SUCH AN AREA IS ENCLOSED, EITHER BY BUILDING WALLS (EXCLUSIVE
OF A RAILING OR PARAPET NOT MORE THAN THREE FEET EIGHT INCHES HIGH), OR BY SUCH WALLS AND INTERIOR LOT LINES,
AND THE CLEAR SPACE IS 15 FEET OR MORE IN BOTH DIMENSIONS: () THE AREA SHALL BE EXCLUDED FROM GROSS FLOOR
AREA IF IT IS FULLY OPEN TO THE SKY (EXCEPT FOR ROOF EAVES, CORNICES, OR BELT COURSES THAT PROJECT NO MORE
THAN TWO FEET FROM THE FACE OF THE BUILDING WALL); AND (Il) THE AREA MAY HAVE ROOFED AREAS ALONG ITS
PERIMETER WHICH ARE ALSO EXCLUDED FROM GROSS FLOOR AREA IF THE MINIMUM CLEAR OPEN SPACE BETWEEN ANY
SUCH ROOF AND THE OPPOSITE WALL OR ROOF (WHICHEVER IS CLOSER) IS MAINTAINED AT 15 FEET (WITH THE ABOVE
EXCEPTIONS) AND THE ROOFED AREA DOES NOT EXCEED 10 FEET IN DEPTH; (lll) IN ADDITION, WHEN THE CLEAR OPEN AREA
EXCEEDS 625 SQUARE FEET, A CANOPY, GAZEBO, OR SIMILAR ROOFED STRUCTURE WITHOUT WALLS MAY COVER UP TO 10
PERCENT OF SUCH OPEN SPACE WITHOUT BEING COUNTED AS GROSS FLOOR AREA.

13. GROUND FLOOR AREA IN THE C-3-O, C-3-O(SD), C-3-S, C-3-S(SU), AND C-3-G DISTRICTS, AND IN THE CENTRAL SOMA SPECIAL
USE DISTRICT DEVOTED TO BUILDING OR PEDESTRIAN CIRCULATOIN AND BUILDING SERVICE

14. IN THE C-3-0O, C-3-0O(SD), C-3-S, C-3-S(SU), AND C-3-G DISTRICTS, SPACE DEVOTED TO PERSONAL SERVICES, RESTAURANTS,
AND RETAIL SALES OF GOODS INTENDED TO MEET THE CONVENIENCE SHOPPING AND SERVICE NEEDS OF DOWNTOWN
WORKERS AND RESIDENTS, NOT TO EXCEED 5,000 OCCUPIED SQUARE FEET PER USE AND, IN TOTAL, NOT TO EXCEED 75
PERCENT OF THE AREA OF THE GROUND FLOOR OF THE BUILDING PLUS THE GROUND LEVEL, ON-SITE OPEN SPACE. SAID USES
SHALL BE LOCATED ON THE GROUND FLOOR EXCEPT THAT, IN ORDER TO FACILITATE THE CREATION OF MORE SPACIOUS
GROUND FLOOR INTERIOR SPACES, A PORTION OF THE SAID USES, IN AN AMOUNT TO BE DETERMINED PURSUANT TO THE
PROVISIONS OF SECTION 309 MAY BE LOCATED ON A MEZZANINE LEVEL

EXISTING GFA
EXCLLESICONS
ROOFTOP: ELEVATOR, STAIR, MEC HARTCAL, GROSS FLOOR ARER AS |
MEP, PENTHOUSE SEC OPS/MAINTENANCE:SEC LOBBY & RETAIL SEC ROOF DECK: SEC DEFINED BY SF PLANNING
FLOOR GROSS AREA (5F) 102(B)[3) BASEMENT: SEC 102(B)1) 102{B){4) 102(B)13&14) 102[B){10)B) CODE 5EC 102 (SF)
PENTHOUSE LEVEL 7220 7220
11 138540 374 13435
10 13854 374 134385
9 13859 374 13485
L 13859 374 13485
7 13B54 374 134385
& 13855 374 134585
5 13859 374 13425
4 L3E59 374 13485
3 13859 374 13435
' gdad 545 TG
1 13445 1768 2022 D655
BASEMEMNT 22402 2185 177
TOTAL 176282 7220 5185 5674 2022 156176
PROPOSED GFA
EXCLLISIONS
ROOFTOR: ELEVATOR, STAIR, MECHANICAL, GROSS FLOOR AREA AS
MEPF, PENTHOLISE SEC OPS/MAINTENAMNCESEG LOBBY & RETAIL SEC ROGF DECK; SEC OEFIMED BY SF PLAKKMING
FLOOR GROSS AREA (5F) 102(B)(3) BASEMENT: SEC 102(B){1) 102({B){4) 102(B) 13514) 102{B){ 10} B) CODESEC 102 (5F)
ELEVATOR PENTHOUSE 542 542 -
RESTAURANT LEVEL 8171 467 7709
PEMTHOLUSE LEVEL 13862 a711 BGA0 i o]
11 13855 374 13435
10 138549 374 13485
G 13850 374 13435
& 138549 T4 13985
7 138549 374 13485
G 13859 374 134385
5 13859 374 13425
4 13560 374 13486
3 13859 374 13435
2 10771 352 10415
1 13574 1765 5447 6352
BASEMENT 22402 5710 16683
TOTAL 124053 o2 T 10656 o447 G685 185000
EXISTING GFA BY PROGRAM
FLOOR DFFICE AREA [SF) RETAIL AREA ISF) TOTAL (SF)
PENTHOUSE LEVEL -
4-11 121365 121355
2 7939 7935
1 13849 A26R 0855
BASEMENT 12614 44003 17217
TOTAL 144507 106659 15176
PROPOSED GEA BY PROGRAM

FLOOR

DFFICE AREA [SF)

RETAIL AREA {5F)

TOTAL {SF)

FLEVATOR PENTHOUSE

RESTALIRANT

7709

7709

PEMTHOLUSE LEVEL

24632

2457

3-11

121365

121365

Z

104159

10410

1

GGz

6362

BASEMEMNT

16683

16581

TOTAL

157281

T

165000

BICYCLE PARKING CALCULATION (EXISTING) PER SEC 155.2

8824 TOTAL SF INCREASE

REQUIRED

PROVIDED

USE CcLassi

CLASS

CLASS 1

CLASS

OFFICE
RETAIL
TOTAL

29

30

]

BICYCLE PARKING CALCULATION (PROPOSED) PER SEC 155.2

HECLIRED

PROVIDEL

LISE CLASS |

CLASS

CLASS 1

CLASS I

QFFICE
RETAIL
TOTAL

31
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MATERIALS - GLAZING/MULLIONS

STOREFRONT WINDOWS & DOORS

BLACK PAINTED MULLION, CLEAR LAMINATED GLASS

MATERIALS - METALS

FOLDING GLASS DOOR SYSTEM

BLACK PAINTED FRAME, MULTI PANEL FOLDING DOOR
SYSTEM
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TINTED GLASS FLUTED GLASS

MEDIUM - DARK TINT AT MAIN ENTRY STOREFRONT

ETFE ROOF

LOUVERED ALUMINUM PANEL SCREEN

BLACK PAINTED MULLION, CLEAR LAMINATED GLASS
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SHOREM
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