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MEMO TO THE ARCHITECTURAL REVIEW COMMITTEE

September 16, 2020

Case Number: 2019-023623COA

Project Address: 130 TOWNSEND ST

Zoning: CMUO (CENTRAL SOMA-MIXED USE OFFICE)
Block/Lot: 3788/008

Project Sponsor:  John Kevlin
One Bush Street, Suite 600

Staff Contact: Alex Westhoff - 628-652-7314
Alex.Westhoff@sfgov.org

Background

The Planning Department (Department) requests review and comment before the Architectural Review
Committee (ARC) of the Historic Preservation Commission regarding a proposal for 130 Townsend Street (subject
property, Assessor’s Block No. 3788, Lot No. 008) to build a four-story vertical addition to the existing double-
height, one-story brick building, which is a contributing resource to the South End Landmark District. The
project also includes new construction of an adjacent five-story building on the same lot on an existing surface
parking lot.

Property Description

130 Townsend Street is located on the north side of Townsend Street at the intersection with Stanford Street in
the South of Market neighborhood. The subject property includes 80 feet of frontage along Townsend Street and
275 feet of frontage along Stanford Street. The lot includes the subject historic resource for the full length of the
Townsend Street frontage and extending roughly 125 feet deep along Stanford Street. The remainder of the lot is
devoted to surface parking, with a lot for the restaurant which occupies the subject property, plus a private lot.

Constructed in 1906, 130 Townsend Street was originally constructed for Inglenook Vineyard Agency. While the
architect is unknown, both the subject building and its predecessor housed the distribution center for Inglenook,
an early Napa Valley winery established in 1879. The subject property was owned by Finnish Sea Captain Gustave
Niebaum who founded Inglenook Winery and is credited as being a pioneer in Napa Valley wine production.
Subsequent uses of the property have included an auto repair shop, plumbing supply company and restaurant
(current). 130 Townsend Street is located in the CMUO (Central SoMa-Mixed Use Office) Zoning District and a 65-X
Height and Bulk District.
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The subject historic resource is a contributor to the South End Historic District pursuant to the San Francisco
Planning Code Article 10. The concentrated District includes 55 contributing buildings including one- to multi-
story masonry and reinforced concrete warehouses and light industrial structures. The District has also been
determined eligible for the National Register by the Keeper.

Project Description

The proposed project includes a four-story vertical addition to the historic resource (the Townsend Building), as
well as a new five-story building on the existing parking lots (the Stanford Building). Both buildings will largely be
devoted to office use. The projects will be designed and constructed as separate buildings. Specifically, the
project includes:

e Townsend Building. The Townsend Building includes a four-story vertical addition to an existing double-
height one-story brick building, which will be fully devoted to office use. The ground floor, currently
occupied by Tres Restaurant, will remain retail for the first 25 feet from the Townsend Street frontage,
with the remainder also proposed for office use.

o Fagade Changes. Exterior changes to the existing historic facades are relatively minimal. While
the front and visible side fenestration will remain as is, compatible new window frames and
glazing are proposed to replace the existing non-original wood windows along both facades,
including the metal garage door near the rear of the Stanford Street fagade. Most of the
Townsend Building’s rear facade will be covered by the proposed Stanford Building. However,
an entry niche, to be shared by both buildings, is proposed at the rear of the Townsend Building.
New glass entry doors are proposed for the Townsend Building at this location, where a historic
punched opening currently exists.

o Vertical Addition. The four-story vertical addition, cubicin appearance, largely consists of clear
insulated glazing bound by a terra cotta sunscreen. A second-floor hyphen provides a 25-foot
front setback and a 6’8" side setback. Floors three through five are setback 14’10” from the front
facade and five feet from the side facade with larger 4™ and 5" floor setbacks near the rear of the
building. Setbacks along floors two thru five, along with the roof, are largely devoted to exterior
terraces and green roof areas.

o Interior. Project Sponsors provided a technical memo, dated July 17, 2020, from DCl engineers,
stating the vertical addition cannot be supported by existing wood roof tresses and wood
columns. Thus the removal of interior wood framing and construction of concrete columns is
proposed.

