San Francisco Bay Conservation and Development Commission
375 Beale Street, Suite 510, San Francisco, California 94105 tel 415 352 3600 fax 888 348 5190
State of California | Gavin Newsom — Governor | info@bcdc.ca.gov | www.bcdc.ca.gov

July 2, 2020

TO: Design Review Board Members

FROM: Lawrence Goldzband, Executive Director (415/352-3653; larry.goldzband@bcdc.ca.gov)
Andrea Gaffney, Bay Design Analyst (415/352-3643; andrea.gaffney@bcdc.ca.gov)
Yuri Jewett, Shoreline Development Analyst (415/352-3616; yuri.jewett@bcdc.ca.gov)

SUBJECT: Klamath Ship; First Pre-Application Review
(For Design Review Board consideration July 13, 2020)

Project Summary

Project Proponents
Bay Area Council (BAC), Port of San Francisco

Project Representatives
John Grubb, Bay Area Council (applicant); Denise Darrin, RMW (designer); Ellen Johnck, Ellen Johnck
Consulting (permitting); Keith Garner (role?), Sheppard Mullin (legal)

Project Location
The project proposes to moor the restored Klamath ship on the south side of Pier 9 near The
Embarcadero, within a designated Open Water Basin, in the City and County of San Francisco.

Pier 7

Aerial image of Pier 9 and surrounding vicinity
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Klamath Ship Conditions

Ship History

Between 1850 and 1939, there were 120 ferryboats in operation on San Francisco Bay. The completion
of the Golden Gate Bridge and San Francisco—Oakland Bay Bridges initiated the eventual demise of
ferryboats on the Bay. One by one, the stately boats were scrapped, destroyed or otherwise lost,
leaving just five historic ferryboats today, including the Klamath. Built in San Francisco by the
Bethlehem Shipbuilding Corporation in 1924 to service the Southern Pacific auto routes between the
San Francisco Ferry Building and Oakland/Alameda of the East Bay, the Klamath could carry up to
1,000 people and 78 cars. For the next thirty years, the Klamath would serve the Bay Area on routes
between San Francisco Hyde Pier and Sausalito, and later between Point Molate (Richmond) and San
Quentin. The Klamath made her last ferry run on September 1, 1956, the day before the Richmond—
San Rafael Bridge opened. She was the last major boat to operate on the Bay and ended an era. Since
then, the Klamath has been adaptively reused as an office space and social event space. In its adapted
use, the ship was moored at Pier 5 for approximately 20 years, and then sold in 1992 and relocated to
Stockton.

Current Conditions of Ship

The Klamath measures approximately 250-foot-long by 63-foot-wide and has been used as an office
space for about 100 workers for the past 60 years at Pier 5 in San Francisco and in Stockton. The ship’s
interior has approximately 24,500 square feet of occupiable space on two levels, plus an engine
compartment and other mechanical space below deck, and an approximately 9,000-square-foot roof
deck. The lower level (main deck) includes an entryway, restrooms, a bar area, a kitchen and
breakroom, and event space. The upper level (upper deck) has been modified into offices, carrels, and
a conference room. The roof deck is currently unimproved and used for HVAC services and storage.
There is an elevator to move between the lower level and the upper level. The exterior of the Klamath
is in very good condition, has been well cared for and has retained its historical appearance.

Project Site

Existing Site Conditions (Exhibits 4-5)

Pier 9

Pier 9 is a Contributing Resource to the Embarcadero National Register Historic District. The bulkhead
and shed on Pier 9 are mostly occupied by AutoDesk, the San Francisco Bay Area Water Emergency
Transportation Authority (WETA) on the north side with berthing facilities for its ships, and the San
Francisco Bar Pilots at the end of the pier with berthing facilities along the north and south sides. There
are other smaller offices that are also Port tenants.
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Existing Public Access

