SAN FRANCISCO
PLANNING DEPARTMENT

Letter of Determination 650 isson St

Suite 400
February 22, 2017 San Francisco,

CA 94103-2479

Thomas Tunny

Reception:
Reuben Junius & Rose LLP 415.558.6378
One Bush Street, Suite 600 Eax
San Francisco, CA 94104 4?5.558.6409
Site Address: 1-25 Montgomery Street Ef(;‘::";%on.
Assessor’s Block/Lot: 0292/0014, 002 415.558.6377
Zoning District: C-3-0 (Downtown Office)
Staff Contact: Marcelle Boudreaux, (415) 575 — 9140 or Marcelle.boudreaux@sfgov.org
Record Number: 2016-014938ZAD

Dear Mr. Tunny:

This letter is in response to your request for a Letter of Determination regarding the property at 1-25
Montgomery Street (Property). This parcel is located in the C-3-O (Downtown Commercial) Zoning
District. The request relates to the amount of Gross Floor Area (GFA) available for a proposed
development project at the subject site. As outlined in the request, you seek determinations on multiple
items, as follows:

i.  The Property contributed 23,258 square feet of unbuilt GFA to the Crocker National Bank project
(approvals from 1979), based on a then-applicable FAR (Floor Area Ratio) of 14:1;

ii. ~ The Property has 151,082 square feet of GFA remaining available under the current FAR limit of
9:1;

iii.  In general, a total of 252,000 square feet of Transferable Development Rights (“TDR") could be
transferred to the Property, in which case the Property would have 403,082 GFA remaining
available under an increased FAR of 18:1;

iv.  Approximately 69,388 square feet of TDR could be transferred to the Property to provide enough
GFA for a proposed hotel and residential development (approximately 220,470).

The Property occupies Lots 001A & 002 on Block 0292 and was part of the Crocker National Bank project,
which was approved by the Planning Commission in 1979'. The Crocker National Bank project site
included all lots on Assessor’s Block 0292 with the exception of Lot 009 (171 Sutter Street — Sutter Hotel)
and a portion of Van Mehr Place. It should be noted that materials associated with the EIR and DR did
not include an estimate of the size of the proposed site area.

! Case Nos. EE78.298 (Environmental Impact Report — EIR) and DR79.13 (Discretionary Review — DR) and subsequent
modifications related to the publicly accessible rooftop terrace. At the same hearing, the Planning Commission
recommended vacation of portion of Van Mehr Place (97.5 feet easterly of Kearny Street) to the Board of Supervisors.
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In order to determine the accurate GFA available for development at the Property, floor plans of the
existing buildings/ structures which occupy the area of the Crocker National Bank site area are required, as
was previously noted in the most recent Preliminary Project Assessment (PPA) Letter issued for the
Property (2016-004810PPA - issued November 15, 2016). As previously noted to your office, the Planning
Department (Department) does not have these records on file.

While the Department cannot provide a final determination of available GFA at this time, an estimate of
available GFA can be provided utilizing information in Department records, the EIR for the Crocker
National Bank and information provided with your request. Please note the following:

¢ This estimate is not an exact calculation of the GFA available for the Property under the allowable
FAR for the Zoning District. The actual amount may be higher or lower dependent on the
Department’s evaluation of required materials to determine developable GFA. Therefore, this
letter will not provide a response to the amount of TDR that may be required; and

¢ The gross square footage numbers referenced in the EIR for the Crocker National Bank and
provided as additional materials with your request may not conform to the current definition of
Gross Floor Area in Planning Code Section 102.

Square Feet Source
Site Area (Crocker National Bank 97,368.75 square feet Pre-Downtown Plan Bonus Sheets:
site per EIR - Site area equals Crocker Center. Note that the Site Area
Block 0292 less parcel 009 and includes this footnote: “Neither project
Ver Mehr Place) records nor EIR contain site area

figure. Site area equals BLK 292 less
parcel 9 (Sutter Hotel) and Ver Mehr

PL.”
Allowable FAR in the C-3-O Base FAR9:1 > Planning Code, Sections 210.2, 123, 124
Zoning District 876,318.75 square feet (as of February 2017)
Maximum FAR 18:1 =2 Planning Code, Sections 210.2, 123, 124
1,752,637.5 square feet (as of February 2017)

(with purchase of TDR)

Existing Building Square Footage Estimates

38 Story Tower @ Post & Kearny 716,000 square feet (gross) | Crocker National Bank EIR (1979)
Streets (inc. mechanicai levels)

Galleria 265,000 square feet (gross) | Crocker National Bank EIR (1979)
111 Sutter Street 305,000 square feet (gross) | Crocker National Bank EIR (1979)
1-25 Montgomery 77,660 square feet Additional materials provided with

your request, Exhibit C: Area Analysis
Proposed Project, prepared by Charles F.
Bloszies, November 4, 2016

Estimated Total Existing | 1,363,660 square feet (gross)
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Based upon these estimates, the maximum amount of developable GFA remaining at the site area of the
Crocker National Bank is approximately 388,977.5 gross square feet (1,752,637.5 maximum FAR w/TDR less
1,363,660 existing development).

To conclusively determine the available GFA for the Property, the following information may be
required:

e Floor plans of the existing buildings/structures which occupy the parcels/area of the Crocker
National Bank site;

e Accurate calculations confirming the Crocker National Bank site area.

In regards to your request for the amount of GFA contributed by the subject property to the overall
Crocker National Bank project under the then-applicable base FAR of 14:1, the case materials do not
reference specific property-to-property transfers of GFA. That said, based upon information in your
request, the Crocker Tower and Galleria exceeded the allowed FAR by 54,150 sf, 111 Sutter Street
exceeded the allowed FAR by 81,858 sf and the Property was under the allowed FAR by 191,010 sf2 .
Given this information, it appears that at least 136,008 sf would have been “contrbuted” by the Property
to the overall Crocker National Bank project under then-applicable base FAR requirement. It should be
noted that this calculation is based upon the base FAR and does not include any FAR bonuses which may
have been applicable to the Crocker National Bank project.

Please note that a Letter of Determination is a determination regarding the classification of uses and
interpretation and applicability of the provisions of the Planning Code. This Letter of Determination
is not a permit to commence any work or change occupancy. Permits from appropriate Departments
must be secured before work is started or occupancy is changed.

APPEAL: If you believe this determination represents an error in interpretation of the Planning Code or
abuse in discretion by the Zoning Administrator, an appeal may be filed with the Board of Appeals
within 15 days of the date of this letter. For information regarding the appeals process, please contact the
Board of Appeals located at 1650 Mission Street, Room 304, San Francisco, or call (415) 575-6880.

Sincerely,

Scott F. Sanchez
Zoning Administrator

cc Property Owner
Neighborhood Groups
Interested Parties
Marcelle Boudreaux, Planner

2 As noted in your request, the GFA of the Property was higher in 1979 because it included an 11-story tower that has
since been removed (resulting in a smaller structure on the Property).
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November 7, 2016

Via Hand Delivery R# 2014 - O 40 38 ZAD

Mr. Scott Sanchez, Zoning Administrator K 4+ 27672 & 664 .
San Francisco Planning Department E)

1650 Mission Street, 4™ Floor M. LVELLEN (N

San Francisco, CA 94103

Re:  Request for Written Determination
Available Gross Floor Area for Development
1-25 Montgomery Street
Our File No.: 10313.01

Dear Mr. Sanchez:

This office represents the owner of the property located at 1-25 Montgomery Street
(Block 0292/Lots 001A, 002; the “Property”). We respectfully request a Letter of
Determination, pursuant to Planning Code Section 307(a), confirming the amount of gross
floor area available for a proposed development project at the Property.

As set forth in greater detail below, we request a determination that the Property has
151,082 square feet of gross floor area available for development under the basic floor area
ratio (“FAR”) of 9:1 set forth by Planning Code Section 210.2, and that approximately
69,388 square feet of transferable development rights (“TDR”) could be transferred to the
Property pursuant to Planning Code Sections 123, 127, and 128, thereby providing enough
gross floor area for development of a proposed hotel and residential development project of
approximately 220,470 square feet (the “Proposed Project”).

I. APPLICABLE PLANNING CODE SECTIONS

» The Property is located in the C-3-O Zoning District. Planning Code Section 210.2
provides that the basic FAR for the C-3-O District is 9:1.

e Planning Code Section 102 defines FAR as “[t]he ratio of the Gross Floor Area of all
the buildings on a lot to the area of the lot.”

e Planning Code Section 123(c)(1) allows for an increase in the FAR in the C-3-O
District to 18:1 through the transfer of TDR.

James A. Reuben | Andrew J. Junius | Kevin H. Rose | Daniel A. Frattin | John Kevlin One Bush Street, Suite 600
Tuija |. Catalano | Jay F. Drake | Lindsay M. Petrone | Sheryl Reuben' | Thomas Tunny San Francisco, CA 94104
David Sitverman | Melinda A. Sarjapur | Mark H. Loper | Jody Knight | Stephanie L. Haughey tel: 415-5467-9000
Chloe V. Angelis | Louis J. Sarmiento | Jared Eigerman?? | John Mclnerney |Ii2 fax: 415-399-9480

1. Also admitted in New York 2. Of Counsel 3. Also admitted in Massachusetts www.reubenlaw.com
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e Planning Code Section 127(c)(1) authorizes the transfer of TDR to a "Development
Lot" located in a C-3 District.

e The Property qualifies as a Development Lot because it is located in a C-3 District
and is not occupied by a Significant or Contributory building as defined by Planning
Code Article 11. (Plan. Code §§ 127(c)(2), 128(a)(1).)

¢ In 1979, Planning Code Section 124 provided for a basic FAR of 14:1 for the C-3-O
Zoning District. (See Exhibit A.) The Property’s Zoning District at that time was C-
3-0.

¢ Under the 1979 Code, FAR was defined as the ratio of the gross floor area of all the
buildings on a lot to the area of the lot. (Plan. Code § 102.10.) (See Exhibit A.)
Gross floor area was defined similarly as today’s Code, which excluded areas for
mechanical equipment, if located at an intermediary story of the building and forming
a complete floor lever, and floor space used for accessory parking, (/d.)

II. PROPERTY BACKGROUND

The Property comprises two lots, Lots 001A and 002 of Assessor's Block 0292. (See
Assessor's Block and Lot Map attached as Exhibit B.) Lot 001A has a lot area of 12,000
square feet, and Lot 002 square feet has a lot area of 16,000 square feet. (Id.) The Property's
total lot area is 28,000 square feet.

Lot 001A is occupied by an existing structure that consists of 47,445 square feet of
gross floor area. (See Exhibit F.) Lot 002 is occupied by an existing structure that consists
of 40,795 square feet of gross floor area. (Id.) The Property's total existing building gross
floor area is 88,240 square feet. (Id.)

Neither of the structures located on the Property have been designated as a Significant
or Contributory building as defined by Planning Code Article 11.

111. THE 1979 APPROVAL OF THE CROCKER PROJECT

On July 26, 1979, the San Francisco Planning Commission adopted Resolution No.
8332 (Exhibit D), which approved the development of the “Crocker Tower” (now known as
the One Montgomery Tower, but for ease of reference referred to herein as the Crocker
Tower) and the Crocker Galleria (the “Crocker Project”). The Crocker Tower occupies Lots
004, 005, 006, 007, 008 and 014 of Block 0292 (the “Crocker Tower Lots™), and the Crocker
Galleria occupies Lots 015 and 016 of Block 0292 (the “Crocker Galleria Lots”).

One Bush Street, Suite 600
San Francisco, CA 94104

tel: 415-567-9000
fax: 415-399-9480
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When the Planning Commission adopted Resolution No. 8332, the Crocker Tower
Lots, the Crocker Galleria Lots, Lot 001 of Assessor’s Block 0292 (111 Sutter Street), and
the Property all were under a single ownership. All of these lots together cumulatively
comprised the subject property for the Crocker Project (the “Crocker Project Property™).
(See Exhibit D.) The Planning Commission certified an Environmental Impact Report
(EE78.298) for the Crocker Project in connection with its adoption of Resolution No. 8332.
(The Draft EIR is attached as Exhibit E.)

Resolution No. 8332 does not set forth the gross floor area of the Crocker Tower or
the Crocker Galleria, nor does it discuss the Crocker Project’s FAR compliance, nor does the
Planning Department or the Department of Building Inspection have any copies of approved
building plans that set forth the gross floor area of the Crocker Tower or the Crocker
Galleria.

However, the Draft EIR addressed the Crocker Project’s FAR compliance. (Draft
EIR at p. 77.) The Draft EIR set forth the gross floor area and lot areas of the Crocker
Project, including gross floor areas of the proposed Crocker Tower, the Crocker Galleria, the
structures then occupying the Property, and the building occupying 111 Sutter Street (the
“111 Sutter Building™), as well as the lot areas of the lots they occupied. These numbers are
as follows:

Building Total Lot Area (sf) | Gross Floor Area (sf) | Allowed building area
at 14:1 FAR (sf)

Crocker Tower | 54,143 812,152 758,002 (54,150)

and Galleria

111 Sutter 16,000 305,858 224,000 (81,858)

The Property’ | 28,000 200,990° 392,000

Total 98,143 1,319,000 1,374,002

These numbers indicate that the Crocker Project’s overall gross floor area fit within
the basic FAR limit of 14:1°,

| Montgomery and 25 Montgomery and the buildings that occupied the lots in 1979 and today are considered
together to simplify our floor area calculations, but if considered separately, the calculations would not be any
different.

% The existing gross floor area of the Property was higher in 1979 than under the Proposed Project by 123,700
square feet because 10,950 square feet at the basement level of Lot 002 (1 Montgomery) was a bank vault, and
thus was included in the gross floor area, but will become mechanical space in the Proposed Project, and thus is
not included in the gross floor area. In addition, the building at Lot 002 included an 11-story tower consisting
of 112,750 sf of gross floor area (see Exhibit F).

One Bush Street, Suite 400
San Francisco, CA 94104

tel: 415-567-9000
fax: 415-399-9480
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IV. ANALYSIS

A. 23,258 Square Feet of Unbuilt Gross Floor Area Was Taken from the
Property for the Crocker Project

As stated, the basic FAR applicable to the Crocker Project in 1979 was 14:1. If
analyzed separately, calculating the ratio of their gross floor area to their lot area, the Crocker
Tower and Galleria exceeded the 14:1 limit by 54,150 square feet. (See Exhibit G.) The 111
Sutter Building exceeded the 14:1 limit by 81,858 square feet. (/d.) However, because the
Crocker Tower and Galleria and the 111 Sutter Building were part of the larger Crocker
Project, this noncompliance was of no consequence because the combined gross floor area of
the existing buildings (the 111 Sutter Building and the Property), plus the proposed new
buildings (the Crocker Tower and the Crocker Galleria) fit within the 14:1 limit.

Although not expressly stated in Resolution No. 8332, the Draft EIR, or elsewhere in
any City document available to us (or in any recorded document), we can deduce that the
Crocker Project’s FAR compliance was achieved in 1979 because the Property had unbuilt
gross floor area. The Property in effect “contributed” unbuilt gross floor area to the Crocker
Project to bring the Project into FAR compliance®.

As shown in the table above, using numbers from the Draft EIR, the Property had
191,010 square feet of unbuilt gross floor area. (See also Exhibit G.) The Crocker Tower
and Galleria exceeded the 14:1 FAR by 54,150 square feet, and the 111 Sutter Building
exceeded the 14:1 FAR by 81,858 square feet. (/d.) Therefore, the Property contributed
136,008 square feet of unbuilt gross floor area to bring the Crocker Project into FAR
compliance. (/d.)

When the Crocker Project was approved by the Planning Commission in 1979, the
building on Lott 002 of the Property (1 Montgomery Street) included an 11-story tower.
Resolution No. 8332 required the removal of this 11-story tower. (Resolution No. 8332
[Exhibit D], Finding No. 1.) However, for purposes of establishing the Crocker Project’s

3 In 2002, the Zoning Administrator issued a Letter of Determination that analyzed the floor area numbers for
the Crocker Project and the Property. That analysis is irrelevant here as it did not consider the 1979 approval of
the Crocker Project, nor did it examine the specific question of how much unbuilt gross floor area was taken
from the Property for the Crocker Project.

The Draft EIR indicates that the Crocker Project qualified for a bonus floor area, based on different incentives
provided for in the 1979 Planning Code, of 211,000 gross square feet. (Draft EIR at p. 78; see also 1979 Plan.
Code § 126.) For purposes of our calculations, we have assumed that the Crocker Project did not take
advantage of this floor area bonus, even though doing so would have meant that no unbuilt floor area would
have been needed from the Property. In the absence of clear records concerning FAR calculations for the
Crocker Project, we have tried to be conservative in our assumptions and conclusions.

One Bush Street, Suite 600
San Francisco, CA 94104

tel: 415-567-9000
fax: 415-399-9480
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compliance with the FAR limit of 14:1, the gross floor area of the 11-story tower was
included as part of the existing building floor area at the Crocker Project Property.

When the 11-story tower was removed, its gross floor area, 112,750 square feet,
became available as unbuilt gross floor area at the Property. Hence, the total amount of
unbuilt gross floor area taken from the Property as a result of the Crocker Proiect was
reduced to 23,258 square feet (136,008 square feet minus 112,750 square feet).

B. 69,388 Square Feet of TDR Would Be Required To Bring the Proposed
Project into FAR Compliance

Under today’s Planning Code, the Property is subject to a base FAR limit of 9:1,
which limit can be increased to 18:1 through the transfer of TDR to the Property. With a lot
area of 28,000 square feet, the total gross floor area available for development at the Property
under the base 9:1 FAR is 252,000 square feet. However, as shown above the available gross
floor area at the Property was reduced by the Crocker Project by 23,258 square feet.
Therefore, the gross floor area available for development at the Property under the base 9:1
FAR is 228,742,

As shown on Exhibit C, excluding area proposed for mechanical equipment to
operate the building, the existing building gross floor area at the Property is 77,660 square
feet. Therefore, the gross floor area available for development at the Property is 151,082
square feet (228,742 square feet minus 77,660 square feet). (See Exhibit G.)