e Stanford Building. The Stanford Building includes new construction of a five-story building on the
project site’s existing surface parking lot. The new building will consist mainly of office use, with some
PDR on the ground floor. The first two stories will be built to the property lines, with increasing setbacks
along Stanford street from floors three to five. Setbacks, as well as the roof, will be largely devoted to
exterior terraces and green roofs. Exterior elements include glazed terra cotta and exposed concrete,
with clear insulated glazing particularly dominant in floors 3-5.
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Other Actions Required

Pursuant to Planning Code Section 1006.1, the Historic Preservation Commission (HPC) shall review the
application for a Certificate of Appropriateness for compliance with Article 10 of the Planning Code, the
Secretary of Interior’s Standards, and any applicable provisions of the Planning Code at a future date. The
project also requires:

e |arge Project Authorization - Given new construction of more than 50,000 gross square feet is proposed
within the Central SOMA Special Use District, Large Project Authorization is required under Planning
Code Section 329.

o Office Allocation - As 25,000+ gross square feet of office space is proposed for each of the two buildings,
two Office Development Authorizations are required pursuant to Planning Code Section 321.

e Variance - Pursuant to Planning Code Section 305, a Variance is required, as per Section 249.78(c)(1)(E),
the first 10 feet of building depth fronting Stanford needs to be occupied by an active use. Currently, the
project proposes office use on the ground floor. Offices uses are not considered active uses in the
Central SoMa Special Use District, pursuant to Planning Code Section 249.78(c)(1)(B).

Environmental Review

The proposed project is undergoing environmental review pursuant to the California Environmental
Quality Act (CEQA) and a determination will be published prior to a Historic Preservation Commission hearing.

Public/Neighborhood Input

To date, the Department has not received any public comment about the proposed project.
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Character Defining Features of the Landmark District

The subject property is a contributor to the South End Historic District, which is designated in Article 10 of the
San Francisco Planning Code. This district has a period of significance from 1867 to 1935, an era during which
this stretch of San Francisco’s waterfront became a vital part of the City’s and nation’s maritime commerce. While
a few of the district’s contributing buildings were erected prior to the 1906 Great Earthquake and fires, most of
them were built between 1906-1929. The district’s contributing buildings represent a diverse cross section of San
Francisco-based prominent architects and builders contemporary to that time period. Pursuant to Appendix | of
Article 10, character defining features of the district are summarized as follows:

e Overall Form and Continuity. Building heights range from 1 to 6 stories

e Scale and Proportion. Typical of warehouses, contributing buildings are bulky, and often designed with large
arches and openings for vehicular access.

e Fenestration. Earlier structures had few windows, though larger industrial sash windows are common in
buildings from 1920s onward.

e Materials. Brick masonry and reinforced concrete are the most commonly used materials.

e  Color. Red brickis typical, with some yellow and painted brick. Muted earth tones predominate in shades of
red, brown, green, gray and blue.

e Texture. Rough textured surfaces dominate the district’s buildings’ facades.

e Detail. Arches are common at the ground floor and are frequently repeated on upper floors with flattened
arches for window treatment. Cornices are simple. Most of the surfaces of the later buildings are plain and
simple reflecting their function.

Staff Analysis

The Department seeks feedback from the ARC regarding the compatibility of the project, specifically massing,
materials, and design with Appendix | to Article 10 of the Planning Code. The Department would like the ARC to
consider the following information:

In accordance with Planning Code Article 10, Appendix I:

SEC 7. Additional Provisions for Certificates of Appropriateness

(d) Alterations. It is recognized that certain alterations to the exteriors of buildings within the Historic District may
be necessary in order to accommodate adaptive reuse of, and to provide sufficient light and air in, such buildings.
Substantial alterations to Principal Facades, as defined in Planning Code Section 102, should be discouraged.
Substantial alterations to non-principal facades, not originally intended to be viewed from the street, may be
appropriate, provided such alterations maintain the character of the historic district.
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SEC. 10. Addition

Additions to existing buildings and new infill construction proposed within the South End Historic District must
reflect an understanding of the relationship of the proposal with the contributing buildings within the district.
Additions shall be reviewed for compatibility with the historic building and the district while infill construction shall
be reviewed for compatibility with the overall district. Neither should directly imitate nor replicate existing features.
For additions, every effort should be made to minimize the visibility of the new structure within the district. Infill
construction should reflect the character of the district, including the prevailing heights of contributing buildings
without creating a false sense of history. Property owners should consult early in the process with a Planning
Department Historic Preservation Technical Specialist when developing a proposal.