Adjacent to The Embarcadero, approximately 1,725 square feet (a 16-foot-wide segment) of the south
apron of Pier 9 is required public access associated with BCDC Permit No. 2000.015.05. BCDC Permit
No. 2000.015.05 also includes required public access on the interior of the shed that provides
interpretive elements as part of the Bayside History Walk. The marginal wharf between Pier 9 and the
Waterfront Restaurant at Pier 7.5 includes a 17.5 -foot-wide, approximately 116 foot-long promenade
along the water with a valet parking area in between the promenade and The Embarcadero. The
majority of the Pier 9 aprons on the north and south sides are currently gated and closed to the public.
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Permit Exhibit showing public access promenade and valet parking on marginal wharf between Piers 7.5 and 9.

Social and Environmental Context

The Embarcadero is one of the most popular tourist destinations in the Bay Area. Pier 9 is adjacent to
the Exploratorium and the Waterfront Restaurant at Pier 7.5 and the terminus of Broadway.

The Commission’s community vulnerability index ranks this larger area (two adjacent census block
groups) within the moderate social vulnerability category. The moderate level of social vulnerability
was assigned because more than 70% of the population fit within the following categories: Renters,
Not U.S. citizens, Without a vehicle, 65 and over living alone, Under 5 years of age, and Low income.
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Proposed Project

The project proposes to remodel the Klamath historic ship and moor, use and maintain the Klamath at
Pier 9 along The Embarcadero in San Francisco, requiring a length of 275 linear feet on the south side
of the pier. Proposed uses on the Klamath and adjacent apron include commercial office space (18,000
—square feet), event space (2,400 —square feet), a museum (750 —square feet), and publicly accessible
decks (8,400square feet).

Office and event space

The ship’s interior would be remodeled to provide office space for the Bay Area Council (BAC) on the
upper deck and subtenant office space and a conference center on the main deck. The conference
center (300-person capacity) would be available to host meetings for public agencies; conferences on
Bay and ferry-related issues; visiting international delegations and dignitaries; speakers’ series; and
committee meetings on public policy issues facing the Bay Area, including water transportation,
resilience, and sea level rise adaptation. A multi-use room on the roof deck would be part of the
BBAC's office space.

Public Access Areas

The proposed project would provide approximately 17,726 square feet of public access: 11,712 square
feet on the Klamath, including the upper deck and roof deck, and a small history museum dedicated to
the Klamath and then-and-now ferry service on the Bay. An additional 6,000 square feet of public access
would be provided on the apron of Pier 9 and the ADA compliant access ramp to the main entrance.

Roof Deck

The roof deck would be accessible to the public by stair and elevator for ADA compliant public access.
The roof deck public access would consist of walkways, viewing areas, benches, and planted areas. The
low planted areas would be sited to prevent the public from congregating around the edge of the boat
due to ballast and structural constraints. The roof deck would provide panoramic views of the bay. A
multi-use room on the roof deck is part of the BAC’s office space.

Interpretive Elements and Public Ship Tours

On the roof deck of the Klamath, visitors would be able to visit a proposed museum dedicated to the
history of the Klamath, both as a ferry, and as an historic office and cultural gathering spot. The
museum would also have rotating interactive displays about the 120 historic sister ferries of the
Klamath; past-present-and-future water transit; sea-level rise impacts in the region; current and future
infrastructure in the Bay; uses of water vessels across the world; and other displays. In addition to the
self-directed interpretive elements, the BAC would provide free event tours with maritime education,
showcasing historic points of interest throughout the ship. Members of the public would be able to
sign up for scheduled tours on the BAC’s website.
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Apron and Access Ramps