As also shown on Exhibit C, the gross floor area of the Proposed Project at the
Property is approximately 220,470 square feet. With a gross floor area of 151,082 square
feet available under the base 9:1 FAR limit, the Proposed Project would exceed the base FAR
limit by 69,388 square feet. (See Exhibit G.)

Planning Code Section 123(c)(1) allows for an increase in the FAR limit of up to 18:1
through the transfer of TDR. The transfer of TDR to the Property is authorized because the
Property is located in a C-3 District and is not occupied by a Significant or Contributory
building. (Plan. Code §§ 127(c)(2), 128(a)(1).) At a lot area of 28,000 square feet, up to
252,000 square feet of TDR could be transferred to the Property. The Proposed Project
would require 69,388 square feet of TDR, which fits within the total allowed TDR of
252,000 square feet.

With the addition of the approximately 220,470 square feet of the Proposed Project,
the total developed gross floor area at the Property would be 298,130 square feet. (See
Exhibit F.) When the 23,258 square feet of unbuilt gross floor area that was taken from the
Property for the Crocker Project is added, the resulting total FAR at the Property is 11.48:1,

One Bush Street, Suite 600
San Francisco, CA 94104

tel: 415-567-9000
fax: 415-399-9480
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well within the 18:1 limit. (/d.) As such, the Proposed Project would comply with the
Planning Code’s applicable FAR limits.

V. CONCLUSION AND REQUESTED DETERMINATION

Based on the foregoing, we respectfully request a Letter of Determination that the
Property has 151,082 square feet of gross floor area available for development under the
basic floor area ratio (“FAR™) of 9:1 set forth by Planning Code Section 210.2, and that
approximately 69,388 square feet of transferable development rights (“TDR”) could be
transferred to the Property pursuant to Planning Code Sections 123, 127, and 128, thereby
providing enough gross floor area for development of a proposed hotel and residential
development project of approximately 220,470 square feet.

Thank you for your attention to this matter.
Very truly yours,
REUB#N, JUNIUS & ROSE, LLP

Thomas Tunny

Enclosure

cc: 601 W Companies
Office of Charles F. Bloszies, FAIA

One Bush Street, Suite 600
San Francisco, CA 94104

tel: 415-567-9000
fax: 415-399-9480
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8 Article 1 101(d) — 102.4

(d) To prevent overcrowding the land and undue congestion
of population; ’

(e) To regulate the location of buildings and the use of build-
ings and land adjacent to streets and thoroughfares, in such
manner as to obviate the danger to public safety caused by
undue interference with existing or prospective traffic move-

ments on such streets and thoroughfares.
(Amended Ord, 443-78, Approved 10/6/78)

SEC. 102. DEFINITIONS. For the purposes of this Code,
certain words and terms used herein are defined as set forth
in this and the following sections. All words used in the present
tense shall include the future. All words in the plural number
shall include the singular number and all words in the singular
number shall include the plural number, unless the natural
construction of the wording indicates otherwise. The word “shall”
is mandatory and not directory. Whenever any of the following
terms is used it shall mean the corresponding officer, department,
board or commission of the City and County of San Francisco,
State of California herein referred to as the City: Assessor,
Board of Supervisors, Department of City Planning, Department
of Public Works, Director of Planning, City Planning Commis-
sion, Zoning Administrator. In each case the term shall be
deemed to include an employee of any such officer or depart-
ment of the City who is lawfully authorized to perform any duty
or exercise any power as a representative or agent of that
officer or department. (Amended Ord, 443-78, Approved 10/6/78)

Sec. 102.1. Alley. A right-of-way, less than 30 feet in width,

permanently dedicated to common and general use by the public.
{ Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.2. Building. Any structure having a roof sup-

ported by columns or walls.
(Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.3. Court. Any space on a lot other than a yard
which, from a point not more than twe feet above the floor line
of the lowest story in the building on the lot in which there are
windows from rooms abutting and served by the court, is open
and unobstructed to the sky, except for obstructions permitted
by this Code. An “Outer Court” is a court, one entire side or
end of which is bounded by a front set-back, a rear yard, a side
yard, a front lot line, a street, or an alley. An “Inner Court” is
any court which is not an outer court.

{Amended Ord, 443-78, Approved 10/6/78)

Sec. 102.4. District. A portion of the territory of the city,
as shown on the Zoning Map, within which certain- regulations
and requirements or various combinations thereof apply under
the provisions of this Code. The term “district” shall include any
use, special use, height and bulk, or special sign district. The
term “R district” shall mean any RH-1(D), RH-1, RH-1(S), RH-2,
RH-3, RM-1, RM-2, RM-3, RM+4, RC-1, RC-2, RC-3, or RC4
district. The term “C district” shall mean any C-1, C-2, C-3, or

_m.nlﬁ (Cont) — 102.8(2)2 Article 1 9

n..z .&m:...oﬁ. The term “M district” s -

district. The term “RH district” m_._m.__ru”mmﬂu Mﬂw mm.m.w\m_wv ow.ﬂwh.un

RH-1(8), RH-2, or RH-3 district. The term “‘RM Euz..nn... mrwz.

Mnm: m.....i RM-1, RM-2, RM-3, or RM-4 district. The term “RC
m.l..: shall mean any RC-1, RC-2, RC-3, or RC-4 district. Th

term “C-3 district” shail mean any C-3-0, .o.u.w C-3-G, or .n-w.m

district, (Amended Ord, 443-78, Approved 10/6)73)

) .mnn. 102.s. Dwelling. A buildin , Or portio
B:i._w. one or more dwelling units. >w :o-.o_.vm.mnmww ﬁﬂ.%ﬂmmmuv M.m
M. U:m_n_En nE.:EE.bn exclusively a single dwelling unit. A “Twg.
I nE.._w. Uin_wsm: is a building containing exclusively two dwell-
ing units. A “Three-Family Dwelling” is a building containij
exclusively three dwelling units. e
(dAmended Ord. 443-78, Approved 10/6/78)

Sec. 102.6, Dwelling Unit. A roo i
2 A . m or suite of two o
MooEm that is mmm_r:ﬁn._ for, or is occupied by, one mnnm:v.n muam...u.m
w meﬁ_m M%%n_wwm Mwm.nmﬂ .mnwr having only one kitchen. A house-
¢ ned in the Housi i
unit for purposes of this Code. e Code shall be a dweelling

(Amended Ord, 443-78, Approved 10/6/78)

Sec. 102.7. Family. A si - .
sisting of either: 4 single and separate living unit, con-

(a) One person, or two or mor

( D € persons related by blood
Ewnn_wmn or adoption or by legal guardianship pursuant wo a....:.."~
order; plus necessary domestic servants angd not more than three

(b) A group of not more than fiv
: ) € persons unrelat
Eoom_a. marriage or adoption or such legal guardianship. ated by
group occupying group housing, or a hote]
other building or portion thereof ot , X Bomﬁ - sha)
not be deemed to be g family. of other than a dwelling, ahall

(Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.8. Floor Area, Gross. The
, L sum of the gro.
M»_. the several floors of a building or buildings, Eommwnnwm www_”
e exterior .mmoom of exterior walls or from the center lines of

area of
counted, the columns themselves at each floor shall also be

a) Gr i i
o, ¢ _Mm V?:awﬂw: M“oo_, area shall include, although not be limited

1. Basement and cellar space, includi
3 uding tenants’ storage
MMMWW M:an“mmww@nﬁmvnwnn except that used only for storage mp.
ing taaie ¥ fo the operation or maintenance of the build-
2. Elevator shafts, stairwells, exi ~
proof enclosures, at each floor; » et enclosures 4 smoke-



10 Article 1 102.8(2)3 — 102.8()8

3. Floor space in penthouses except as specifically ex-
cluded in this definition;

4. Attic space (whether or not a floor has been laid) cap-
able 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, arcade or balcony is located
above the ground floor or first floor of occupancy above base-
ment or garage and is used as the primary access to the interior
space it serves;

7. Floor space in accessory buildings, except for floor
space used for accessory off-street parking or loading spaces
as described in Section 204.5 of this Code, and parking spaces
to which access may be credited as a development bonus under
Section 126(b)3 of this Code if located on the same lot as the
subject building, and driveways and maneuvering areas inci-
dental thereto; and

8. 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 build-
ing itself;

2. Attic space not capable of being made into habitabie
space;

3. Elevator or stair penthouses, accessory water tanks, or
cooling towers; and other mechanical equipment, appurtenances
and areas, necessary to the operation or 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, ne-
cessary to the operation or maintenance of the building itself, if
located at an intermediate story of the building and forming a
complete floor level;

3. Space open to the general public in observation decks,
restaurants and similar features when located at or above the
20th story of a building in a C-3 district;

6. Outside stairs to the first floor of occupancy at the
face of the building which the stairs serve, or fire escapes;

7. Floor space used for accessory off-street parking and
_omn_.:m Spaces as described in Section 204.5 of this Code, and
parking spaces to which access may be credited as a develop-
ment bonus under Section 126(b)3 of this Code if located on the
same lot as the subject building, and driveways and maneyvering
areas incidental thereto;

) 8. >mo».nam. plazas, walkways, porches, breezeways, por-
ticos and similar features (whether roofed or not), at or near
et level, accessible to the general public and not substan-
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tially enclosed by exterior walls; and accessways to public
transit lines, if open for use by the general public; all exclusive
of areas devoted to sales, service, display, and other activities
other than movement of persons; and

9. Balconies, porches, roof decks, terraces, courts and
similar features, except those used for primary access as de-
scribed in Paragraph (a) (6) above, provided that:

(A) If more than 70 per cent 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 less
than 1S feet in either dimension, the area shall not be excluded
from gross floor area unless it is fully open to the sky (except
for roof eaves, cornices or belt courses which project not more
than two feet from the face of the building wall).

(B) If more than 70 per cent 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, (1) 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 which project no more than
two feet from the face of the building wall), and (2) the area
may have roofed areas along its perimeter which are also ex-
cluded 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 feei (with the above exceprions)
and the roofed area does not exceed 10 feet in depth; (3) 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 per cent of such open space without being
counted as gross floor area.

(C) If, however, 70 per cent or less of the perimeter of
such an area.is enclosed 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 open side or sides face on a
yard, street or court whose dimensions salisfy the requirements
of this Code and all other applicable codes for instances in which
required windows face upon such vard, street or court, the area
may be roofed to the extent permitted by such codes in instances
in which required windows are involved.

(Amended Ord. 143-78, Approved 10/6/78)

Sec. 102.9. Floor Area, Occupied. Floor area devoted to, or
capable of being devoted to, a principal or conditional use and
its accessory uses. For purposes of computation, occupied floor
area shall consist of the gross floor area, as defined in this Code,
minus the following:

(a) Non-accessory parking and loading spaces and drive-
ways and maneuvering areas incidental thereto;

(b) Exterior walls of the building;

(¢} Mechanical equipment, appurtenances ar eas, neces-
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sary to the operation or maintenance of the building itself,
wherever located in the building;

(d) Rest rooms, and space for storage and services neces-
sary to the operation and maintenance of the building itself,
wherever located in the building;

(e) Space in a retail store for store management, show
windows and dressing rooms, and for incidental repairs, process-
ing, packaging and stockroom storage of merchandise for sale
on the premises; and

(f) Incidental storage space for the convenience of tenants.
{ Amended Ord. 413-78, Approved 10/6/78)

Sec. 102.10. Floor Area Ratio. The ratio of the gross floor
area of all the buildings on a lot to the area of the lot. In cases
in which portions of the gross floor area of a building project
horizontally beyond the lot lines, all such projecting gross floor
area shall also be included in determining the floor area ratio.

If the height per story in a building, when all the stories
are added together, exceeds an average of 15 feet, then addi-
tiona) gross floor area shall be counted in determining the floor
area ratio of the building, equal to the gross floor area of one
additional story for each 15 feet or fraction thereof by which
the total building height exceeds the number of stories times 15
feet; except that such additional gross floor area shall not be
counted in the case of a church, theatre or other place of
public assembly. (Amended Ord. 143-78, Approved 10/6/78)

Sec. 102.11. Height (Of a Building or Structure). The ver-
tical distance by which a building or structure rises above a
certain point of measurement, which point shall be taken as
indicated herein. For this purpose, the term “building” shall
be deemed to include the term ‘‘structure”.

(a) In the case of either (b) or (c) below, such point shall
be taken at the center line of the building or, where the building
steps laterally in relation to a street that is the basis for height
measurement, separate points shall be taken at the center line
of each building step.

(b) Where the lot is level with or slopes downward from a
street at the center line of the building or building step, such
point shall be taken at curb level on such street. This point
shall be used for height measurement only for a lot depth not
extending beyond a line 100 feet from and parallel to such street,
or beyand a line equidistant between such street and the street
on the opposite side of the block, whichever depth is greater.
Measurement of height for any portion of the lot extending
beyond such line shall be considered in relation to the opposite
(lower) end of the lot, and that portion shall be considered an
upward sloping lot in accordance with Subsection (c) below,
whether or not the lot alse has frontage on a lower street.

(¢) Where the lot slopes upward from a street at the center
line of the building or building step, such point shall be taken
at curb level for purposes of measuring the height of the closest
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street; at every other cross-section of the building, at right
angles to the center line of the building or building step, such
point shall be taken as the average of the ground elevations at
either side of the building or building step at that cross-section.
The ground elevations used shall be either existing elevations
or the elevations resulting from new grading operations encom-
passing an entire block. Elevations beneath the building shall
be taken by projecting a straight line between ground elevations
at the exterior walls at either side of the entire building in the
same plane.

{d) Where the lot has frontage on two or more Sstreets,
the owner may choose the street or streets from which the
measurement of height is to be taken, within the scope of the
rules stated above.

Where height limits for buildings and structures are estab-
lished by this Code, the upper points to be taken for measure-
ment of height shall be as prescribed in the provisions relating
to such height limits. (Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.12. Lot. A parcel of land under one ownership
which constitutes, or is to constitute, a complete and separate
functional unit of development, and which does not extend be-
yond the property lines along streets or alleys. A lot as so
defined generally consists of a single Assessor's Lot, but in
some cases consists of a combination of contiguous Assessor's
Lots or portions thereof where such combination is necessary
to meet the requirements of this Code. In order to clarify the
status of specific property as a lot under this Code, the Zoning
Administrator may, consistent with the provisions of this Code,
require such changes in the Assessor's records, placing of
restrictions on the land records and other actions as may be
necessary to assure compliance with this Code.

(Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.13. Lot, Corner. A lot bounded on two or more
adjoining sides by streets that intersect adjacent tc such lot,
provided that the angle of intersection of such streets along
such lot does not exceed 135 degrees. For the purposes of this
Code no corner lot shall be considered wider or deeper than 125
feet, and the remainder of any lot involved shall be considered
to be an interior lot. Whenever a corner lot is resubdivided,
only that portion which thereafter is bounded on adjoining
sides by streets as herein described shall be a corner lot.

{ Amenied Ord. 443-78, Approved 10/6/78)

Sec. 102.14. Lot, Interior. A lot other than a corner lot.
{Amended Ord. 443-78, Approved 10/6/78)

Sec. 102.15. One Ownership. Ownership of a parcel or
contiguous parcels of property or possession thereof under a
contract to purchase by a person or persons, firm, corporation,
or parinership, individually, jointly, in common, or in any other
manner whereby such property is under single or unified con-
trol. The term shall include condominium ov ship. The term
“Owner” shall mean the person, firm, corp  on or partner-
ship exercising one ownership as herein de....cd.
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SEC. 122. HEIGHT AND BULK LIMITATIONS. Buildings
and structures shall be subject to the height and bulk limits
established by Article 2.5 of this Code for use districts and for
height and bulk districts. (Amended Ord. 443-78, Approved 10/6/78)

SEC. 123. MAXIMUM FLOOR AREA RATIO. (a) The limits
upon the floor area ratio of buildings, as defined by this Code,
shall be as stated in this section and Sections 124 through 127.
The maximum floor area ratio for any building or development
shall be equal to the sum of the basic floor area ratio for the
district, as set forth in Section 124, plus any premiums, develop-
ment bonuses and floor area transfers which are applicable to
such building or development under Sections 125, 126 and 127.

(b) No building or structure or part thereof shall be permitted
to exceed, except as stated in Sections 172 and 188 of this Code,
the floor area ratio limits herein set forth for the district in
which it is located. {Added Ord. 443-78, Approved 10/6/78)

SEC. 124. BASIC FLOOR AREA RATIO. (a) Except as pro-
vided in Subsections (b), (c), (d) and (e) of this section, the
basic floor area ratio limits specified in the following table
shall apply to each building or development in the districts
indicated.

TABLE 1
Besic Floor Area Rotio Limits

Basic Floor Areg
District Rotio Limit
RH-1(D), RH-1, RH-1(S), RH-2, RH-3, RM-1, RM.2 1.8 to 1
RM-3 36101
RM-4 4810 1
RC-1, RC-2 18 101
RC-3 36101
RC-4 48 10 1
1, C.2 36 10
c-3-0 140 10 1
C-3-R 100 1o 1
C-3-6 100 to 1
C-3-s 70101
M 90 to 1
M1, M2 50t t

(b) In R districts, the above floor area ratio limits shall not
apply to dwellings..

(¢) In a C-2 district the basic floor area ratio limit shall be
4.8 to 1 for a lot which is nearer to an RM-4 or RC4 district
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than to any other R district, and 10.0 to 1 for a lot which is
nearer to a C-3 district than to any R district. The distance to
the nearest R district or C-3 district shall be measured from the
midpoint of the front line, or from a point directly across the
street therefrom, whichever gives the greater ratio.

(d) In the Automotive Special Use District, as described in
”nmos 237 of this Code, the basic floor area ratio limit shall
100 o 1.

(e) In the Northern Waterfront Special Use Districts, as de-
scribed in Sections 240 through 240.3 of this Code, the basic
floor area ratio limit in any C district shall be 5.0 to 1.

(Amended Ord. 443-78, Approved 10/6/78)

SEC. 125. FLOOR AREA PREMIUMS, DISTRICTS OTHER
THAN C-3. In any district other than a C-3 district in which
a floor area ratio limit applies, the following premiums, where
applicable, may be added to the basic floor area ratio limit to
determine the maximum floor area ratio for a building or devel-
opment.