Additions will be reviewed on a case-by-case basis and any proposed addition should be located in an
inconspicuous location and not result in a radical change to the form or character of the historic building. A vertical
addition may be approved, depending on how the addition impacts the building and its relative visibility from the
surrounding public rights-of-way within the district. The Planning Department evaluates all proposals for
properties identified under Article 10 of the Planning Code for compliance with the Secretary of the Interior's
Standards (36 C.F.R. § 67.7 (2001)). Based on these Standards, Department staff uses the following criteria when
reviewing proposals for vertical additions:

« The structure respects the general size, shape, and scale of the features associated with the property and the
district and the structure is connected to the property in a manner that does not alter, change, obscure,
damage, or destroy any of the character-defining features of the property and the district.

« The design respects the general historic and architectural characteristics associated with the property and
the district without replicating historic styles or elements that will result in creating a false sense of history.

« The materials are compatible with the property or district in general character, color and texture.

As part of the Planning Department review process, the project sponsor shall conduct and submit an analysis that
illustrates the relative visibility of a proposed vertical addition from within the district. As part of this analysis,
sightline cross-sections and perspective drawings illustrating the proportionality and scale, as well as the visible
extent of the addition from prescribed locations should be submitted.

« When a district provides an opportunity for new construction through existing vacant parcels or by replacing
non-contributing buildings, a sensitive design is of critical importance. Historic buildings within the district
should be utilized and referenced for design context. Contemporary design that respects the District's existing
character-defining features without replicating historic designs is encouraged. The Department uses the
following criteria when reviewing proposals for infill construction:

« The structure respects the general size, shape, and scale of the character-defining features associated with
the district and its relationship to the character-defining features of the immediate neighbors and the district.

« The site plan respects the general site characteristics associated with the district.

« The design respects the general character-defining features associated with the district.

« The materials are compatible with the district in general character, color, and texture.
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Recommendations

Staff is requesting review and comment from the ARC regarding conformity with Appendix | to Article 10 of the
Planning Code and the Secretary of the Interior’s Standards for the proposed project and its effect on the
character-defining features of the subject historic district. Additionally, while Article 10 does not call out specific
character defining features for each of the contributing buildings, Staff find that the district’s character defining
features are all associated with the subject property. Thus the same set of character defining features are
assessed both for the historic district and subject historic building.

1) Overall Form and ContinuityyThe proposed new addition to the historic resource, and the new adjacent
building, both total five stories, thus not exceeding the district’s characteristic height range of 1-6 stories.

e Staff Analysis/Recommendation: As the historic resource is only one story with increased visual
prominence on a corner lot, the vertical addition must be carefully sited to avoid dwarfing the
resource and ensure a sensitive transition between the old and the new. Staff requests ARC
input on appropriate setbacks or other design modifications to ensure the proposed five story
addition respects the one-story historic resource by not visually dominating the resource.

2) Scale and ProportionyTypical of district contributing warehouse and light industrial buildings, the subject
resource is a bulkier structure built up to the south and east property lines. Few fagade changes are
proposed, and the fenestration patterns of large arched openings will be retained.

e Staff Analysis/Recommendation. Staff requests ARC input on appropriate setbacks or other
design modifications to ensure the bulky character of the resource is retained and the new
addition does not visually dominate the resource.

3) FenestrationyFew changes are proposed to the existing fenestration patterns, and the large arched
openings on the primary south and east elevations will be retained. A new entry is proposed which would
remove a characteristic arched window, though inconspicuously sited along the non-primary north facade.
Compatible new window frames and glazing are proposed to replace existing non original windows in
select locations along the street facing north and east facades.

e Staff Analysis/Recommendation. Staff believe the few proposed fagade changes to the historic
resource respect the historic fenestration patterns and materials, and have no recommended
changes to these elements of the proposed project.