The proposed project would provide approximately 6,014 square feet of new public access space on the
apron of the south side of Pier 9, approximately 275 feet in length from the existing gate up to the
adjacent lease area for the Bar Pilots. The existing gate near The Embarcadero would be renovated and
open during business hours (9 a.m. to 5 p.m.). A new guardrail matching the existing guard rail would be
extended 275 feet along the portion of the apron being leased by BAC. Light fixtures similar in style to
those at Pier 7 would be installed along this portion of the apron. Public access signage consistent with
BCDC signage guidelines would be displayed at the gate to the apron and the ramps to the Klamath. A
diagram would be provided to illustrate the portions of the ship that are accessible to the public. Two
access ramps would be installed to an ADA-compliant entrance. A third exit-only ramp (approximately
25 feet long by 4 feet wide) would be provided for egress near the midpoint of the ship. To meet ADA
requirements, the two access ramps with railings would extend from the Pier 9 apron to the boat and
ascend/descend throughout a typical tide cycle at no greater than a 1:12 slope. The hinged access ramps
will be bolted to the Pier 9 face and have a sliding hinge on the vessel end. Three historical display cases
would be added to the wall of the Pier 9 shed featuring changing content on past, present and future
ferry and hovercraft service in the Bay Area. The proposed project would also provide benches and bike
racks along the apron if these improvements do not impact emergency access along the apron.

Dredging

The Open Water Basin adjacent to the south side of Pier 9 includes eight piles. The basin in the area
where the Klamath is proposed to be berthed is currently between 8-17 feet deep. As part of the
proposed project, berth dredging of approximately 3,500-5,000 cubic yards to an approximate depth of
20 ft (MLLW) would be necessary to berth the ship.

Resilience and Adaptation to Rising Sea Level

The proposed mooring of the Klamath is anticipated to be in place for approximately 15 to 25 years. The
Port of San Francisco has offered a 15-year lease for the proposed project, with two possible five-year
extensions. Therefore, the design life of the project is considered to be 25 years (length of lease, until
2045).

According to the Federal Emergency Management Agency (“FEMA”), the current 100-year base flood
elevation (BFE) for the project site is +9.6" NAVD88. For site planning purposes, the project proponents
have used the following sea level rise estimate: 1.9 feet by 2050, which is consistent with the medium-
to-high risk aversion category in the State of California’s 2018 Sea Level Rise Guidance document, and
assumes the high emissions scenarios. As proposed, the ferryboat is intended to accommodate projected
sea level rise through its floating design with the piles extending to +10.62° NAVD88
(BFE+1.9”SLR=+10.62" NAVD88). The top of the boat would rise and fall with the tides on the guide piles.
The existing fixed pier and Embarcadero Promenade are situated at elevation +11.60" NAVDS8S.

The boat would not be inundated by SLR projections for 2050 because it would rise with increased water
levels. The design of the access ramp connections is intended to accommodate disconnection and

reinstallation in the future due to potential sea level rise.
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Flooding of the pier would begin with water levels projected beyond the term of the lease. Based on
the projections in the 2018 State Guidance, the Pier is anticipated to flood with 3 inches of water
during a 50-year storm at 2060. By 2100, with a projected 6.9 feet of sea level rise, the Pier could
experience almost a foot of flooding at mean high water. The piles are projected to experience 2 inches
of flooding during a 25-year storm at 2050. By 2100, the piles could experience almost two feet of
flooding at mean high water.

Community Engagement

The BAC states that they have met with hundreds of individuals to discuss the proposed Klamath
project to solicit and incorporate their feedback. This outreach has included neighbors and
neighborhood group, elected officials from the area, ferry industry leaders, commercial groups,
academic and research leaders. The BAC has conducted outreach to most of the tenants in Pier 9,
including the Bar Pilots, WETA, and Autodesk, as well as to neighbors such as the owners of the
Waterfront restaurant. The BAC has presented the project to the Port’s Maritime Commerce Advisory
Committee. Project information has been circulated to the Port’s Northern Advisory Committee.
Responses to the proposal have been favorable. Community input influenced the exhibition space,
including the content, that is proposed as the roof deck museum.