(a) For a lot or portion thereof which is defined by this Code
as a corner lot, a floor area premium may be added by increasing
the area of the lot or portion, for purposes of floor area compu-
tation, by 25 per cent.

(b) For a lot or portion thereof which is defined by this Code
as an interior lot, and which abuts along its rear lot line upon
a street or alley, a floor area pPremium may be added by increas-
ing the depth of the lot or portion along such street or alley,
for purposes of floor area ratio computation, by one-half the
width of such street or alley or 10 feet, whichever is the lesser.

(Amended Ord, 443-78, Appraved 10/6/78)

SEC. 126. DEVELOPMENT BONUSES, C-3 DISTRICTS. (a) In
any C-3 district, the development bonuses specified in the fol-
lowing table, where applicable, may be added to the basic floor
area ratio limit to determine the maximum floor area ratio for a
building or development. Each building feature, and the unit of
feature upon which the bonus is based, are more fully described
in and limited by Subsection (b) below. Each separate bonus
shall be credited where it applies; except that features 1 and
2 shall be mutually exclusive, and features 8 and 9 shall also be
mutually exclusive. The basic allowable gross floor area in each
case shall be as specified in Section 124 of this Code, and shall
not include any development bonus specified herein or any
transferred floor area as specified in Section 127 below.

The primary purposes of these development bonuses are:
provision of goad access to buildings, and improvement of access
to properties, from the various forms of transportation serving
the downtown area; improvement of pedestrian movement into
and out of buildings, along streets and between streets; provision
of pedestrian amenity by means of groéind level open space:;
arrangement of buildings to provide light-and air to streets and
to other properties; and protection and enhancemer * views.
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TABLE 2

Quantity of Bonus Floor Areo
For Each Bullding Feature Provided

«,lnum!_:-. For

Uwmit of . Square Foet of Bonus . This Bonys

Fealure Floor Area - {Per Cent of
Upon Which Per Unit of Feature 1 Busic Allow-

. i Benusis : 7 able Gross

. Beilding Feoture : Based :€-3-0 [ CAR[ €36 | €-2.5 .  Floor Areq)

). Ropid ) lorger : Provision | 20% of basic allowable gross | 20

Transit ) of ! of direct + floor area (1/3 less if statian {
Access ) thete & occess to 1 is for city transit only) i
two stotion H ]
bonuses | mezzanine } H
opplies | : !

2. Rapid ) Each lineor “ 50 40 40 40 , 10

Transit ) foot by which | (1,37 less if station is for _
Proxi- ) walking _n=< transit only) 1
mity ) I distonce to i

i station ~ !
| mezzonine is [ i
less thon 750 ! |
feer ~ ]

3. Parking i Eoch automa- 100 100 100 100 | 5
Acress | bile parking * i

space to which : ‘
g direct occess |
is provided ‘ _

4. Multiple I Each mojor + 10,000 10,000 2,000 u.ooo“ 5 (or one
Buitding _ entronce to ! entronce,
Enlsonces ! the building f : whichever is

I after the firsi * t o greofer)
: such enfrance ! :

3. Sidewalk ' Eoch credirable - 7 7 & 4 15
Widening . square foot of

sldcwolk :
widening areg

6. Shorteqing Each linear 40 40 40 30 10
Walking foot by which
Distance wolking dis-

tonce between
streets or
olleys is
shortened

7. Ploza €ach creditable 10 8 3 [ 15

square fool of
plaza areo

8. Side ) Eoch creditoble & Y [ 3 15
Setbock ) Larger squore fool of

) of side setback
} these oreq
} two

9. low ) bosuses  Reduction of 3% af bosic allowable gross 15
Cover- ) applies  both building floor area for the first 209,
age ot ) dimensions by - reduction of building dimen.

Uppe: ) 20% or more of sions; 19 for eoch 3% re-
Floors ] the los duction thereafter
dimensions

16. Observation Provision of 10,000 10,000 10,000 10,000 Not
Deck observotion Applicable

deck or similar
high-level
public space

liste
feature therein upon which each bonus js based.

1. Rapid Transit Access, The access shall be 1o a city or
regional rapid transit system, leading directly to a station mezza-

(b) The following criteria shajl apply to the building features
ted in the table in Subsection (a) above, and to the unit of

!
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nine of such system and conforming to the standards of the
transit system, the Building Code and other applicable codes.
The access shall be entered from a location within the lot lines
of the subject lot, either within or outside a building, and shall
be open during all business hours common in the area for use
by the general public, marked for their use, and easily reached
from a street or alley with a minimum sidewalk width of
seven feet.

2. Rapid Transit Proximity. This bonus shall be available
for any lot within 750 feet walking distance from a designated
station mezzanine of a ommw or regional rapid transit system, and

nine, to any point along a lot line of the subject property from
which there is general access to the subject building,

3. Parking Access. The access shall be from the subject
building directly to an automobile parking structure located
elsewhere than in the areas of concentrated development of the
C-3-0 and C-3-R districts. Such parking structure may be either
part of or separate from the subject building, but if the parking
structure is separate it shall be either in the same ownership as

the subject building and marked for their use, and shall provide
4 passage with a minimum width of five feet, separated from

4. Multiple Building Entrances. This bonus shall be available
where there is more than one major entrance to the subject
building, open generally to occupants of the building for both
entrance and exit and readily identifiable to them. All such
major entrances shall be accessible from streets or alleys with
a minimum sidewalk width of five feet, and shall be located at
least 50 feet apart along such streets or alleys. Where a building
face at ground level is located more than 20 feet inside the lot
line along such a street or alley and contains at least one major
doorway, each point at S0-foot intervals along such lot line shall
be considered a separate major entrance to the building.

5. Sidewalk Widening. The sidewalk widening shall be along
& through street or through alley, shall consist of an arcade,
cantilever, building setback or plaza, open at all times to the
general public, and shall run the full length of the Iat along
such street or alley except for necessary interrupti wy fea-
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tures required for safety by other provisions of law, on&:h:oa
or the Municipal Code. The widened area shall be direciy
accessible from the public sidewalk at both ends and n_o=m. at
least two-thirds of its length, and if not fully open to such side-
walk shall have a minimum clear width of seven feet. The
widened area shall have a minimum height of -o.nm.nr and
although it may be occupied in part by columns, building ser-
vices, landscaping and other features, only areas capable of
being walked upon shall be credited in computation of the honus.
The maximum creditable depth of the widened area from the
lot line at the street or alley shall be 15 feet in the C-3-R district
and 30 feet in the other C-3 districts, or 50 feet from the curb,
whichever is less.

Notwithstanding the requirements of this provision concern-
ing accessibility, continuity or horizontal dimensions, F:&mnvnn
open area located as herein provided at ground _n<m._.. consistent
with the purposes of the bonus system and readily visible mwomu a
street or alley or permanent public open space, may be credited
as sidewalk widening area within the scope of the 1S per cent
maximum permitted for the sidewalk widening bonus in Table 2;
provided, that the bonus awarded shali be three square feet of
floor area for each creditable square foot of such open area.

6. Shortening Walking Distance. The shortening o.n walk-
ing distance shall be computed by comparing walking n—mnmbnmw
along streets and alleys having a minimum sidewalk width of
five feet, with distances along walkways through the subject lot
that are open during all business hours common in the area
for use by the general public. Such a walkway may be either
within or outside a building, shall be readily identifiable from
the public sidewalk, and shall have a minimum _inn.r of 10 feet
plus two feet for each side which has shops, lobbies, elevator
entrances or similar features along it. Where a iu__ni.nw passes
through two or more lots, the bonus shall be prorated in propor-
tion to the length of walkway on each lot.

7. Plaza. The plaza shall be directly and conveniently acces-
sible to the general public during all business hours common
in the area, from either a sireet or alley with a minimum side-
walk width of five feet, a feature conforming to the mﬁumr:dm
of 5 or 6 above, or a permanent public open space. The Q.nn_n.:._n
plaza area shall be located at least 20 feet inside the :.%.:uom
separating the lot from streets and alleys, shall have a minimum
entrance width of 10 feet, and shall be at least 30 feet in its
horizontal dimensions. For the purpose of measuring such mini-
mum horizontal dimensions, space occupied by a feature con-
forming to the standards of 5 above may be counted for up to
one-third of any dimension; however, no ares credited :.:&n_. 5
above shall also be credited as plaza area. Up to nio.z-m_dm of
the surface of the creditable plaza area may be occupied by
planting, sculpture, pools and similar features, and the .uEE_nn
shall be suitable for walking, sitting and similar pursuits. Any
building servicing requiring the presence of vehicles or goods
in the plaza area shall be confined to times other Ews. the
business hours common in the area. Encroachments permitted
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by Section 136 of this Code for usable open space shall be
permitted for the creditable plaza area.

Notwithstanding the requirements of this provision concern-
ing accessibility or horizonta) dimensions, landscaped open area
located as herein provided at ground level, consistent with the
purposes of the bonus system and readily visible from a street or
alley or permanent public open space, may be credited as plaza
area within the scope of the 15 per cent maximum permitted
for the plaza bonus in Table 2; provided, that the bonus awarded
shall be three square feet of floor area for each creditable square
foot of such open area.

8. Side Setback. The side building setback shall extend up-
ward from a height of not more than 40 feet measured at the
front of the setback, and shall also extend for the entire depth
of the lot. The side setback shall be located either along a lot
line which intersects a street or alley and does not itself separate
the lot from a street or alley, or in an equvalent position be-
tween two buildings or building portions on the same lot exceed-
ing 40 feet in height. The setback area shall be unobstructed to
the sky and shall have a minimum width of 20 feet. Setback
areas of irregular width may be credited, provided the minimum
width of 20 feet is maintained and no part of the setback area to
be credited is separated by a building from the street or alley
which the setback intersects. The maximum creditable width of
the setback area shall be 50 feet.

9. Low Coverage At Upper Floors. Each open area credited
under this bonus shall extend upward unobstructed from a
height of not more than 80 feet measured at the front of such
open area, and shall also extend for: the entire width or depth
of the lot. The bonus shall be based upon reduction of both the
over-all width and the over-all depth of the building by a minj-
mum of 20 per cent of the respective lot dimensions, with addi-
tional bonus awarded as both such dimensions of the building
are further reduced. Where the building is not located parallel
to any of the lot lines, the over-all dimensions of the building
shall be measured as appropriate to the specific siting of the
building in relation to the lot and to streets and alleys.

10. Observation Deck. The observation deck or similar public
space shall be located at or above the 20th story of the buyild-
ing and shall be of sufficient size to accommodate at least S0
persons at one time. Such space shall be advertised at ground
level, and shall be open during the day and evening to the
general public without the necessity of their doing business in
the building other than paying an admission fee for the sole
purpose of gaining access to the observation area.

{(c) In application of the bonuses provided for in this section,
the Zoning Administrator shall follow such procedures, includ-
ing placing of restrictions on the land records and other actions,
as the Zoning Administrator may deem appropriate to assure
the provision and retention of such building features as are
credited in order to meet the requirements of this Code.

(d) In the C-3-0 district, notwithstanding t}

:velopment
bonuses afforded by Subsections (a), (b) and (c, i

4ais section,
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— and in lieu of any and all such development bonuses, for a lot

or portion thereof which is defined by this Code as a corner
lot, a floor area premium may be added by increasing the area
of the lot or portion, for purposes of determining the maximum
floor area ratio for the building or development on such lot,
by 20 per cent. (Amended Ord. 443-78, Approved 10/6/78)

SEC. 127. TRANSFER OF PERMITTED BASIC GROSS FLOOR
AREA. (a) When allowed. The maximum permitted gross floor
area for any building or development on a lot in the C-3-0
district, to the exclusion of all other districts, may be increased
by transfer to such lot of basic gross floor area that is permitted
under Section 124 of this Code but unbuilt upon an adjacent
lot; provided, that the aggregate of all such transfers from any
one adjacent lot to all other lots shall be no more than one-half
the basic gross floor area that would be permitted on said
adjacent lot. Floor area premiums under Section 125 or 126,
development bonuses under Section 126, and other floor area
transfers under this section, shall not be transferable. For the
purposes of this section, an adjacent lot is one which either abuts
for a distance not less than 25 feet along a side or rear lot line
of the ot to which the basic gross floor area transfer is made
(hereinafter referred to as the transferee lot), or would so abut
for such distance if not separated solely by an alley.

(b) Landmarks. The provisions of Subsection (a) above limit-
ing transferee lots to those located in the C-3-O district, and
limiting the aggregate of all transfers from an adjacent lot to
one-half its permitted gross floor area, shall not apply where
the adjacent lot is occupied by a historical, architectural or
aesthetic landmark that has been so designated by the Board of
Supervisors pursuant to Article 10 of this Code.

(c) Required documentation. No transfer of permitted basic
gross floor area shall be effective under this Code unless an
instrument, legally sufficient in both form and content to effect
such a transfer, has been entered into among all the parties
concerned, except that if both the adjacent lot and the transferee
lo! are in one ownership no such instrument shall be necessary.
An attested copy of the said instrument of transfer shall be filed
with the Department of City Planning prior to approval by said
Department of any building permit application affected by such
transfer. In addition, no transfer of permitted basic gross floor
area shall be effective under this Code in any case unless a
further document in a form approved by the City Attorney has
been executed by the parties concerned, and by the Zoning
Administrator, and recorded in the office of the County Re-
corder, serving as a notice of the restrictions under this Code
applying both to the adjacent lot and to the transferee lot by
virtue of this arrangement for transfer of permitted basic gross

amount of permitted basic gross floor area to be transferred,
the total amount permitted on the transferee lot by virtue of
the transfer, and the remaining amount permitted on the adja-
cent lot; (2) the duration of the transfer, which shall be speci-
fied to be not less than the actual lifetime of any building on the
transferee lot whose construction is made possible, in whole or
in part, .S the transfer; (3) the effects of any subsequent
changes in the basic floor area ratio limit under this Code upon
the permitted basic gross floor area for both lots; and (4) the
effects of any subsequent changes in the size of either lot,
whether by virtue of conveyance, condemnation or otherwise,
upon the permitted basic gross floor area for both lots.

(e) EB:EE. No transfer of permitted gross floor area shall
serve to increase the total gross floor area permitted under this
Code on the adjacent lot and the transferee lot taken together,
either presently or prospectively. No building permit application
m.EE be approved by the Department of City Planning at any
time, nor shall any building permit be issued by any City depart-
ment at any time, if the result of such approval or issuance
would be to increase the total permitted gross floor area of both
mﬂo.r lots taken together above such total as calculated on the
vﬁ% mem the floor area ratio limits prevailing at that time for
suc] .

(f) Completed transfers. Any transfer of permitted gross floor
area completed prior to the effective date of this section shall
be effective notwithstanding the location of the transferee lot
outside the C-3-0 district and notwithstanding the aggregate
transfer of more than one-half the gross floor area permitted
on the adjacent lot under the basic floor area ratio limit, pro-
vided all other conditions of this section have been met.

{Amended Ord. 443-78, Approved 10/6/78)

SEC. 130. YARD AND SET-BACK REQUIREMENTS, GEN-
ERAL. (a) Except as provided in Sections 172 and 188 of this
Code, every building and addition shall have yards and set-
..uuowm as required by Sections 131 through 134 for the district
in which the building is located.

(b) Every such front set-back and rear yard shall extend
along a lot line the full width of the lot. Every such side yard
shall extend along a lot line from the front set-back or the front
lot line to the rear yard. The required minimum depth or width
of any yard or set-back shall be measured generally at right
angles to the lot line. All required yards and set-backs shall be
located on the lot on which the building is situated.

h side lot ine

floor area. This notice of restrictions shall include a specific _k _
reference to the aforesaid instrument of transfer, except where m _m |-
both the adjacent lot and the transferee lot are in the same £ 5 % 2 ~ =
ownership. 3|2 _.n. §5 | =
- (d) Contents of required documems. Both the instrument of - - _m | €
M—— transfer and the notice of restrictions shall specify (1) the 11!&_1. R T

.m side lot line
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This is'a copy of the City Planning Commi{ssion's Resolution
which is.on file .a% the Depdrtment of City Flanning.

DOCKET COPY| s rmavossoo
DO NOT REWN GV | 7Y 4G comsIssroy
= " RESOLUTION '§O. 8332

© WHEREAS, ‘The' Oity Planning Gomiission) on' Jufy 26; ‘1979
considered, under their powers of discretiong#y review (Case Noi
DR79.13), "Building Permit-dpplication ‘Nd." 7902743 for -c8tistruction
of Croclker’ Natieral' Bank Northern Californid ‘Headquartérs office -
ang s'hpppingf’,’boqplp'x »y.on property described as follows: '

Most of ‘the blotk bouried by’ Keddny, Post, MotitgoueTy ‘
and SutteriStreets; Lots''l, 14, 2, 3, 4, 5+ 6y 7,8, 11"
and 12 in Ksgessor's Block'292] ' 7 Tt T T

and B

_WHEREAS, On June 29,1967 the Comnission established .a policy
of discretionary review of ‘all-applications for new and enlarged ..
buildings along. Market Street from the Central Freeway overpass to
San FrancisgoBay (Regolution 6111), finding that thé.public: .
necesgity, convenience and general welfare reguired such procedure
in order to promote the attractiveness, continuity and integrity
of Markot Street and its  functions; and

. WHERE4S, _ch')cker' National Bank proposes to develop a site. i
adjacent to Market Street to contain the following major elements:
1. la.new -E;éﬁdi-ygi.towei ‘at the ndi'tﬁé"aﬁt‘ cerner of. .. .
- Kearny-and: Post -Streets to ‘contain-a bBase of retail: .

commercisl facilities and the remainder in bank and
other office Use; -
2. a new 3-level retail .shopping .galleria extending

“mid-block between Post snd Sutter Streets; .

e

%.. a new outdoo.:c-.,-;:,L._azids_'ca'_ped -._té:é;cace:_ on a -poi't:i;-dn of
. the. galleria‘roof jand ‘on the Toof. of the base retail
facility extending north :of ‘the tower; -

4, the retention, and integration .intothe complex, of
the existing buildings at 1 Montgomery, 25 Montgomery
and 111 ‘Sutter Streets, portions. ¢f .all of whiech are
of .architectural and -historical-cul tural - significance;
and., R :

WHEREAS,, -Devel opment 0f',the office space would-permit the
consolidation into .one lgeation. of bank staff which-isg currently
scattered in.a nuuber of  downtown: locationss'.and:yould thereby
provide -a.facility which ‘the Bank-belisves Would ‘properly serve
and respect the Bankj and .. o

- RN o
WHEREAS, The galleria would be an unique environment
which would serve both as a .convenient facility for shoppers and as
a through-block pedestrian circulation route; -and. -




CITY PLANNING COMMISSION * “RESOLUTION §O. 8332

Page Two

WHEREAS, The roof=-top, terrace would.be .an open space
resource in an intenscly developed area of the city and a
delightful outdoor environment which is- removed from the detri-
mental effects of strect traffic; and

WHEREAS, Retention of.the three buildipgs:along Montgomery
Street would:preserve for the city their. character of older. .