4) MaterialsyThe historic resource’s brick masonry facade will remain intact, with the exception of the new
entryway proposed for the rear north non-primary facing fagade. The new vertical addition consists of clear
insulated glazing, largely enveloped by terra cotta sunscreen on stories 3-5. The first two stories of the new
Stanford building are clad with glazed terra cotta and fenestrated with glazed vertical pivot windows, plus
entryways on the more northerly portion of the east facing facade. Exposed concrete as well as ground
level metal panels are also proposed for the Stanford building.

o Staff Analysis/Recommendation. Materials proposed for the vertical addition are obviously
contemporary which ensure the addition is not replicating existing features or creating a false
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sense of history. Staff find the heavy use of glazing provides clear distinction between the addition
and the historic resource, thus avoiding any ambiguity between what is historic and what is not,
helping the historic resource to continue to read as a historic resource. Staff finds the terracotta
sunscreen surrounding the glazing helps reduce the appearance of excessive glazing, while
incorporating a material whose textures and colors gives a nod to the historic districtin a
contemporary way. So long as appropriate setback or other modifications are incorporated into
the design to ensure the historic brick masonry building retains its visual prominence, Staff find
the proposed materials of the vertical addition to be appropriate.

Staff finds materials proposed for the Stanford Building to be appropriate. Staff find the amount of
glazing helps ensure the new building to read as contemporary, and thus avoiding false
historicism. Though through the incorporation of other materials such as exposed concrete, metal
panels, and glazed terracotta, the building is designed in a thoughtful was which is sensitive and
compatible with the historic district.

5) ColoryWhile glazing is proposed for much of both buildings, both designs also introduce solid materials. A
terracotta sunscreen is proposed to envelope the glassy vertical addition of the Townsend building, and
glazed terracotta, exposed concrete and metal are proposed for the Stanford building.

e Staff Recommendation. Staff find colors introduced for both buildings to be compatible with
both the historic resource and the historic district. The orange-brown color of the Townsend
building’s terracotta sunscreen is compatible with the color of the subject property’s brick
masonry facade, as well as other brick masonry buildings found throughout the district.
Similarly the glazed terracotta, exposed concrete and metal proposed for the Stanford building
offer architectural details whose colors align with the muted earth tones which dominate the
district, thus offering a nod to the historic district, though expressed in a contemporary way to
avoid creating a false sense of history.

6) TextureyBoth the proposed Townsend Street addition and the new Stanford building include copious
amounts of glazing. Additionally, both the Townsend Street addition and Stanford building include glazed
terracotta features and the Stanford building includes exposed concrete.

e Staff Analysis/Recommendation. The smooth texture of glazing varies from the rough texture of
brick and concrete which is prominent throughout the historic district though staff do not find
this variation in texture to be incompatible. Furthermore the varying textures allow the new
addition and new building to read as contemporary and avoid false sense of historicism, while
allowing the historic resource’s rough brick texture to pop. The proposed terracotta on both
buildings will be glazed, thus ensuring compatibility with the new addition and building, and
differentiation with the rough facades of the historic building and other buildings throughout
the district. Furthermore, the exposed concrete of the Stanford Building provides a reference to
the rough textures prominent throughout the historic district, though in a modern context.
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7) DetailyAs few fagcade changes are proposed, the project will have little impact on the architectural details
of the historic resource. The new vertical addition and new building are designed in contemporary ways
and do not include any architectural details that create a sense of false historicism.

e Staff Analysis/Recommendation. Staff find the project design to respect the subject historic
resource’s architectural details.

Requested Action

The Department seeks comments on:
e Compatibility of the proposal with the character defining features of the landmark district and subject
contributing property;
e Recommendations for overall form and continuity of the proposal;
e Recommendations for scale and proportion of the proposal;
e Other project recommendations proposed by staff

Attachments:

e Exhibitsincluding:
o ParcelMap
o ZoningMap
o Aerial Photo
o Sanborn Map
o Exterior Site Photos
e Designating Ordinance (Appendix | to Article 10)
e Architectural and Conceptual Plans dated July 15, 2020
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Zoning Map
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Aerial Photo

Subject property outlined in red
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Exterior Site Photo

Front Facade
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Exterior Site Photo

East Elevation Facade
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Exterior Site Photos

Rear Facade
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