The BAC shared that they have also has spoken with leaders from community groups and how the
Klamath might serve them, including:

e Npower (creates pathways to economic prosperity by launching digital careers for military
veterans and young adults from underserved communities)

e LeadersUp (Bridges the divide between untapped potential of young men of color and the
business community’s need to find and keep the best talent)

e Upwardly Global (eliminate employment barriers for skilled recent immigrants and refugees
and integrates this population into the professional Bay Area workforce)

e Eckerd Connects (connect out-of-school youth to career readiness; guidance, counseling;
education; community resources, support services; paid internship experiences, and
employment and training opportunities)

e Achieve Academy-Education for Change. (Provide superior public education to Oakland's most
underserved children by creating a system of schools that relentlessly focuses on our student's
academic achievement)

These meetings have shaped what would be displayed in the museum, how the public would be able to
access the Klamath, how visits and tours would be arranged, and how the community would be able to
use the Conference Center and other gathering spaces on the Klamath.

Proposed Permitting, Phasing and Construction

The Klamath would require interior and exterior renovations. Following completion of the interior
remodel of the ship, the BAC would tow the ship to Alameda where it would be dry-docked at Bay Ship
& Yacht to sandblast and paint the entire hull and exterior in

historic and current colors. This maintenance would allow the Klamath to be docked for approximately

15 years before another dry-dock is required.
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Amendment to the San Francisco Waterfront Special Area Plan

The Commission’s San Francisco Waterfront Special Area Plan (SAP) identifies the proposed mooring
area as a designated Open Water Basin. The SAP Open Water Basin policies and General Policies limit
new fill in open water basins to certain uses, including historic ships permitted as of July 2000. Since
the mooring of the Klamath Ship was not permitted as of July 2000, the proposed project would
require an amendment to the SAP prior to the Commission’s permitting process. The process for the
proposed SAP amendment is currently underway. The SAP Implementation Requirements provide that
“future amendments of the SAP...may only be approved if the Commission finds that the revised public
benefits and revised development entitlement would be in balance and the public benefits would be
sufficient to warrant the Commission finding that the revised balance of public and private benefits
would be necessary to health, safety and welfare of the entire Bay Area.” This is the framework under
which staff will assess the benefits of the proposed project in their determination of the viability of
amending the SAP language. The public hearing to amend the SAP is tentatively scheduled for August
20, 2020.

Public Trust Consistency

The State Lands Commission is concerned that the proposal to dedicate approximately 65% of the
ship’s space for office and event spaces may be inconsistent with the Public Trust, and have requested
more detail on the quality and quantity of the proposed public access benefits, as well as the history of
the ship’s historic rehabilitation in order to make their Trust consistency finding.

Applicable Policies, Findings, and Design Guidelines

San Francisco Waterfront Special Area Plan Policies
The San Francisco Waterfront Special Area Plan (SAP) policies on Public Access state that “maximum
feasible public access should be provided in conjunction with any development in the area.”

SAP General Policy 10 regarding the mooring of historic ships states that “[a] minor amount of fill
created by the mooring of a historic ship may be authorized pursuant to Commission Regulation
Section 10704.” SAP Open Water Basin policies state that in the Broadway Open Water Basin, “existing
berthing facilities for the historic ferry boat, Santa Rosa, and Bar Pilot vessels should continue to be
allowed. Limited lay berthing of public transportation and excursion vessels, up to about 500 feet in
length, and temporary berthing of ceremonial and visiting ships should be allowed as long as the
berthing of moored vessels is balanced with the preservation of views and the need to provide pier
frontage to transient berthing...” SAP Open Water Basin policies also limit new fill in open water basins
to certain uses, including historic ships permitted as of July 2000. The SAP Implementation
Requirements also provide that “future amendments of the SAP...may only be approved if the
Commission finds that the revised public benefits and revised development entitlement would be in
balance and the public benefits would be sufficient to warrant the Commission finding that the revised
balance of public and private benefits would be necessary to health, safety and welfare of the entire
Bay Area.”