. .development, end-would comply with. thé congervation policies of'-
n Frs ‘ ; T DRSS

“*the" San, Francisce, Mdster Flan; and

WHEREAS, The proposal ‘ificluded various

Lo

gatures jncluding

those described in the conditions below, which mitigate .many of the
environmontal impacts of the development im the areas of, cultural
and histori¢ factors, land use and urban design, economica, .
transportation, climate, air quality, energy’ consumption- and
community services; and -

: ‘WHEREAS, The Environmentsl ‘Impact Report for the project
(EE?8.298) was c¢ertifiod ¢ompletq by the City Planning Commission
on July 26, 19793 - . f - - wtho L S

THERFFORE: BE.:IT RESOLVED, That before acting on the building
permit for the Crotker: National Bank Northern Oalifornia Head-
quarters, the City Planning Commission certifies that ‘they have. .
considered the information in the Environmental Impact Report for
the projoct; and - . ' .

BE IT FURTHER RESOLVED, That the Commission finds the project
To be not harmful to:the ‘general welfare.of the .community, -and
hereby . AFFROVES Building Permit Application-No. 7902743 subject to
the following conditions: - i C

1.

The building permit application shall be in
‘@eneral conformity with the plsans on file -
at the -Department of €ity: Planning ( ‘Case ‘No. PR79.13)

marked received on July 26, 1979, and with the
‘degeription of the proposed projectcin the ‘Environ-
‘mental Impact Report (EE?8.298). In addition, the

permit application ghall be amernded to include
removal of the upper 11 floors of the existing building

at 1 Montgomery Street.

Final blﬁsy;"includiﬁg-hnds'cépiqg; shall be
-approved by :the Dirsctor of Planning prior:ito”

issuance of the final building permit addendum.

The roof-top garden terrace, :consisting of the roof
areas of the galleria, the. useable portion of

1 Montgomery Street and 25 Montgomery Street and the
retail facility on Sutter Street immediately west of
the galleria, shall be generally ‘availsble to the
general public during normal business hours.

Street treeg:shall be provided, -whé're deemed
appropriate by the Director ‘of ‘Planning, on-
sidewalks adjacent to the project site.
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5.

Page Three . :

In recognition of the need for expanded transpor-
tation. sarvices to meet pesk demand generated by

.';cumulgfiveugrﬁicé‘ﬂgﬁelopmggtﬂip.ghengWQtoqn'area,
- Crocker National Bankrshall~papiioipate in & down-

~mechanism be;esﬁablished'byﬂthe'City,.

74

10.

11.

town aasessment“diétri¢t;rbr'simiIg;ﬂﬁairﬂagd_

.appropriate mechanigm, to provide funds for maintaining

and.augmenting.t;dnsportatiQn,sggiice;_épou;d guch: a

The Bank shall encourage transit use by means
including the sale on-site of BART and Muni passes, an
encouraging..an employee carpool/vanpool system in
cooperation vith RIDES'for Bay Area Commuters or
other such enterprises.

Upon completion:of':the project, the Bank ' shall in
consultation with the Department of Oity- Planning,
evaluate and consider, and implement ‘if:‘reagonably .
found to be sppropriate and consistent with.the Bank’s:
operation implement a flexible time ‘s¥stem for
employees working hours. -4 preferential parking
program for carpools and vanpools to reducé ‘peaks of
congestion in the transportation system shall be
implemented. -

Within a year fron completion of the project, the
Bank shall conduct & survey in accordance with
Rethodology approved by the Department of City
Planning, to assess actual trip generation patterns
of project occupants, and shall make such survey
available to the Department.

A reasonsble number of secure and safe bicycle
parking facilities ghall be provided relative to the
demand generated by project occupants.

The developer shall take effective design measures

to establish a pedestrian~scaled environment and to
assist in thé definition of the pedestrian spaces
adjacent to the base of the new buildings. The base
shall be of a height appropriately proportioned to

the width of the adjacent streets and shall extend

and reinforce important architectural lines in the
existing buildings to be retained on-site. The windows
in the lower levels containing retail facilities

shall be clear glass.

To help relieve pedestrian congestion in the downtown
area, Crocker National Bank shall contribute funds
toward the widening of the sidewalk adjacent to the
site along Post Street, if such a treatment is sought
by the City as.part of a program of improvements.
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12...'¥-Any change in Mige - for 1. Hontgomery S’t:eet*ahall be
. considered by the City ‘Planning Com ot
theu‘ powers of discretlonary ,revievr. "

T here’by cert:.:l:‘y that’ the: foregoing” Resolut n-wag: ADOPTED
by the City Planning Commiss‘lon at . its regular meet:.ng v .t‘
July 26, 1979. '

e e
. Iee Woods, Jr.
-Secretary.,

AYES: Commissioners B:Leman, Chmistensen, Mignola,.:Nakashima,
-Rosenblatt. C e

NOES: . omm:.ssmner Starbucka “

ABSENT: - Comuu.ss:.oncr Dearman. -

PASSED:  July.26, 1979.
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I. Summary

[. SUMMARY

PROJECT DESCRIPTION

Crocker National Bank proposes to construct a northern California
administrative headquarters facility in the block bounded by Montgomery, Post,
Kearny, and Sutter Sts. The project site is the entire block, except for the
Sutter Hotel at Kearny and Sutter Sts. and Ver Mehr P1.

The proposed project would consist of a 500-ft. office tower at Post and
Kearny Sts. and a 3-level, midblock, retail shopping galleria connecting Post
and Sutter Sts., which would be called the Lick Place Galleria. A rooftop
terrace would be provided on the roof of the galleria. The terrace would be
accessible from the third level of the tower and by elevator from the 13-story
bank and office structure at No. 1 Montgomery St. and the 22-story office
structure at 111 Sutter St. Pedestrian circulation would be possible
throughout the retail banking and lobby levels of all buildings on the project
site, including the 111 Sutter Building, No. 1 Montgomery St., the banking
hall at No. 25 Montgomery St., and the proposed new facilities. Vehicular
circulation would be limited to below-grade service and parking levels
accessible from Sutter St.

The 38-story tower would contain a total of 568,500 net leasable sq. ft. of
office space on 33 office floors. The galleria and lower 4 levels (including
the Montgomery St. level) of the tower would contain 86,000 net leasable sq.

ft. of food service and retail space. The parking level would provide spaces
for 60-100 vehicles.

The project would require demolition of the existing Lick Garage, which now
occupies the central portion of the block, the Foxcroft Building at 68 Post

St., the Insurance Building at 98 Post St., and the Lyons Building at 130
Kearny St.
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ENVIRONMENTAL EFFECTS

ZONING AND LAND USE

The portion of the project site east of Lick P1. is located in the 700-I Height
and Bulk District; the portion of the project site west of Lick P1. is located
in the 500-I District. The proposed project would comply with the height and
bulk restrictions that apply within these Districts. The broposed tower

height of 500 ft. and the proposed maximum diagonal dimension of the tower of
200 ft. (above a height of 150 ft.) would equal the permitted maximums for
height and diagonal dimension at the tower site.

URBAN DESIGN

The project would require demolition of 4 buildings, of which 2, the Foxcroft
Building and the Lyons Building, are given the second highest rating ("B") in
the as yet unpublished Heritage Foundation survey of downtown buildings. Two
buildings that received the highest rating ("A") in this survey would be
retained: the 111 Sutter Building and No. 1 Montgomery St.

The exterior surfaces of the basically rectilinear tower are expected to
consist of solar gray glass and presently unspecified masonry material. The
colors of these materials would be light- to medium-gray and would shift in
value depending upon sun and sky conditions. The tower would be similar in
scale to the neighboring Wells Fargo and Aetna Buildings, but would contrast
with smaller-scale development to the immediate north and west.

The galleria and tower base would have finishes and horizontal facade lines
intended to continue the surface design themes of neighboring older
buildings. At Tower levels, the retail galleria and rooftop terrace would
provide various pedestrian amenities.

Shadows cast by the project would generally not affect public parks or plazas,
although the tower would shade the Crocker Plaza at the Aetna Building in late
summer afternoons. The proposed rooftop terrace and glass-roofed galleria
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would be partially shaded by the Aetna Building and the proposed tower around
midday, especially during fall and winter months; and would be partially
shaded by the proposed tower during afternoon hours throughout the year.

ECONOMICS

The project would result in demolition of about 52,500 net leasable sq. ft. of
office space on the project site and would add about 568,500 sq. ft. The net
increase would therefore be 516,000 sq. ft. or about 1% of the total existing
downtown office space. About 32,200 sq. ft. of net usable retail space would

also be demolished and 86,000 sq. ft. would be added, an increase of 53,800
sq. ft.

The project would accommodate as many as 2,500 Crocker employees in late 1981,
increasing ultimately to a maximum of 3,100 to 3,600 by the late 1980's or
1990's. Total employment at the project site, including non-Crocker
employees, would be as much as 4,100 in 1981, an increase of 2,500 over the
present 1,600. When Crocker reaches its maximum employment level, on-site
employment would be approximately 4,800, an increase of 3,200 over the present
level. On-site project construction would provide an estimated 650

person-years of construction labor with a total construction payroll of $16.7
million.

The project would require displacement of 73 businesses employing about 240
persons. Most displaced businesses would be expected to relocate in San
Francisco, although some may relocate outside the Downtown area or go out of
business. The project would result in an increase in city property tax
revenues of approximately $0.8 to $1.1 million in 1981.

TRANSPORTATION, CIRCULATION, AND PARKING

The proposed project would cause no changes in pedestrian or vehicular levels
of service, nor would it generate appreciable additional transit demand.
Existing on-street loading would be replaced by off-street loading
facilities. On-site parking would be reduced by at least 350 spaces from the
450 now located in the Lick Garage.
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Construction traffic would temporarily lessen the capacity of access streets
and haul routes, between 9:00 a.m. and 4:00 p.m. Installation of underground
utility connections would cause intermittent nighttime traffic disruption for
up to 90 days along adjacent portions of Kearny and Sutter Sts.

METEOROLOGY

Westerly and northwesterly winds are the most frequent and strongest winds
during all seasons in San Francisco. These winds occur from 27 to 79% of the
time throughout the year.

The project would increase wind speeds along Post St. and reduce wind speeds
at the Crocker Plaza during westerly and northwesterly wind conditions, and
would increase wind speeds along Montgomery St. during westerly wind
conditions. Wind speeds on the proposed rooftop terrace would be relatively
high during westerly wind conditions.

Project implementation would contribute to local and regional accumulations of
carbon monoxide, hydrocarbons, nitrogen oxides, particulates and sulfur oxides
during adverse meteorological conditions such as inversions. The project
would have no measurable impact on citywide or regional concentrations, and
would not increase frequencies of standards violations.

NOISE

Noise impacts due to project operation would not be measurable. Noise impacts
due to project construction would cause some intermittent work interference in
neighboring office buildings. Impact pile drivers would not be used.

ENERGY

The project would be designed and constructed to be within minimum standards
for energy conservation established by the California Energy Commission. The
connected kilowatt Toad would be approximately 9,400 KW. Annual electrical
consumption would be approximately 14.9 million KWH; annual natural gas
consumption would be about 15.4 million cu. ft.
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COMMUNITY SERVICES AND UTILITIES

The project would create new demands for fire protection and security which
would be met by the fire protection measures required by the Uniform Building
Code and the proposed internal security measures that would be incorporated
into the project. The project would increase demands for City water and sewer
services and solid waste disposal, representing less than 1/2% of the current
daily demands for these services. These demands could be met by existing

service systems and would not require additional personnel, equipment or
facilities.

GEOLOGY, SEISMOLOGY, AND HYDROLOGY

The site would be excavated to a depth of 52 ft. below grade. Planned seismic
engineering of the new structures based on applicable seismic design standards
would minimize earthquake hazards to the public and project emp loyees.
Dewatering could cause as much as 1 inch of settlement in soils adjacent to
the site and as much as one-half inch of settlement as far away as 200 ft.
This settlement could cause cracks in nearby streets and old brick and masonry
buildings, and could damage underground utility lines.
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II.  PROJECT DESCRIPTION

A. OBJECTIVES OF THE PROPQSED PROJECT

Crocker National Bank, which is California's fourth largest bank and has its
Northern California headquarters in San Francisco, proposes to build a new
office building in order to centralize its staff which is now in 8 buildings
in downtown San Francisco. Crocker Bank would bring a staff of approximately
2,500 persons, which is expected to expand to at least 3,100 in a few years,
together in one location and would provide facilities which in its judgment
would properly serve and represent the Bank.

B. LOCATION OF THE PROPOSED PRQJECT

The proposed Crocker National Bank Northern California headquarters would be
located in Assessor's Block 292, which is bounded by Montgomery, Post, Kearny
and Sutter Sts. (see Figure 1). The project would include parcels 1, 1A, 2,
3, 4,5, 6, 7,8, 11 and 12 (see Figure 2, p. 8). The existing 13-story bank
building at No. 1 Montgomery St., the 2-story banking hall at No. 25
Montgomery St., and the 22-story 111 Sutter Building would be retained as part
of the project. The existing Lick Garage, Foxcroft Building, Insurance
Building, and Lyons Building would be demolished (see Figure 2, p. 8). New
construction would consist of a 3-level shopping galleria and a 38-story
office tower, and would be located on Lick Place, a private street, and land
to the west presently occupied by the structures to be demolished. The Sutter
Hotel, at the corner of Sutter and Kearny Sts., north of Ver Mehr Pl., is not
included in the project.

The project site is at the western edge of the Financial District, adjacent to
the eastern edge of the Union Square Shopping and Hotel District. It is
adjacent to the Montgomery Station of the Market St. subway, which serves the
Bay Area Rapid Transit system (BART) and the future Muni Metro light rail
system (see Figure 29, p. 60, for locations of subway stations).
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II. Project Description

C. SITE AND BUILDING PLANS

The project would include a 38-story office tower at Post and Kearny Sts.
south of Ver Mehr P1. The tower would be 500 ft. high and would contain 33
office floors, 2 mechanical floors, 3 retail levels, as well as subsurface
retail, parking, and service levels. Between the tower and the buildings on
Montgomery St., which would be retained, a 3-level retail shopping galleria
would be built. The galleria, to be called the Lick Place Galleria, would
extend north to Sutter St. west of the 111 Sutter Building and east of the
Sutter Hotel. An outdoor, landscaped terrace of approximately 7,500 sq. ft.
would be built on a portion of the galleria roof. It has not been determined
whether the terrace would be made available to the public.

The block-long, 3-level, 40-ft.-high galleria would have a vaulted roof of
clear glass. The lower level would be coincident with the main banking floor
on the Montgomery St. side of the site and with the Tobby level of the 111
Sutter Building. The second level would match the lobby level of the new
office building, which would be level with Kearny St. Above would be a third

level of retail activity. A1l levels would be connected by escalators and
shuttle elevators.

There would be 9 pedestrian entrances to the project (see Figures 10 and 11,
pP. 20 and 21). On the Montgomery St. level these would be at the Sutter and
Post St. ends of the galleria, the Sutter St. entrance to the 111 Sutter
Building, the entrance to the Banking Hall at 25 Montgomery St., and the
entrances at No. 1 Montgomery St. on Montgomery St. and on Post St. On the
Kearny St. level there would be an entrance to the office tower lobby on
Kearny St., to the galleria at the end of Ver Mehr P1., and a retail entrance
on Sutter St. west of the galleria. Pedestrians could walk through the
project between any 2 entrances. Four of these entrances would be at grade
and usable by physically handicapped persons. Ver Mehr P1. would continue to
provide service vehicle access to the Sutter Hotel, but would be closed to
auto traffic. Crocker would apply to the City for vacation of the eastern 40
ft. of Ver Mehr P1., which is surrounded on 3 sides by the project site, to
facilitate construction of underground service facilities and improvement of
the end of the alley as a pedestrian entrance to the galleria.



II1. Project Description

The concrete block base structure of the upper 11 floors of No. 1 Montgomery
St. was resurfaced with a polished terra cotta veneer in 1960. The 2-story
granite base is still in its original condition. It has a corner rotunda
supported on Doric columns, arched windows, and a cast bronze frieze above the
second level. A similar, masonry facade would be continued across the
galleria and tower base. Display windows and shop windows would front the
street facades, with awnings and identifying commercial graphics. There would
be a total retaii frontage, with direct pedestrian access from either the
surrounding streets or the galleria, of approximately 1,700 ft.

The tower would consist of a basically rectilinear form with overall exterior
plan dimensions of 168 ft. by 120 ft. The vertical corners of the tower would
be beveled to reduce its maximum diagonal plan dimension from 206.5 ft. to

200 ft. Approximately 40% of the surface area of the tower surface (110,000
sq. ft.) is expected to be a solar gray reflective glass, and approximately
60% (160,000 sq. ft.) is expected to be a light-colored, masonry exterior
finish material. It is the architects' intent that the tower be light rather

than dark, and respond to and reflect the typical varied sky colors of San
Francisco.

Beneath the tower and galleria would be 2 service levels, 1 for off-street
loading to serve all buildings in the project, and one for parking 60 to 100

automobiles. Access to these levels would be from Sutter St. where 1 curb cut
would be required.

Project floor areas, renderings, plans, elevations, and sections are shown
below (see Table 1 and Figures 3-19, pp. 13-29). The project architects and
engineers are Skidmore, Owings & Merrill, One Maritime Plaza, San Francisco.

D. PROJECT SCHEDULE, REQUIRED ACTIONS, AND COSTS

Detailed design of the proposed project is scheduled by the sponsor for
completion in mid-1979. Demolition of the Lick Garage, the Foxcroft Building,
the Insurance Building and the Lyons Building is scheduled by the project

sponsor for mid-1979, to be followed by construction. Occupancy is scheduled
for late 1981./1/
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II. Project Description

TABLE 1: PROPOSED NEW OFFICE AND RETAIL FLOOR AREAS (sg. ft.)*

Gross Leasable
OFFICE:
Proposed Tower 716,000 sqg. ft. 568,500 sq. ft.
(including mechanical levels)
Less:
Other existing
office space on-site; (66,000) (52,500)
to be demolished
Subtotal** 650,000 516,000
RETAIL:
Galleria 265,000*** 86,000
Less:
Other existing
retail space on-site; (40,000) (32,000)
to be demolished
Subtotal 225,000 54,000
TOTAL INCREASE (OFFICE AND RETAIL)** 875,000 570,000

*Rounded to nearest thousand.

**Does not include approximately 305,000 gross sq. ft. (247,000 net sq. ft.)
of office space that would be retained in the 111 Sutter Building.
***Includes service and parking levels.

SOURCES: Skidmore, Owings & Merrill and Crocker Properties, Inc.

The various City departments typically involved in a project of this type must
process permit applications for demolition, excavation and construction. The
City Planning Commission must also conduct a public hearing on this
environmental impact report and certify it in compliance with the requirements
of the California Environmental Quality Act.

The City Planning Commission must also report on compliance of the application
to vacate a portion of Ver Mehr P1. with the Comprehensive Plan for the City

and County of San Francisco, and the Board of Supervisors must take final
action on this application.

11



II. Project Description

The sponsor estimates that the value of the project site and the cost of
construction would be $66.0 miliion and that the cost of interior space
development, professional services, interim financing, and related costs would
be $35.6 million for a total of $101.6 million in 1978 dollars./2/

NOTES - Project Description

/1/ A detailed construction schedule is on file at the Department of City
Planning, Office of Environmental Review.

/2/ R. H. Short, Jr., Senior Vice President, Crocker National Bank, personal

communication, 1 March 1979. This estimate does not include the cost of
interior furnishings.

12
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SOURCE: Skidmore, Owings & Merrill

FIGURE 4: VIEW OF PROPOSED
GALLERIA INTERIOR
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ITI. Environmental Setting

ITT1. ENVIRONMENTAL SETTING

A. CULTURAL AND HISTORIC FACTORS

The project site was the last block on Montgomery St. to be developed in the
gold rush years, when San Francisco became an active center of commerce. The
center of business activity in those years was further north on Montgomery St.
between California and Washington Sts. The U.S. Coast Survey Chart of 1853
shows development extending south on Montgomery St. as far as Sutter St
40-ft.-high sand hill blocked Montgomery St. between Sutter and Post Sts., and
the project site was covered with dune sand. The toll gate to the Mission
plank road, built in 1851, was at Post and Kearny Sts., where a cut in a
60-ft. sand hill had been made. The road extended south on Kearny St.,
cutting through an 80-ft. high sand hill at Market and Third Sts., and
proceeded south on Third St. to Mission St. where it turned westward. As the
sand hills were leveled to fill in Yerba Buena Cove east of First St. and the
original shoreline, development spread southward. By 1857 the U.S. Coast
Survey showed the project site to be occupied by scattered, small structures.
In 1862, the Lick House, a prominent hostelry, was built at 25 Montgomery St.,

on the southwest corner of Montgomery and Sutter Sts./1/ It was destroyed in
1906.

A1l buildings on the project site were destroyed in the 1906 earthquake and
fire. Rebuilding on the site occurred in the succeeding decade. The First
National Bank of San Francisco, founded in 1870 as the First National Gold
Bank, was built on the site at No. 1 Montgomery St. in 1909. In 1925 Crocker
Bank, which had been founded in 1883 as Crocker-Woolworth & Company and was
located at 600 Market St. where Crocker Plaza is now located, acquired the
First National Bank and moved to No. 1 Montgomery St., which has served as its
Northern California headquarters since that time./2/ The banking hall at 25
Montgomery St. was buiit in 1921. Further changes occurred in 1928 when the
mansard-roofed, 22-story 111 Sutter (Hunter-Dulin) Building was completed, and
in 1952 when the Lick Garage was built.
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III. Environmental Setting

No buildings on the site have been identified as landmarks by the San
Francisco Landmarks Preservation Advisory Board,/3/ nor are any on state or
national Tlists./4/

NOTES - Cultural and Historic Factors

/1/ Rosemary Lick, 1967, The Generous Miser, the Story of James Lick of
California, The Ward Ritchie Press.

/2/ L. Enersen, Assistant Vice President, Crocker Properties, Inc., telephone
communications, 10 and 11 October 1978.

/3/ E. N. Michael, former Secretary, Landmarks Preservation Advisory Board,
personal communication, 12 October 1978.

/4/ See Section III.C, p. 41, for a discussion of the 1976 San Francisco
Architectural Inventory and the 1978 Heritage Inventory as they pertain to
this site.

B. LAND USE AND ZONING

LAND USE

The project site is surrounded by important downtown streets, Montgomery,
Post, Kearny and Sutter. A1l four are indicated as transit arterial or
preferential streets in the Transportation Element of the Comprehensive
Plan,/1/ although the first block of Montgomery St. does not currently have
bus routes. Kearny and Montgomery Sts. are also indicated as major
thoroughfares in the Transportation Element./2/ Montgomery St. is the
principal north-south street in the Financial District. Opposite the site are
Market St. and entrances to the Montgomery Station of the 2-level Market St.
subway, which carries trains of the 3-county Bay Area Rapid Transit District
(BART). Beginning in 1980, the subway is planned to carry the 5 light-rail
vehicle routes of the Muni Metro which will serve the Sunset, West-of-Twin
Peaks, Ocean View, Eureka Valley, and Noe Valley areas of the CAty.

The project site consists of all of Assessor's Block 292 except Ver Mehr PI1.
and Lot 9, at the corner of Sutter and Kearny Sts., which is occupied by the
8-story Sutter Hotel (see Figure 20, p. 33). Three buildings on the site

between Montgomery St. and Lick Pl1., a private street, would be retained and
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[1I. Environmental Setting

incorporated into the project. One of these is No. 1 Montgomery St. (see
Figure 21), the 13-story Crocker Bank building at the corner of Montgomery and
Post Sts. Adjoining No. 1 Montgomery St. is the 2-story No. 25 Montgomery St.
which contains the main public banking hall (see Figure 21) which would also
be retained. The third building in the group to be retained is 111 Sutter
St., a 22-story office building which was completed in 1928 (see Figure 22,

p. 34). The upper 5 floors of this building are set back from the main facade
at each corner, and at the top floor a 2-storied, tile-faced mansard roof
rises past dormer-type windows. Almost half of the ground floor contains ?he
office of a brokerage house.

In the middle of the block, extending from Sutter to Post St. along the west
side of Lick P1., is the three-story Lick Garage, built in 1952 for public
use. Entrances to the garage are from the end of Ver Mehr P1. off Kearny St.
and from Lick P1. off both Sutter and Post Sts. At the southwest corner of
the project site are 3 office buildings with ground level retail uses. The
Foxcroft Building at 68 Post St. is an 8-story building, and the Insurance
Building at 98 Post St. (see Figure 23, p. 34) and the Lyons Building at 130
Kearny St. are each 6 stories in height. The entrance to the loft floors of
the latter building is on Ver Mehr PI1.

Opposite the site on the east side of Montgomery St. is the 42-story 44
Montgomery Building, an office building with a 3-story banking structure at
the southern portion of the blockface. Opposite the site on Post St. is the
38-story Aetna Building at Crocker Plaza. The latter is an open area, part of
which is below grade and surrounded on 2 sides by retail uses, a restaurant,

and a mezzanine level entrance to the Montgomery Station of the Market St.
subway.

To the west of the Aetna Building is the Mechanics Institute, a 9-story,
post-earthquake office and library building at 57 Post St. On Kearny St., the
buildings opposite the site range in height from 3 to 6 stories and contain
street Tevel retail uses and loft or office space in the upper levels. The
buildings on the southwest and northwest corners of Kearny and Post Sts. are
devoted to retail clothing. On Sutter St. the site is faced by 2 buildings
which were highly rated in the Department of City Planning 1976 Architectural
Survey (see pp. 41-43}./3/ At 130 Sutter St., opposite Lick P1. and the Lick
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[11. Environmental Setting

Garage, is the seven-story Halladie Building, a glass curtain-walled building
designed by Willis Polk and completed in 1918. It has been officially
designated as a landmark building on the recommendation of the Landmarks
Preservation Advisory Board. The other building of significance is the French
Bank Building at 110 Sutter St. Other buildings on this block of Sutter St.
range in height from 3 to 10 stories. Ground floor levels are devoted to
retail uses. At the northeast corner of Sutter and Montgomery Sts. is the
25-story Equitable Building. The general land use pattern on the site and in
its vicinity, and the heights in stories of neighboring buildings are shown
below (see Figures 24 and 25).

ZONING

The City Planning Code zoning classification for the site is C-3-0, Downtown
Office District (see Figure 26, p. 38). Office and retail uses are permitted
in this district with a maximum permitted Floor Area Ratio of 14 to 1 thigis
buildings may have a flooy area up to 14 times the area of the site).
According to the Planning Code, the C-3-0 District plays a leading national
role in finance, corporate headquarters and service industries, serves as an

employment center for the region, and consists primarily of quality office
development.

Within the district ". . . office development is supported by some related
retail and service uses within the area, with unrelated uses excluded in order
to conserve the supply of land in the core and its expansion areas for further
development of major office buildings. Certain desirable guiding features are
encouraged by means of development bonuses."/4/

The site is in 2 Planning Code Height and Bulk Districts as shown below (see
Figure 27, p. 39):
1) the 700-1 Height and Bulk District in which the maximum permitted
height is 700 ft. and the maximum permitted bulk of each structure
above 150 ft. is a length of 170 ft. and a diagonal dimension of 200

ft. This district, the highest in the City, extends from Montgomery
St. to Lick P1. on the site. '
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ITI. Environmental Setting

2)  the 500-1 Height and Bulk District in which the maximum permitted
height is 500 ft. and the maximum permitted bulk is the same as in
the 700-1 District. This district includes that portion of the site
west of Lick P1. (The proposed office tower would be in this
District).

No off-street parking is required in the C-3-0 District. If any parking is
provided it may not exceed "seven percent of the total gross floor area of the
building or development" without conditional use authorization./5/ Off-street
loading for buildings over 500,000 sq. ft. is required at the rate of 3 spaces
plus 1 space for each additional 400,000 gross sq. ft. over 500,000 sq.

ft./6/ One off-street loading space is required for retail space between
10,001 and 60,000 gross sq. ft./6/ and 2 spaces are required for retail space
between 60,001 and 100,000 gross sq. ft.

NOTES - Land Use and Zoning

/1/ Comprehensive Plan for the City and County of San Francisco,
Transportation Element, San Francisco City Planning Commission, Resolution
6834, 27 April 1972. Transit arterials are routes of major transit lines.
Transit preferential streets are those with priority given to transit vehicles
over automobiles.

/2/ Major thoroughfares are defined as cross-town thoroughfares whose primary
function is to link districts within the city and to distribute traffic from
and to the freeways; these are routes generally of citywide significance; of
varying capacity depending on the travel demand for the specific direction and
adjacent land uses.

/3/ Olmsted, Roger, and T.H. Watkins, 1968, Here Today, San Francisco's
Architectural Heritage, Junior League of San Francisco, p. 85.

/4/ City Planning Code, Article 2, Chapter II, San Francisco Municipal Code,
Section 210.3.

/5/ City Planning Code, Section 116.2(c).
/6/ City Planning Code, Section 152.
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III. Environmental Setting

C. URBAN DESIGN FACTORS

ARCHITECTURAL RESOURCES

In 1974-1976, the San Francisco Department of City Planning conducted a
Citywide inventory of architecturally significant buildings. An advisory
review committee of architects and architectural historians/l/ assisted in the
final determination of ratings for the 10,000 buildings which have been
entered in an unpublished 60-volume record of the inventory. The rated
buildings have been recorded on a set of color-coded maps which identify
locations and relative significance and are available for public inspection at
the Department of City Planning./2/

The inventory was not an inventory of historic structures. Rather, it was an
inventory of buildings that were considered to be architecturally significant
from the standpoint of overall design, or particular design features. Both
historic and contemporary buildings were included. Each building was
numerically rated as to its overall architectural significance. The ratings
ranged from a low of "0" to a high of "5". The buildings were also separately
classified by style. Each structure received a summary rating based on the
first 2 codes as well as on its environmental and urban design setting, which
also ranged from "0" to "5". Thus each building included in the inventory was
coded according to its architectural significance, its style, and its overall
environmental significance. The survey was intended to include the best 10%
of San Francisco architecture; buildings rated "3" or better represent

approximately the best 2% of the City's architecture, in the judgment of the
inventory participants.

Five buildings on the project site are included in the inventory. Of these
the 3 with the highest ratings are proposed for retention and integration into
the project as a whole. These include No. 1 Montgomery St. and the banking
hall at 25 Montgomery St., both of which were rated 3-D4-4. D4 indicates a

Romanesque, classical root style. The 22-story building at 111 Sutter St. was
rated as 4-D4-5.
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The Foxcroft Building at 68 Post St. was rated 2-D7-3; D7 indicates
‘vernacular variations" on a classical root style. The Lyons Building at
130 Kearny St. was rated as 0-D7-0.

Surrounding the project site are a number of buildings listed in the 1976
Architectural Inventory. The highest rating is 5-F8-5, which was applied to
the Halladie building at 130 Sutter St. (F8 is a "related variation" of the
modern root style.) The Halladie Building has been officially designated a
landmark building by the City. The French Bank Building at 110 Sutter St., is
rated 3-D7-4, and all other buildings on Sutter St. opposite the site, except
the 3-story building between the 110 and 130 Sutter Buildings, are included in
the Inventory. The Sutter Hotel, the only building in the project block which
is not included in the proposed project, is rated 1-F1-2; F1 denotes a
commercial/utilitarian variation on the modern root style. The two buildings
opposite the Sutter Hotel on Kearny St. are also included in the Inventory.
South of the site on Post St. 3 buildings are included: the southeast corner
of Kearny and Post Sts., the Mechanic's Institute at 57 Post St., and the
Aetna Building in Crocker Plaza. The Aetna Building has a 4-F2-4 rating; F2
indicates an International/Miesian variation of the modern root style.

The Foundation for San Francisco's Architectural Heritage, through its
consultants Charles Hall Page & Associates, has completed a recent, and as yet
unpublished, architectural and historical survey of all downtown

buildings./3/ Most buildings surveyed were scored according to 4 criteria:
Architectural Significance, Historical-Cultural Significance, Environmental
Significance, and Negative Alterations. Summary ratings from A to D were then
assigned to each building on the basis of these scores.

At the project site, No. 1 Montgomery St., the banking hall at 25 Montgomery
St., and the 111 Sutter Building are rated "A" in the survey, indicating "a
particularly fine, early, rare, or environmentally irreplaceable type of
resource . . . eligible for the National Register of Historic Places, State
Inventory (of Architectural Resources), and probably City landmark status."
The Foxcroft Building at 68 Post St. and the Lyons building at 130 Kearny St.
are rated "B" in the survey, which indicates "a very good or conspicuous
resource type or of significant environmental influence." The Insurance
Building at 98 Post St. is rated "C", which indicates "resources which have
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some merit and strength of identity" which may be considered "important
elements of the urban fabric which support the character and setting of more
significant resources." The Sutter Hotel, the only building in the project
block which is not a part of the project, is also rated "C". The Lick Garage
is rated "D", which identifies "buildings of no particular cultural or design
merit with little historical significance."

The only building on the project site which is listed in Here Today, the 1968
catalogue and description of architecturally outstanding buildings built
before 1920,/4/ is No. 1 Montgomery St. Nearby buildings which are described
include the Hobart Building at 582 Market St., which was designed by Willis
Polk in 1914, and the Palace Hotel at Market and New Montgomery Sts. The
locations and survey ratings of the architectural resources on the site and in
the vicinity are shown below (see Figure 28).

SITE VISIBILITY

The range of existing building heights on the site is from 3 to 22 stories.
Only the 13-story tower at No. 1 Montgomery St. and the 22-story 111 Sutter

Building are generally visible beyond the street segments immediately
adjoining the site.

No. 1 Montgomery St. is visible from points on Market St. between Third St.
and New Montgomery St., and west of Second St. The upper portions of the 111
Sutter St. building are visible from these areas as well as from points on
Sutter St. between Grant Ave. and Sansome St. From other street-level view
points, these 2 buildings are generally not visible because of intervening
high-rise structures, including the Aetna Building on Market St. and

44 Montgomery St. The site is not generally visible from long-range
viewpoints, such as Yerba Buena Island, the Marin vista point of the Golden
Gate Bridge, or Telegraph Hill, due to intervening structures. The 111 Sutter

Building is visible from points on Nob Hill, including upper floors of the
Fairmont and Mark Hopkins Hotels.
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SUNLIGHT AND SHADOW EFFECTS/5/

The existing structures on the project site and in the surrounding area create
shadow effects that vary with cloud conditions, time of day, and season of the
year. In late winter and early spring, and in late summer and early fall,
morning shadows cast by these buildings affect Montgomery St., Post St.,
Kearny St., and Sutter St. At mid-day, the Aetna Building casts shadows on
the site, and in the afternoon, the 111 Sutter Building and the No. 1
Montgomery Building cast shadows on Montgomery St.