ﬁ
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San Francisco Bay Plan Policies

The San Francisco Bay Plan (Bay Plan) Public Access policies state, in part, that “...maximum feasible
access to and along the waterfront and on any permitted fills should be provided in and through every
new development in the Bay or on the shoreline...”Further, these policies state, in part: “[a]ccess to
and along the waterfront should be provided by walkways, trails, or other appropriate means and
connect to the nearest public thoroughfare;” and that “... improvements should be designed and built
to encourage diverse Bay-related activities and movement to and along the shoreline, should provide
barrier free access for persons with disabilities, for people of all income levels, and for people of all
cultures to the maximum feasible extent, should include an ongoing maintenance program, and should
be identified with appropriate signs — including using appropriate languages or culturally-relevant icon-
based signage.”!

Additionally, the policies provide that“[p]ublic access should be sited, designed, managed, and
maintained to avoid significant adverse impacts from sea level rise and shoreline flooding,” and that
access should be designed consistent with the physical and natural environment.

The Bay Plan Appearance, Design and Scenic Views policies state, in part, that “all bayfront
development should be designed to enhance the pleasure of the user or viewer of the Bay” and that
“maximum efforts should be made to provide, enhance, or preserve views of the Bay and shoreline,
especially from public areas...” These policies also state, in part, that “[s]horeline developments should
be built in clusters, leaving open area around them to permit more frequent views of the Bay.” The
majority of the open space in the proposed project is provided along the shoreline or along view
corridors to the shoreline.

On the subject of Climate Change, the Public Access policies state that, “[a]ny public access provided
as a condition of development should either be required to remain viable in the event of future sea
level rise or flooding, or equivalent access consistent with the project should be provided nearby.” The
Bay Plan’s Climate Change policies state, in part, that “[w]herever feasible and appropriate, effective,
innovative sea level rise adaptation approaches should be encouraged.”

The Public Access Design Guidelines state that public access should feel public, be designed so that the
user is not intimidated nor is the user’s appreciation diminished by structures or incompatible uses,
and that there should be visual cues that public access is available for the public’s use by using site
furnishings, such as benches, trash containers, lighting and signage. The Public Access Design
Guidelines further state that public access areas should be designed for a wide range of users, should
maximize user comfort by designing for weather and day and night use, and that each site’s historical,
cultural and natural attributes provide opportunities for creating projects with a “sense of place” and a

1 Emphasis added to highlight recently amended Bay Plan policies focused on Environmental Justice and Social Equity.
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unique identity. The Bay Plan Public Access policies on these Design Guidelines state “The Design
Review Board should encourage diverse public access to meet the needs of a growing and diversifying
population. Public access should be well distributed around the Bay and designed or improved to
accommodate a broad range of activities for people of all races, cultures, ages, income levels, and
abilities.”

Board Questions

The Board’s advice and recommendations are sought on the design proposal in consideration of the
seven public access objectives in the Shoreline Spaces Guidelines, which are:

1. Make public access public.

Make public access usable.

Provide, maintain, and enhance visual access to the Bay and shoreline.

Maintain and enhance the visual quality of the Bay, shoreline, and adjacent development.
Provide connections to and continuity along the shoreline.

Take advantage of the Bay setting.

N o bk~ wN

Ensure that public access is compatible with wildlife through siting, design, and management
strategies.

In more specific terms, the Board’s advice and recommendations on sought on the following
issues related to the design proposal:

a. Do the proposed public access improvements create diverse opportunities for people of all
races, cultures, ages, abilities, and income levels?

b. Are there any additional considerations for the decks and apron to make the waterfront an
inviting space for the public to enjoy?

c. Will the approach to the Ship from the Embarcadero feel inviting to the public?

d. Are there adequate micro-climate considerations for all users, such as access to wind
protection and shade?

e. What advice do you have for tours that may occur at the Ship?
f. What advice do you have for the museum displays?

g. Does the design of the project provide for adequate circulation throughout the Ship and at
the waterfront for a variety of users?
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