During late spring and early summer mornings, 595 Market St. and 44 Montgomery
St. cast shadows on the site. The existing 3- to 8-story buildings on the
site cast relatively short mid-day shadows, primarily on Kearny and Sutter
Sts. The Foxcroft Building and the Insurance Building on Post St. and No. 1
Montgomery St. cast afternoon shadows on Post St.; and Nos. 1 and 25
Montgomery St. and the 111 Sutter Building cast shadows on Montgomery St.

During late fall and early winter mornings, existing buildings on the site and
in the vicinity cast shadows on all surrounding streets. At mid-day the Aetna
Building casts shadows on Post St., Sutter St., and the project site, while
the 111 Sutter Building casts shadows on Sutter St. Buildings on and adjacent
to the project site cast late afternoon shadows on most surrounding streets.

NOTES - Urban Design Factors

/1/ Members include John Beach, Architectural Historian; Michael Corbett,
Architectural Historian; John Frisbee, Regional Director, National Trust for
Historic Preservation; Mrs. G. Bland Platt, President, San Francisco Landmarks
Preservation Advisory Board; James Ream, Architect; Judy Waldhorn,
Architectural Historian; Francis Whisler, Architect; Sally Woodbridge,
Architectural Historian; William Coburn, Architect; Robert Hersey, Architect;
Al Lanier, Architect.

/2/ San Francisco Department of City Planning, Map titled 1976 Architectural
Inventory.

/3/ The Foundation for San Francisco Architectural Heritage, 1978, The San
Francisco Historic Resources Inventory (unpublished).

/4/ Olmsted, Roger, and T.H. Watkins, 1968, Here Today, San Francisco's
Architectural Heritage, Junior League of San Francisco.

/5/ A photographic shadow study of the existing site is available for public
review at the Department of City Planning, Office of Environmental Review, 45
Hyde St.
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D. ECONOMIC, EMPLOYMENT, AND FISCAL FACTORS

ON-SITE COMMERCIAL FLOOR AREA/1/

The project site/2/ contains a total of about 576,000 net leasable sq. ft. of
commercial space in 6 buildings, all of which are owned or leased by Crocker
National Bank or Crocker Properties, Inc., a wholly-owned subsidiary of the
Bank. Approximately 350,000 sq. ft. of this space (60%) are in office use in
the 22-story 111 Sutter Building, the 13-story No. 1 Montgomery Building, and
the banking hall at 25 Montgomery St. Another 140,000 sq. ft. (24%) of the
commercial space on the site are used for public parking at the Lick Garage.
The garage building also contains 18,600 sq. ft. of fully leased retail space,
3% of the commercial space of the site.

The remaining 76,100 sq. ft. (13%) of the net rentable commercial space at the
site are in mixed retail and office uses, or are vacant. The 8-story Foxcroft
Building at 68 Post St. is owned by the Regents of the University of
California, and has been recently leased to Crocker under a 75-year ground
lease which would permit project construction. The Foxcroft Building contains
33,000 net sq. ft., of which approximately 24,000 sq. ft. (74%) are leased for
retail and office uses. The 6-story Lyons Building at 130 Kearny St. and the
6-story Insurance Building at 98 Post St. together contain 25,000 net 9. T
of which 12,000 sq. ft. (48%) are leased. A portion of the Insurance Building
(110-116 Kearny) is privately owned and leased to Crocker Bank, which has a
right to acquire the property; 130 Kearny St. is owned by Crocker Properties.

The net leasable floor areas in the various uses at the project site are
summarized below (see Table 2). Commercial rentals average $6 per sq. ft. per
year at the Foxcroft Building, $3 at the Lyons and Insurance Buildings and $13
at the 111 Sutter Building. Retail rentals are somewhat higher than office
rentals. In the Lick Garage building, retail rentals average about $13 per
sq. ft. per year.

FLOOR AREA OCCUPIED BY CROCKER NATIONAL BANK

Crocker National Bank headquarters now occupies a total of approximately
501,000 net sq. ft. The bank owns and occupies about two-thirds of this space

46
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TABLE 2: EXISTING NET LEASABLE COMMERCIAL FLOOR AREA AT THE PROJECT SITE

Nos. 1 Montgomery,

25 Montgomery, and Remaining Buildings
1171 Sutter Sts. on Project Site
(Lots 1, 1A, 2)* (Lots 3, 4, 5, 6, 7, 8)* Total
Office 350,500 25,000 375,500
Retail/Restaurant -—- 32,200 32,200
Parking -—- 140,000 140,000
Unoccupied (office) _——— 27,500 27,500
Total 350,500 224,700 575,200

*See Figure 2, p. 9.
SOURCE: Crocker National Bank

(323,500 sq. ft.) in 3 buildings, 2 of which are on-site, and leases the
remainder (177,500 sq. ft.) in 5 other buildings off-site (see Table 3]s

EMPLOYMENT AND TENANT MIX/1/

Project Site Employment

The project site houses about 1,620 employees. Of these, approximately 860
(53%) are Crocker employees and 520 (32%) are employees of other businesses at
the 111 Sutter Building. Seventy-three other businesses emp1oying about 240
(15%) persons occupy the Lick, Foxcroft, Insurance, and Lyons Buildings./3/
The largest of these employers is the Eddie Bauer Clothing Store (which moved
to 220 Post St. in March 1978) with 33 employees. The Lick Garage has 25
employees. The other businesses that employ 10 or more persons are Bunker
Ramo (11) and Qwik Printing (10). About half of the total jobs in these
buildings are in small offices at the Foxcroft Building. Many of the office
tenants are lawyers and accountants (see Table 4).
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TABLE 3: NET LEASABLE FLOOR AREA OCCUPIED BY CROCKER NATIONAL BANK
NORTHERN CALIFORNIA HEADQUARTERS

LOCATION OCCUPIED NET ST. FT.

Owned by Crocker

No. 1 Montgomery 135,000
111 Sutter Building 92,300

Subtotal, Project Site 227,300
79 New Montgomery, Offsite 96,200

Total, Owned 323,500
Leased by Crocker Lease Status
California/Van Ness 7,000 Expires in 1998
44 Montgomery 14,000 Expires 31 December 1983
74 New Montgomery 104,000 May be terminated after 1 July 1981
Metropolitan Plaza 24,000 Expires in 1983
150 Post 28,500 ?a%3be terminated after 1 November
9
Subtotal, Leased 177,500 *
TOTAL 501,500

*Crocker is negotiating for a short-term lease of an additional 60,000 sq. ft.
in the 595 Market St. Building to accommodate employment growth and present
overcrowding until the proposed project is available for occupancy.

SOURCE: Crocker National Bank

TABLE 4: ESTIMATED NON-CROCKER EMPLOYMENT AT THE PROJECT SITE*

Retail Goods

Office & Services Restaurant/Bar Garage TOTAL
111 Sutter 515 5 0 0 520
Lick 0 33 : 23 25 81
Foxcroft 104 7 5 0 116
Other 7 33 0 0 _40
TOTAL 626 78 28 5 faf

*Based on 1 office employee/200 net sq. ft, and 1 retail/restaurant employee/
600 sq. ft.; derived from Yerba Buena Center Final Environmental Impact
Report, Appendix D:1.

SOURCE: Environmental Science Associates, Inc.
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Crocker National Bank Employment

Crocker National Bank employs 1,970 persons in Northern California headquar-
ters activities, of whom approximately 860 are employed at the project site.
An additional 375 employees work nearby at 79 New Montgomery St. The
remaining 735 employees are housed in 5 leased, off-site locations shown above
(see Table 3, p. 48).

The affirmative action policy of the Crocker National Bank states that
qualified individuals should be employed at Crocker Bank without regard to
race, color, religion, sex, age, national origin, disability, marital status
or medical condition. Al] compensation, benefits, transfers, layoffs, and
training programs are intended to provide equal employment opportunity. Two
key elements of the plan are recruitment and cash compensation. Crocker
recruits through colleges, high schools, newspapers (including minority
newspapers), an internal job posting program, and community agencies
(including minority and women's agencies). The personnel administration staff
analyzes cash compensation--job responsibilities and salaries--to insure that
compensation rates are consistent at different locations and that they are
assigned without regard to race, color, religion, sex, age, national origin,
disability, marital status or medical condition./4/

FISCAL FACTORS

Assessed Valuation and Property Taxes

The 1978-79 appraised value for tax purposes of the 11 parcels in the project
site is $28.1 million. As provided under Proposition 13, this value is the
1975-76 appraised value, escalated 2% annually to 1978./5/ The assessed value
of these parcels is 25% of their appraised value, or $7.0 million: $3.4
million in land value, and $3.6 million in improvements.

The 1978-79 total (composite) tax rate in San Francisco is $5.06 per $100
assessed value: $4.00 is the maximum allowed under Proposition 13 (1% of
appraised value) for the City, County, education and special districts
combined; and $1.06 is for payment of principal and interest on outstanding
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bonds of these jurisdictions. At the $5.06 rate, the project site will
generate approximately $355,000 in total property taxes in fiscal year
1978-79, distributed as shown in Table 5.

TABLE 5: DISTKIBUTION OF 1978-79 PROPERTY TAXES LEVIED ON THE PROJECT SITE

1978-79 Tax Rate
(Dollars per $100 Estimated Revenues

Assessed Value) (to Nearest $100)* Percent

City and County of

San Francisco 3.238 227,100 64
San Francisco Unified

School District 1.222 85,700 24
San Francisco Community

College District 0.222 15,600 4
Bay Area Air Quality

Management District 0.006 400 1
BART (for bonds only) 0.374 26,200 L

TOTAL 5.060 355,000 100

*Based on total 1978-79 assessed valuation of $7,017,000 for 11 parcels.

SOURCE: Tax Collector, City and County of San Francisco.

Other Revenues and Costs

The existing 32,200 sq. ft. of retail space on the project site are estimated
to have generated about $209,000 in 1977-78 sales tax revenues./6/ Of these
revenues, the State is estimated to have received about $163,000; the City and
County of San Francisco, $30,000; and BART, $16,000.

Both retail and office tenants, except the Bank itself, are subject to either
the payroll expense tax or the business tax on gross receipts, whichever is
larger./7/ Total revenues generated by businesses on the project site are
difficult to estimate because actual payroll expenses on services rendered
outside the City, which must be deducted, and gross receipts for each separate

business are not known. The 1977-78 revenues are estimated to be roughly
$89,000./8/
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The City and County currently incur some costs to provide service to the site
(fire and police protection, street lighting and cleaning and street and drain
maintenance). These costs cannot be reliably quantified for individual office
sites in San Francisco./9/

BART serves the project site and probably incurs net costs. The average
deficit per BART trip is $1.25 per patron./10/ Operating costs, less fares
and concession income, are funded primarily by the 1/2% BART sales tax. The
estimated $16,000 in sales tax revenues generated by the site for BART would
cover the annual deficit for about 26 BART commuters. Based upon a survey of
Crocker employees presently employed at the Northern California headquarters
office (see Table A-1, p. ), 350 (22%) are estimated to be BART commuters.

LOCAL ANC REGIONAL COMMERCIAL SPACE

Office Space in Downtown San Francisco

San Francisco has about 55 million gross sq. ft. of office space in the
downtown area./11/ Approximately half of this space is in 56 major office
buildings, with a minimum height of 10 stories or 118 ft., built in the
Downtown District in the 30-year period since 1948.

SITE
Broadway Z About half of the total post-war
high-rise office space (14 million
sq. ft. out of 27 miilion sq. ft.)
,#”’#’ was built from 1970 through 1977
DOWNng"TJch in 21 structures. An additional

9 office buildings are under

Van Ness Ave.

:: construction, and another
N 6 buildings, including the

i

project, have been formally

proposed or are expected to be
proposed and are in the process of
environmental impact report
preparation. If approved, these 15 buildings would add 9 million gross sg.
ft. to existing post-war high-rise office space by 1982, an increase of 33%
over existing high-rise space, and an increase of 16% over total existing
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office space (see Table 6)./12/ It may be noted fhat an additional 3.8
million gross square feet of commercial development are under construction,
proposed, or planned in low-rise buildings in the downtown and northern
waterfront areas, and in downtown government and college buildings./13/

Tnirty-seven of the 56 completed high-rise buildings in the Downtown District
are located north of Market St. Nine of the 15 under construction or proposed
would also be located north of Market St. and if all were built, 46 would be
north of Market St. and 25 would be south of Market St.

The trend in office space development has been increasingly toward larger
buildings. The rate of construction has increased from 240,000 sq. L.
annually in the 1950's to an average of 1.7 million sq. ft. annually in the
8-year period 1970-77. If the 15 buildings now under construction and
proposed were completed by the end of 1982; the annual average rate of
high-rise construction for the 5-year period 1978-1982 would be 1.8 million
sq. ft. The 3 buildings, including this project, proposed for completion in
late 1981 or 1982 together represent 3.1 million sq. ft. (see Table 6).

Office Vacancy Rates and Absorption

A shortage of office space currently exists in San Francisco. As of mid-1978,
the office vacancy rates of 8.9% citywide and 5.5% downtown were among the
lowest in the nation./14/ It is expected that the buildings now under
construction and due to be completed in 1980 will readily absorb pent-up
demand./14/ Some of the new buildings under construction are intended
primarily for relocation and expansion of existing corporate or public agency
quarters, but the majority of the space is to be leased on the open market.

Some of the space now under construction has been preleased, but the majority
has not./15/

One effect of the office space shortage in San Francisco has been to stimulate
office development in suburban areas. San Mateo and Contra Costa Counties, in
particular, are experiencing demand not only from expanding local businesses
but also from San Francisco relocations. Shortage of space in San Francisco,
lower rents and reduced employee commuter times in the suburbs, are cited as
principal reasons for these relocations./16/
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In the Oakland-East Bay area, office development and absorption increased in
1977 and 1978, with the vacancy rate declining from about 12% to 5%. The
construction rate is about 300,000 sq. ft. per year. Demand appears to stem
almost entirely from local growth with little due to San Francisco
relocations. However, the success of recent projects in QOakland could
increase future competition between Oakland and San Francisco for office space
users. Rents are considerably lower in new office high-rises in Oakland
compared with San Francisco, about $10 per sq. ft. annually./17/

Office Rents/18/

Office rents have increased sharply in the past 2 years as the office supply
in the City and region has tightened, and as land and energy costs have
escalated. Quality new space downtown leases for $14 to $22 per sq. ft.
annually ($1.15 to $1.80 monthly). Somewhat older downtown buildings,
typically those built in the 1960s, lease for $11 to $13.50 per sq. ft.
annually. In contrast, San Francisco offices not located downtown, and
offices in the suburbs, lease for $7 to $9 per sq. ft. Unrenovated, pre-war,
downtown buildings lease for around $3 to $6 per sq. ft., and renovated,
pre-war downtown buildings typically rent for $8 to $9 per sq. ft. per year.

Financial District Retail Space/19/

No inventory of existing Financial District retail space by type and occupancy
is available. According to commercial brokers there is presently little
retail space available for small restaurant and service businesses, such as
camera, printing, drug and card shops. There is high demand for spaces of
1,000 sq. ft. or less, particularly for restaurant uses, which command high
annual rents of $36 or more per sq. ft. Larger areas, up to 3,000 sq. ft.,
rent for $16 to $24 per sq. ft. Although large retail projects, such as the
Embarcadero Center and One Market Plaza, find it difficult to attract
clothiers, locations near Union Square are in high demand for specialty and
quality apparel stores.
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NOTES - Economic, Employment, and Fiscal Factors

/1/ Unless otherwise referenced, information in this section is based upon the
following communications: R. Short, Jr., Senior Vice President, Crocker
National Bank, written communication, 31 August 1978; L. Enersen, Assistant
Vice President, Crocker National Bank, telephone communications, 10 October
1978 through 21 December 1978.

/2/ The project site consists of Assessor's Block 292, less Parcel 9, the
Sutter Hotel site (See Figure 2, p. 8).

/3/ A list of on-site retail and office tenants prepared by Crocker National
Bank is available for public review at the Department of City Planning, Office
of Environmental Review.

/4/ Crocker National Corporation, Affirmative Action Plan, 1977-78, Vol. 1.

/5/ Appraisal for tax purposes is set at the 1975-76 market value escalated 2%

annually unless the property is sold. Appraised value is determined as of
1 March preceding the fiscal year.

/6/ Based upon 6.5% sales tax and assuming average sales of $100 per sq. ft.
of restaurant/retail space, resulting in $3.2 million in gross receipts.

/7/ An explanation of San Francisco's business taxes excerpted from Detailed
Findings; Impact of Intensive, High-Rise Development in San Francisco, Final
Report, June, 1975, San Francisco Planning and Urban Renewal Association, is
available for public review at the Office of Environmental Review, Department

of City Planning. The payroll tax rate is 1.1%. Banks and insurance
companies are exempt.

/8/ Based on $85,800 from payroll expense tax and $3,200 from gross receipts
tax. Assumptions:

Payroll Expense Tax: 650 office employees (many self-employed) @ $20,000 per

year for total office payroll of $13,000,000; 60 percent eligible for tax; tax
rate of 1.1 percent.

Gross Receipts Tax: $3.2 million gross receipts in retail/restaurant space;
tax rate of $1 per $1,000.

/9/ R. Evans, Director of Public Works, telephone communication, 27 April 1979,

/10/ W. Belding, Senior Economic Analyst, Statistics Department, BART,
telephone communication, 9 September 1978.

/11/ The 55 million sq. ft. estimate of existing inventory is based upon the
50 million sq. ft. identified in a 1974 SPUR-sponsored survey (made as
background for the analysis of high-rise development cited in footnote 7) plus

the 5 million sq. ft. of high-rise office space in 7 buildings completed in
1976 and 1977.

/12/ Table 6 is based on listings of projects compiled by the San Francisco
Department of City Planning which are available for public review at the
Department of City Planning, Office of Environmental Review. The lists are
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entitled "Major Office Buildings Constructed in Downtown San Francisco,
1945-1977" and "Major Office Buildings Under Construction or Proposed,
Oowntown San Francisco, 1978". An addendum to the Planning Department list

entitled "Major Office Buildings To Be Proposed, Last Quarter, 1978" is also
on file.

/13/ Another unpublished 1ist of development in San Francisco was compiled by
the Department of City Planning for purposes of transportation planning. The
list projects a total of 20.1 million gross sq. ft., 8.8 million more than the
11.3 million shown in Table 6. Included in the transportation planning list
but not in Table 6, which includes only large downtown office buildings, are
the following:

Million Gross Sg. Ft.

Office buildings completed 1976

and 1977 5.3
Other uses, locations, and/or

office low-rise* 2.0
Six buildings known to be

in planning stages, pre-EIR** 1.8
Less discrepancies between original

applications and projects as built -0.3

8.8

*Retail, college and residential uses and northern waterfront as well as
downtown (including Saks, Nieman-Marcus, Pier 39, Levi's Plaza, Golden
Gateway Commons, Golden Gate University, City College); does not include
925,000 sq. ft. in Executive Park, a development under construction near
Candlestick Park.

**Largest is a 726,000 gross sq. ft. federal office building proposed for
4th St.

/14/ Security Pacific Bank, 30 June 1978, Northern Coastal Monthly Summary of
Business Conditions. The vacancy rate in 29 major buildings built since 1965
was still lower, at 2.2% in October, 1977. (San Francisco Bay Area
Transportation Terminal Authority, Working Paper 3 - Joint Use Market and
Financial Implications, 27 June 1978).

/15/ D. Bixby, Vice President, Milton Meyer & Company, telephone conversation,
12 October 1978.

/16/ Information in this paragraph is based upon 2 newspaper articles:
Reinke, Janet, "The Squeeze is on Office Space, Too", San Mateo Times, 7 April
1978; and Weil, Jeffrey S., Grubb and E1lis, "Office Space on Increase in

Contra Costa County", San Francisco Examiner and Chronicle, 20 August 1978,
By 33

/17/ J.L. Guillory, Vice President, Grubb & E11is Commercial Brokerage
Company, letter communication and attachment, 27 December 1978.

/18/ Information in this paragraph is based upon Working Paper 3, cited in

Footnote 15, upon telephone communications with D. Bixby, op. cit., with N.
Spencer, Senior Sales Consultant, Coldwell Banker, 16 October 1978, and upon a
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personal communication with J. Stanisch, Senior Real Property Appraiser,
Assessor's Office, City and County of San Francisco, 17 October 1978.

/19/ Information in this subsection is based upon telephone communications
with L. Pflueger, General Manager, Downtown Association, 27 November 19782 R.

Whitman, Coldwell Banker, 15 December 1978; and R. Redwine, Edward M. Plant,
Jr., Inc., 18 December 1978.

E. TRANSPORTATION, CIRCULATION, AND PARKING/1/

STREET AND FREEWAY SYSTEM

The site is served by local streets and by portions of the regional freeway
system (see Figure 1, p. 7). Access to the freeways connecting with the East
Bay, San Francisco Airport, and Peninsula is provided by pairs of ramps about
one-half mile to the northeast (Clay-Washington), about one-half mile to the
southeast (Main-Beale) and about one-half mile to the south (Harrison-Bryant).
Further information on the street and freeway system is included in

Appendix A, p. 187.

The site is within the Downtown Core automobile control area designated in the
Downtown Transportation Plan of the Transportation Element of the San
Francisco Comprehensive Plan./2/ This area is described in the Plan as "that
intensely populated area which functions as a financial, administrative,
shopping and entertainment center where priority must be given to the
efficient and pleasant movement of business clients, shoppers and visitors;
where a continuing effort should be made to improve pedestrian, transit and
service vehicle access and circulation; where priority for the use of limited
street and parking space within this core should be available for these
functions; and where a continuing effort should be made to reduce the impact
of the private commuter vehicle." In the vicinity of the project site,
Market, Post, Sutter, Kearny, and Montgomery Sts. are designated transit
arterial streets in the Downtown Transportation Plan./3/

The intersections of Montgomery and Post Sts., Post and Kearny Sts., Kearny
and Sutter Sts., and Sutter and Montgomery Sts. are controlled by traffic

signals. The signals operate on a pre-timed basis with green time allocations
in proportion to peak and off-peak traffic volumes. The signals on Montgomery
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St. at Post St. and at Sutter St. operate as part of a pedestrian “scramble"

system on weekdays. At those two intersections, a portion of the green time

is used only for pedestrian movements, thus reducing the green time available
for vehicle movements.

Existing traffic volumes on nearby streets are shown in Table 7. The highest
volumes during the peak hour as well as the maximum 8-hour and the 24-hour
periods are on the streets leading to the freeways. Three of the 4 streets
surrounding the project site have the lowest volumes in the area. A capacity
analysis of the 4 intersections adjoining the project indicates that 3 --
Montgomery and Sutter Sts., Post and Kearny Sts., and Kearny and Sutter Sts.
-- are operating at vehicular Level of Service C or better, and that 1 -- Post
and Montgomery Sts. -- is operating at vehicular Level of Service D (see Table
A-1, p. 188 for definitions and volume-capacity ratios for each vehicular
Level of Service, and Table 8 for the peak-hour volume-to-capacity ratios).

TABLE 7: ESTIMATED VEHICLE TRAFFIC VOLUMES IN THE VICINITY OF THE PROJECT
SITE IN 1978*

Max.
Street Section 24 Hour  Peak Hour** 8 Hours
Montgomery Sutter to Post 6,500%** 590 3,700%**
Post Kearny to Montgomery 4,000%** 360 2,200%**
Kearny Post to Sutter 21,200 1,910 12,000
Sutter Montgomery to Kearny 9,600%** 860 5,400%**
Fourth Folsom to Harrison 21,800 2,160 12,400
Beale Market to Mission 8,000 980 4,800
Main Mission to Market 13,400 1,520 7,980
Clay Front to Davis 29,200 2,290 16,370
Washington Off-ramp to Battery 15,600 1,970 9,380

*The traffic volume data shown are derived from historical data for 1976 and
1977 obtained from the San Francisco Department of Public Works, Bureau of
Traffic Engineering, and from machine traffic counts made by TJKM,
transportation consultants, on various weekday dates in 1978. Estimates of
some 1978 traffic volumes were made by TJKM based on manual intersection
county data made by TJKM on 25, 27, and 28 September 1878, and on the
historical data for 1976 and 1977.

**Peak hour is between 4:00 and 6:00 p.m. with the exception of Washington and
Main Sts. where the peak hour is between 7:00 and 9:00 a.m.

***Estimated from peak-hour counts and historical 24-hour counts.
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TABLE 8: ESTIMATED PEAK HOUR VOLUME-TO-CAPACITY RATIO SUMMARY AT
INTERSECTIONS IN THE VICINITY OF THE PROJECT SITE IN 1978

Service Volumes (V/L/H)*

Capacity
Intersection Existing (Level of Service E)** y/c*** Ratio
Montgomery and Post 306 : 340 0.90
Post and Kearny 547 880 0.62
Montgomery and Sutter 331 630 0.53
Sutter and Kearny 597 880 0.68
*Vehicles per lane per hour.
**See Appendix A, p. for definitions of Levels of Service.

***Volume/capacity.

PARKING AVAILABILITY

A survey analysis of existing long-term (greater than 6 hours), commercially
available, off-street parking in the area bounded by Battery, First, Folsom,
Fourth, Stockton, Bush, Grant and Sacramento Sts. was conducted (see

Figure 29)./4/ In this area there is a total of 11,600 long-term,
commercially available off-street spaces, of which 2,500 are vacant on a daily
basis. This is equivalent to an average occupancy of approximately 78%.
Approximately 60% of the vacant spaces are located north of Market St. The
Lick Garage on the project site has 450 spaces, which are used by

approximately 600 vehicles per day; about 270 of the spaces are used by
parkers on monthly leases.

There are 30-minute metered parking spaces, restricted to commercial use
(truck loading/unloading) from 7:00 a.m. to 1:00 p.m., on the Post St. and the
Sutter St. block faces surrounding the project. The Sutter St. spaces are in
a tow-away zone between 4:00 p.m. and 6:00 p.m. The Kearny St. curb adjacent
to the project site is a bus-stop zone along its entire length, marked as a
24-hour tow-away zone. The Montgomery St. curb on the project-site side of
the street is a yellow, commercial loading zone, with no marked spaces along
its entire length. It is a tow-away zone from 7:00 a.m. to 9:00 a.m. and

4:00 p.m. to 6:00 p.m.
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PEDESTRIAN MOVEMENTS

The sidewalks and crosswalks serving the project site have high levels of
pedestrian activity during the morning and evening peak periods. Table 9,

p. 62, shows 15-minute pedestrian flows and sidewalk levels of operation on
the sidewalks surrounding the project site. These sidewalks are sufficiently
wide to allow the peak pedestrian flow to operate in Level of Service A
conditions (see Appendix Table A-2, p. 189, for a description of pedestrian
levels of service). Pedestrian activity around the site during the peak
periods of 7:00 to 9:00 a.m. and 4:00 to 6:00 p.m. is directed primarily from
and to transit and parking facilities. A high level of pedestrian activity
occurs at the intersection of Post and Montgomery Sts., due primarily to the
presence of a bus stop on Post at Montgomery, serving the Muni No. 38 Geary
Express, and to 2 Montgomery Station Market St. Subway entrances. The
entrances to the Lick Garage from Kearny, Post and Sutter Sts. (main entrance
and exit on Kearny via Ver Mehr P1.), and bus stops on the 3 streets serving
the No. 1, 2, 3, 15, 30, 30X, 38X and 45 lines of the Muni, are primary
contributors to the level of pedestrian activity on these streets. The
pedestrian flows during the p.m. peak are more intense than those in the a.m.
peak. Noon-hour flows are not as intense as the p.m. peak flows. Crosswalk
flows at the 4 intersections at the corners of the project-site block are high
during the 4:30 to 5:30 p.m. vehicle traffic peak hour. Pedestrians crossing
against the signals at the Montgomery Street intersections as well as during
the all-pedestrian parts of the signal cycles maintain an almost continuous
pedestrian flow across the intersections during the p.m. peak hour. The
potential for vehicle/pedestrian conflicts is high at these 4 intersections
during the peak periods and noon hour.

TRANSIT SERVICE

The project site is served by 7 Muni electric trolley and motor coach lines
providing radial service to and from the Downtown area and by 5 light-rail
vehicle Tines which will use the Montgomery Station effective in 1979./5/
Regional service is provided to the East Bay by the Bay Area Rapid Transit
District (BART) from the nearby Montgomery Station, and by A-C Transit motor

coaches from the Bay Bridge Transit Terminal on Mission St. between Fremont
and First Sts.
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TABLE 9: PEAK 15-MINUTE PEDESTRIAN VOLUMES IN 1978 (Project Side of Street)

Pedestrian
Level

Effective Vo lume** Rate*** of Service+

Sidewalk Width* A.M. P.M. A.M. P.M. A.M. P.M.
Pocst St. il s 310 ° 310 3 3 A A
Sutter St. Tl 250 350 3 b A A
Kearny St. B Ft. 440 520 5 6 & A
Montgomery St. 6 Tt. 260 350 3 4 A £

*Effective widths take account of poles, planter boxes, people standing at
store windows, etc.

**Pedestrians per 15 minutes.

***Pedestrians per foot of sidewalk width per minute.

+See Appendix A, p. 189 for definitions and volume criteria.

Service to the Peninsula is provided by the Southern Pacific Transportation
Company (SP) from a train terminal at Fourth and Townsend Sts., by the San
Mateo County Transit District (SamTrans), which has bus routes and stops along
various streets in the area, primarily on Mission St. west of First St., and
by BART, which effects transfers to SamTrans routes at the Daly City Station.
The Golden Gate Bridge Highway and Transit District (Golden Gate Transit)
provides peak-period service to Marin and Sonoma counties from stops on Pine
and Sansome Sts., 3 blocks east of the site, and on Howard Street, two blocks
south of the site, and ferry service to terminals in Larkspur and Sausalito
from the Ferry Building. The Tiburon Ferry Service, operated by Harbor
Carriers, Inc. also terminates at the Ferry Building.

Although not traditionally considered as transit, car pooling is becoming a
substantial form of para-transit. Golden Gate Transit operates a van-pooling
program to North Bay areas not served by existing motor coach routes. The
RIDES car-pooling program, operated under the auspices of a nonprofit,
publicly funded corporation, provides consulting and matching services to help
establish Bay Area van pools.

The transit agencies, except Muni and BART, are operating during their peak
hours at less than 100% of their seated capacity. Muni and BART exceed their

seated capacities during peak hours, but operate at less than 100% of total
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capacity. Although the other agencies operate at less than seated capacity
during a l-hour period, specific routes were observed to experience
peak-of-the-peak loadings in excess of seated capacity for periods from 5 to
30 minutes during the peak hour. In the experience of most agencies, the p.m.
peak is more intense than the a.m. peak. (See Appendix A, p. 198 for a more
detailed breakdown of transit ridership characteristics.)/6/

NOTES - Transportation, Circulation, and Parking

/1/ A report on the traffic, circulation, and parking analysis made by TJKM,
transportation consultants, is on file with the Department of City Planning,
Office of Environmental Review.

/2/ San Francisco City Planning Commission, Resolution 6834, 27 April 1972,
Comprehensive Plan, Transportation Element, p. 25.

/3/ See Note /2/, p. 40, for a definition of major thoroughfares.

/4/ The boundaries of the parking survey area were selected on the basis of
parking garage and lot locations and the ease of access to the site from these
locations. All garages and lots within the study area are within a 10-minute
walk of the project site. The parking inventory for the downtown area was
supplied by the Public Works and Planning Departments through E. A. Green,
Transportation Planner, Department of City Planning, 15 August 1977. A
supplementary survey was conducted by TJKM on the afternoons of 1 and 5 June
1978 (Thursday and Monday), and 20 and 28 September 1978 (Wednesday and
Thursday). The latter two studies were conducted after the start of
excavation for the George R. Moscone Convention Center (10 August 1978) and
the associated loss of all parking spaces in the Third- Fourth-Howard-Folsom
St. block and some in the block to its north.

/5/ These lines presently operate with streetcars on the surface of Market
Street.

/6/ Observations were made by TJKM on the afternoons of 16 and 20 November

(Thursday and Monday), and on the mornings of 17 and 20 November, 1978 (Friday
and Monday).

F. METEOROLOGY AND AIR QUALITY

WIND

Meteorological characteristics such as wind patterns and thermal inversions
determine the movement and dispersion of air pollutants. Northwesterly and
westerly winds are the most frequent and the strongest winds at all seasons in
San Francisco. (In meteorology, a northwest wind blows from the northwest.)
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Wind frequencies and speeds are highest in the summer. Northwest winds occur
from 12% to 39% of the time, exceeding 13 miles per hour (mph) 35% of the time
and 25 mph 3% of the time. West winds occur from 15% to 40% of the time,
exceeding 13 mph 29% of the time and 25 mph 7% of the time.

Wind tunnel tests of localized wind speeds and directions at the project site
and vicinity were conducted under conditions of northwest and west winds./1/
The study included tests of existing conditions, conditions with the proposed
project, and conditions with alternative projects. Wind speeds are described

according to the following scale: 1low; moderately low; moderate; moderately
high; high; and very high./2/

Under existing site conditions, wind speeds during northwest wind conditions
range from low to moderate, except at the west side of the intersection of
Kearny and Sutter Sts. and at the Crocker Plaza (corner of Post and Market
Sts.), where wind speeds are moderately low to moderately high. West wind
speeds range from low to moderately low, except at the east corner of the
intersection of Montgomery and Post Sts. where wind speeds are high, and at
the Crocker Plaza where speeds are moderate.

AIR QUALITY

The Bay Area Air Quality Management District (BAAQMD; formerly the Bay Area
Air Pollution Control District, BAAPCD) operates an air quality monitoring
station approximately 2 miles to the west of the site. A 3-year summary of
the data collected at this station and the corresponding air quality standards
appears in Table 10.

San Francisco's air quality, in general, is the least degraded of all the
developed portions of the Bay Area. The prevailing westerly and northwesterly
winds tend to carry pollutants from the City to the East Bay and South Bay.
Annual fluctuations in air quality are due to a combination of meteorological
factors, which vary unpredictably, and pollutant emissions, which have been
decreasing in the Bay Area and are expected to continue to do so in the near
future. Highest annual pollutant concentrations in San Francisco, while
exhibiting alternating fluctuations due to meteorology, have shown an overall
improvement during the 1971 - 1978 period. Annual numbers of violations of
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TABLE 10: SAN FRANCISCO AIR POLLUTANT SUMMARY 1976-1978

STATION: 939 Ellis Street, San Francisco

POLLUTANT STANDARD 1976 1977 1978

O0ZONE (03) (Oxidant)
1 hour concentration (ppm)*

Highest hourly average 0.08** 0.13 0.05 0.11
Number of standard violations phs 0 4

CARBON MONOXIDE (CO)
1 hour concentration (ppm)

Highest hourly average 35%* 2¢ 16 17
Number of standard violations 0 0 0

8 hour concentration (ppm)
Highest 8-hour average gk 11.0 8.9 9.4
Number of standard violations 4 0 1

NITROGEN DIOXIDE (NO2)
1 hour concentration (ppm)

Highest hourly average 0.25%** 0.25 0.21 0.30
Number of standard violations 1 0 4

SULFUR DIOXIDE (502%
24 hour concentration (ppm)
Highest 24-hour average 0. 05Wk% 4 0.053 0.035 0.024
Number of standard violations++ 1 0 0

SUSPENDED PARTICULATES (SP)
24 hour concentration (ug/m3)+++

Highest 24-hour average 100 *** 136 105 128

Number of standard violations++ 8 1 i}
Annual concentration (ug/m3)

Annual Geometric Mean 60 *** 55 41 42

Annual violation No No No

*ppm: parts per million.

**Federal standard.

***California standard.

+The sulfur dioxide standard is considered to be violated only if there is a
concurrent violation of the ozone (oxidant) or the suspended particulate
standard at the same station.

++Number of observed violation days (measurements taken approximately once
every six days in 1977; once every three days in 1976 and 1975).

++ug/m3: micrograms per cubic meter.

SOURCE: Bay Area Air Quality Management District (formerly Bay Area Air
Pollution Control District), Contaminant and Weather Summaries.
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air quality standards, while exhibiting similar fluctuations, have not shown
any clear overall trend during the same period. In 1978 a total of 10
violations of the ozone, carbon monoxide, nitrogen dioxide, and particulate
standards occurred, following a year in which only 1 violation (of the
particulate standard) occurred.

The Bay Area Air Basin has been designated by the California Air Resources
Board as a non-attainment area for ozone (oxidant), carbon monoxide, and
particulate (i.e., the standards for these pollutants are now and are expected
to continue being violated). A regional Air Quality Plan was recently adopted
which establishes control strategies to attain and maintain the standards by
1982 or 1987./3/

NOTES - Meteorology and Air Quality

/1/ Environmental Impact Planning Corporation, November 1978, Microclimate
Impact Study on the Proposed Crocker National Bank Headquarters, San
Francisco, California. The complete test results are available for review at
the Department of City Planning, Office of Environmental Review, 45 Hyde St.

/2/ These ranges do not describe actual wind speeds, but percentages of the
calibration wind speed. The calibration wind speed is the actual wind speed
at the downtown San Francisco Weather Station. The percentages of the
calibration wind speeds which correspond to the ranges are shown in the
Microclimatic Study cited in Note /1/.

/3/ Association of Bay Area Governments, BAAQMD, and Metropolitan Transporta-
tion Commission, January 1979, 1979 Bay Area Air Quality Plan, San Francisco
Bay Area Environmental Management Plan. The Federal Clean Air Act Amendments
of 1977 mandate that the ozone and carbon monoxide standards be attained by
1982, although a five-year extension is possible, and that the particulate
standard be attained by 1987.

G. NOISE

The noise environment of the project site is dominated by traffic noise
emanating from Sutter St., Kearny St., Post St., Montgomery St., and to a
lesser extent Market St. Trucks, buses, automobiles, and emergency vehicles
are major contributors. The noise level at the site varies directly with the
amount of traffic activity; noise levels are higher during the day than during
the night. The Transportation Noise Section of the Environmental Protection
Element of the Comprehensive Plan of San Francisco contains a map showing the
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Ldn/1/ noise levels along the major thoroughfares in San Francisco. The noise

exposure levels near the proposed site are shown on the map to be as follows:

Ldn 50 Feet From

Street Center of Street
Montgomery 65 dBA
Kearny 75

Sutter 75

Post 70
Market 75

The transportation noise contours contained in the Transportation Noise
Element of San Francisco's Comprehensive Plan take into account only the noise
generated by the street of interest. The contours do not take into account
the "urban-canyon" effect. This effect occurs along downtown streets flanked
by tall buildings where noise energy can build up due to multiple

reflections. When the contribution of other streets and the “urban-canyon"
effect are accounted for, one would expect that the noise level in the area
would be about the same everywhere and would range from 70 to 75 Ldn.

Noise measurements were made at 4 locations during the afternoon of Monday, 27
November 1978 (see Figure 27)./2/ These data (see Table 11, p. 69) provide a
base for comparison with noise levels which are expected to occur during
construction. As can be seen from the table, the noise environments at all
locations are similar, with noise levels along Kearny and Sutter Sts. slightly
higher than those along Post and Montgomery Sts. due to the high percentage of
trucks and buses using the former streets. The noise environment along Post
St. during the measurements was influenced by one jet aircraft flyover which
raised the noise level above normal. Noise from Market St. also contributed
somewhat at this location. At Site No. 4 the noise from vehicles on Market
St. also contributed to the noise environment. In summary, these noise levels
are typical of a downtown office/business area and are determined primarily by

traffic. (See Appendix B, p. 200, for additional information regarding the
noise survey.)

NOTES - Noise

/1/ Ldn: day/night average. The average equivalent A-weighted sound level
during a 24-hour day, obtained after the addition of 10 decibels to sound
levels in the night before 7 a.m. and after 10 p.m. Refer to Table 11, p. 69,
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and to Appendix B, p. 200, for other definitions and a discussion of
environmental noise concepts.

/2/ Charles M. Salter Associates, Inc., November 1978, Noise Study for Crocker
National Bank Headquarters EIR.

H. ENERGY

The Pacific Gas and Electric Company furnishes electricity and natural gas to
the City and County of San Francisco, and steam to much of the Downtown
District. Existing gas and steam distribution mains and underground electric
facilities are located along the streets bounding the project site. Electri-
cal service is provided to the project site from the Fremont and Folsom St.
Substation, which has a maximum capacity of 250 megawatts./1/ Natural gas
usage is no longer restricted for new customers (except for industrial
boilers) by the California Public Utilities Commission./2/

Current energy use at the project site cannot be reliably quantified due to
the unavailability of historical data for the 73 firms occupying space to be
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demolished, and the lack of general energy use factors for buildings
constructed prior to adoption of State Energy Commission standards.

NOTES - Energy

/1/ R. Fohlen, Industrial Power Engineer, Pacific Gas and Electric Company,
telephone communication, 1 November 1978. This letter is available for public
review at the Department of City Planning, Office of Environmental Review.

/2/ California Public Utilities Commission, 1978, Decision No. 89337.

I. COMMUNITY SERVICES AND UTILITIES

The project site is located in the southwest corner of Reporting Area 356 in
the San Francisco Police Department's Central District. The nearest police
station is Central Station, at 766 Vallejo Street (see Figure 31). A total of
117 officers, or 13% of the City's Patrol Division, were assigned to Central
Station as of December 1978. The project vicinity (Reporting Area 356) is
patrolled by a radio car 24 hours a day. There are no regular foot patrols in
the project vicinity./1/

Reporting Area 356 reported a total of 637 incidents including 72 violent
crimes in 1977. Other comparably sized reporting areas in the Central

District averaged 644 incidents and 114 violent crimes during the same time
period./2/

Burglary, theft, and robbery are the primary criminal problems at the project
site. From January of 1977 to August of 1978, these crimes accounted for over
71% of the reported incidents at the project site./1/ During the previous
year, the majority of crime incidents at the project site occurred between the
time intervals of noon to 5:00 p.m. and midnight to 7:00 a.m./2/

The present Crocker Bank facilities at No. 1 Montgomery St. have a daily
security force of 10 guards. The City police are currently called only to
make actual arrests at the project site. The use of Lick P1. for money
deliveries is considered a security and traffic problem by the Bank's Internal
Security Department because it is not enclosed or otherwise secured from
public access./3/
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City fire protection services are provided by the San Francisco Fire
Department. The companies of first response to the project site are listed in
order of response below (see also Figure 31, p. 71).

1. Engine No. 35 at 676 Howard St.

2. Engine No. 1, Truck No. 1, and Rescue Squad No. 1 at 416 Jessie St.
3. Engine No. 13, Truck No. 13, and Division Chief No. 1 at 530 Sansome St.

The Fire Department's current response time to the project site is within
3 minutes./4/

Hydrants connected to the City's domestic, low-pressure water system and
auxiliary high-pressure water system are located on all corners of the project

site. The Fire Department can deliver 15,000 gallons of water per minute over
a 100,000 sq. ft. area./4/

Water for San Francisco is pfovided from the Hetch Hetchy system via the
Crystal Springs and San Andreas reservoirs located on the San Francisco
peninsula. The project area is served by the University Mound Reservoir, a
storage reservoir with a current capacity of 140 million gallons. Current San
Francisco average daily water use is estimated at 79.1 million gallons per
day. There are 12-inch water mains serving the project site under both Kearny
and Post Sts. Current water usage at the project site averages 517,000
gallons per month, or about 17,000 gallons per day./5/

Combined storm and sanitary sewer service is provided to the project site by
the Bureau of Sanitary Engineering of the San Francisco Department of Public
Works. The site is currently served by 3 ft. x 5 ft. sewers located along the
centerlines of each of the streets bounding the site./6/

The North Point Water Pollution Control Plant presently receives 52 million
gallons per day of dry-weather flows from the area in the vicinity of the
proposed project. City treatment plants are not designed to handle storm
flows resulting from rainfall in excess of approximately 0.02 in. per hour.
These excess storm flows bypass City treatment plants and discharge directly
into the Bay and Ocean. Projects are currently under design and construction
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to reduce these overflows and bring the City into compliance with Regional
Water Quality Control Board requirements./7/

Domestic solid wastes in downtown San Francisco are collected by the Golden
Gate Disposal Company. Wastes are taken to a transfer station north of
Brisbane and then transported to a landfill site at Mountain View Shoreline
Regional Park. The current contract provides for use of the site through
1983./8/

The Golden Gate Disposal Company currently collects approximately 1,500 tons
of solid waste per day from its collection area, which includes much of the
eastern and northern portions of the City, in addition to downtown. The
company currently serves the project site daily./8/

NOTES - Community Services and Utilities

/1/ P. Libert, Planning and Research, San Francisco Police Department,
personal communication, 14 August 1978.

/2/ San Francisco Police Department, "Incidents for which a Police Report Was
Made by District, Plot, and Crime," January-December, 1977.

/3/ J.R. Dixon, Vice President and Director of Security, Crocker National
Bank, telephone communication, 8 August 1978.

/4/ W. J. Graham, Fire Marshal, San Francisco Fire Department, written
verification, 18 August 1978.

/5/ J.E. Kenck, Manager, City Distribution Division, San Francisco Water
Department, letter communication, 25 August 1978. This letter is available

for public review at the Department of City Planning, Office of Environmental
Review, 45 Hyde St., Room 319.

/6/ J.M. dela Cruz, Section Engineer, San Francisco Department of Public
Works, Bureau of Sanitary Engineering, letter communication, 17 August 1978.

This letter is available for public review at the Department of City Planning
Office of Environmental Review.

/7/ M. Francies, Engineer Associate II, Department of Public Works, Bureau of
Sanitary Engineering, Wastewater Flow Control Division, telephone
communication, 23 October 1978.

/8/ F. Garbarino, Office Manager, Golden Gate Disposal Company, telephone
communication, 24 May 1978.
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J. GEOLOGY, SEISMOLOGY, AND HYDROLOGY

TOPOGRAPHY | ;

The site is located on gently sloping land (about 3% slope) about 3,700 ft.
southwest of San Francisco Bay (see Figure 1, p. 7). The site is approxi-
mately 27 ft. above the San Francisco Datum (SFD), which is 8.6 ft. above mean
sea level. There is about a 16-ft. difference in elevation between the
Montgomery St. level at the east side of the site and the higher-1lying Kearny
St. level at the west side of the site. Higher land is located to the
northwest at Nob Hill, to the north at Telegraph Hill, and to the southeast at
Rincon Hill.

GEOLOGY AND SOILS

The natural sand dune cover of the site was removed in the 1850's and 1860's.
The site was later excavated and partly filled for building construction. A
preliminary soil investigation based upon geologic data in the immediate
vicinity of the site indicates that approximately 190 ft. of non-rock
materials overlie bedrock at the project site (see Appendix C, p. 205 for a
geologic profile of the site). The geologic materials are largely of low
compressibility and generally suitable for a foundation base. The dense
clayey sand is used for building support in some areas. The old bay mud is

stiff (non-plastic) and capable of bearing heavy loads with compression of no
more than 1 or 2 inches./1/

SEISMOLOGY

No active faults/2/ are known to occur within the City, but several active
faults affect it: the San Andreas Fault, about 9.5 miles southwest of the
site; the Hayward Fault, about 15.5 miles east of the site; and the Calaveras
Fault, about 30 miles east of the site (see Appendix C, p. 205).

The maximum credible earthquake could potentially cause “strong" ground

shaking, which would be expected to produce general but not universal, falling
of brick chimneys, and cracked masonry and brickwork. Collapse of structures
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would probably be uncommon. The maximum credible earthquake could also cause
liquefaction/3/ with resultant lateral ground slippage and bearing capacity
failure./4/

HYDROLOGY

No water bodies, springs or water courses are located on or near the project
site. The site is low-lying and if naturally drained would receive the runoff
from the surrounding areas to the north and west. Surface runoff is generally
greatest during the wet-weather period between November and April.

Stormwater runoff is discharged into a combined sanitary sewer and storm drain
system and is transported to the North Point Water Pollution Control Plant.
The system is designed to handle the runoff which might occur during a
five-year storm./5/ Runoff from larger storms exceeds the capacity of the
combined system, and the excess is carried in the streets. In addition,
stormwater runoff currently causes overflows of wastewater into the Bay.
Wastewater management system improvements currently under design would reduce
the number of overflows from large storms to approximately one to eight per
year./6/

The groundwater table at the site is expected to be about 30 feet below street

grade and may slope downward from the northwest to southeast across the
site./1/ '

NOTES - Geology, Seismology, and Hydrology

/1/ C. Basore, Associate, Woodward-Clyde Consultants, letter communication,

16 August 1978. This letter is available for public review at the Department
of City Planning, Office of Environmental Review.

/2/ Active faults are those which have a historic record of activity or show

other geophysical evidence of movement within approximately the last 10,000
years.,

/3/ Liquefaction is the transformation of granular material, such as loose,
wet sand, into a fluid-1ike state similar to quicksand.

/4/ Blume, John A., 1974, San Francisco Seismic Safety Investigation, Geologic
Evaluation.
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/5/ A 5-year storm is the largest storm which could occur in a geographic area

once 1in approximately 5 years. It has a 20% probability of occurring once in
any given year.

/6/ Metcalf and Eddy, Engineers, February 1978, Southwest Water Pollution
Control Plant Project, Interim Planning Criteria Report.
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IV. ENVIRONMENTAL IMPACTS

A. CULTURAL AND HISTORIC ASPECTS

The project site has been urbanized for 120 years and each portion of the site
has undergone at least 3 transitions from one form of building to another..
The current building pattern covers 100% of the site. Excavation for the
proposed project would extend to depths of 14-52 ft. below the existing
surface and official street grade. Experience on similar Downtown sites
inland of the original shoreline indicates that it is probable that no intact

cultural or historic materials would be encountered, but scattered artifacts
may be found.

B. LAND USE AND ZONING

The proposed project plan conforms with the City Planning Code. The No. 1
Montgomery Building, the 2-story banking hall at No. 25 Montgomery St., and
the 22-story 111 Sutter Building would be retained as functional components of
the Crocker headquarters complex, preserving architectural and historic
qualities representing 70 years of activity on the site. These 3 compara-
tively low buildings are in the 700-ft. Height District (see Figure-27, p. 39).

The proposed tower would have a diagonal dimension of 200 ft., which is the
maximum permitted by the Planning Code above a height of 150 ft. The maximum
exterior dimension would be approximately 162 ft., 8 ft. less than the
allowable 170 ft. maximum.

The basic maximum Floor Area Ratio of 14:1 for the project site would allow
1,374,000 gross sq. ft. (not including bonuses) of building area on the site
under the C-3-0 classification. For the purpose of these calculations, the
project would include 1,319,000 gross sq. ft., 55,000 less than permitted
under the basic maximum. Under the provisions of Section 126 of the City
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Planning Code, as amended in 1978 (formerly Section 122.3), the basic floor
area allowed can be increased by floor area bonuses which are granted for
proximity to rapid transit, i.e., the Market St. subway, shortened walking
distances across the site, and multiple entries to the site. The project
would qualify for a bonus floor area of 211,000 gross sq. ft. for these
features, although the bonuses would not be needed for compliance purposes.

The project would provide pedestrian level retail and restaurant uses, and
would extend these uses through the middle of the block via the 3-level
galleria, in effect closing the east end of the Post-Sutter retail loop. The
galleria would be a pedestrian activity area, recalling the nineteenth century
Galleria in Milan, Italy, on the one hand, and modern shopping center malls,
on the other. Its potential and ultimate ambience would be dependent upon the
quality of the final design and its overall interaction with the proposed new
construction and with the older buildings to be retained. The galleria would
focus attention upon these buildings on site, as well as upon the buildings
viewed at either end: to the south the Aetna Building in Crocker Plaza, built
in 1969, and to the north the curtain-walled/1/ Halladie Building, built in
1918.

The galleria, as a north-south pedestrian way, would divert some pedestrian
traffic from the narrow sidewalks of Montgomery St., and could constitute the
first segment of such a north-south, mid-block pedestrian way between
Montgomery and Kearny Sts., which was suggested in general plan proposals for
Downtown San Francisco published by the Department of City Planning in
1963./2/ As such it would be a multi-function feature in Downtown San
Francisco. The retail uses on the site, in effect, would constitute a bridge
between the Financial District to the east of Montgomery St. and the Union
Square Shopping District to the west. Department stores, specialty shops, and
hotels are plentiful in this area, and height 1imits taper down from 500 ft.
between Kearny St. and Grant Ave. to 360 ft. between Grant Ave. and Stockton
St. to 140 ft. around the Square. The 500 ft. tower would mark the western
edge of the Financial District while the galleria would extend and blend the
retail Shopping District into the center of financial activity.
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NOTES - Land Use and Zoning

/1/ A curtain wall is a non-structural, non-supportive exterior wall, usually
glass, placed outside supportive columns.

/2/ San Francisco Department of City Planning, 1963, Downtown San Francisco.
This proposal has not been officially adopted. There has been no new
construction in the area since the proposal was advanced.

C. URBAN DESIGN

Project construction would alter the appearance and function of the site,
which presently includes commercial and office buildings of 6 to 22 stories,
and the 3-level Lick Garage, with street-level commercial uses (see pp. 31-41
for a discussion of present site use and appearance).

3

ARCHITECTURAL RESOURCE REMOVAL

Project construction would require demolition of 2 buildings which were
included in the Architectural Inventory of 1976 and which were rated "B" in
the Heritage Foundation survey described earlier in this report (see pp. 42
and 43): the 8-story Foxcroft Building at 68 Post St., and the 6-story Lyons
Building at 130 Kearny St. It would also require demolition of the Insurance
Building, rated "C" in the Heritage Foundation survey. The buildings
receiving the highest, "A", rating in the Herita<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>