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Philip A. Ginsburg, General Manager
Cassandra Costello, Project Manager

San Francisco Recreation and Park Department
McLaren Lodge in Golden Gate Park

501 Stanyan Street

San Francisco, CA 94117

Dear Philip, Cassandra, and members of the Palace of Fine Arts selection committee,

In 1915, San Francisco welcomed more than 20 million visitors to the Panama Pacific International
Exposition, showing the world that we are “the city that knows how”. The Exposition celebrated the
human spirit and its ingenuity, showcasing art, architecture and technology on a grand scale. The
Palace of Fine Arts, distinguished from the hustle of the Exposition by its setting behind the
pastoral lagoon, hosted the arts with diverse exhibits from Renaissance to Modern Art of the time.
Maybeck’s Palace was recognized by many as the most beautiful structure at the Exposition, and
was thankfully preserved and reconstructed as a beloved San Francisco landmark.

Today’s challenge is to identify a mix of uses that respects the Palace’s history, supports the costs
to renovate and maintain the building into the future, and enhances public access to this important
community asset.

Our concept proposal builds on this rich history of arts and ingenuity that defined the Exposition,
and the Palace of Fine Arts in particular. This tradition lives on in San Francisco through the city’s
leadership in the arts in all its forms, from contemporary and traditional art forms to the culinary
arts, performing arts and the art, design and crafts that are revolutionizing the way products are
made and how the world interacts with technology. To accommodate this revival of the arts and the
Palace, we propose to create a grand public concourse extending the full length of the Palace that
will feature San Francisco’s diverse culture of arts, crafts and industry:

e from hands-on studios and galleries to outlets for SF-made products;

e from a cooking school and cafes featuring San Francisco’s culinary genius to the art of
winemaking;

o from interpretive and interactive exhibits exploring the history of the City and the Palace to
performance art, curated installations of local arts and sculpture and places where kids and
families can play.

There is a long history, and many precedents, of the arts serving an integral role in shaping the
experience of the City’s recreational facilities, parks and public spaces for the broadest array of
visitors and local residents. Local examples abound — from the museums and performance venues
in Golden Gate Park, to the installation of Mark Di Suvero’s steel sculptures on Crissy Field and
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the Embarcadero, to We Players’ performances at Fort Funston and now at the Sutro Baths, to the
Ai Wei Wei exhibit on Alcatraz Island.

Equity Community Builders, and the rest of the local team we have assembled for this proposal,
have a reputation for creating meaningful projects that contribute to our community and preserve
important historic and community assets. Perhaps our most notable example is Cavallo Point
Lodge, our revival, in partnership with the National Park Service, of the historic Fort Baker at the
base of the Golden Gate Bridge in Sausalito. The lodge and conference center at Cavallo Point
has not only allowed for the preservation and ongoing operation of this remarkable historic
property; we have created a memorable and beloved place, a resource for the community.

Our experience at Cavallo Point has convinced us that a similar hospitality use, created on upper
mezzanine levels in the Palace, can support the initial costs of rehabilitating the historic building,
as well as the ongoing operating costs for the maintenance of significant open and public access to
this grand public space, celebrating San Francisco’s arts, crafts and history. Much as Cavallo Point
has given Fort Baker back to Sausalito and the larger Bay Area, we believe this proposal will give
the Palace of Fine Arts back to San Francisco and the world as a lasting public recreation
resource.

Our proposed concept provides:

e significant free public access to the building;

e strong and sustainable economics that supports preservation of the building and provides
revenue to the Recreation and Park Department;

e adesign that respects and showcases the historic structure of the Exhibition Hall;

e reduction in parking and traffic demands from previous uses;

e arevived public landmark and resource, centrally located between Fort Mason and Crissy
Field, connecting both local residents and visitors to the many attractions along the City’s
northern waterfront.

The proposal we detail in this submittal specifically addresses the requirements and objectives of
the Request for Concept Proposals. If selected by the Department, our highly qualified team is
ready to take the next steps in a more formal proposal and public review process with the
neighbors and community stakeholders. We are very excited by the potential for this concept and
would be honored to join with the Department to revitalize this iconic landmark for the City of San
Francisco.

Sincerely,

R

John Clawson
Principal, Equity Community Builders

john@ecbsf.com
415-561-6200 x201
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PROJECT TEAM SUMMARY

DEVELOPER

Equity Community Builders (ECB) and its partners have built our reputations and
careers on the commitment to helping create sustainable developments that support
and enrich the communities where we live. From our first project in 1994, in
partnership with the Tides Foundation and the National Park Service (“NPS”, prior to
the formation of the Presidio Trust), where we transformed 13 historic Letterman
Hospital buildings into The Thoreau Center for Sustainability (an affordable
community of over 35 nonprofit organizations), to the founding of the Bay School in
the Presidio, to the rebuilding of 341 units of public housing at North Beach Place, to
the recently completed second stage for the American Conservatory Theater at the
Strand Theater on Market Street, ECB has embraced challenging projects that make
meaningful change and contributions to the community.

While we have experience in a remarkably wide range of projects, there are several
common elements and strengths that differentiate our firm, making us particularly
appropriate for the Palace of Fine Arts:

. We are good public/private partners. From the NPS, the Presidio Trust and
the City of San Francisco, to a broad range of nonprofits throughout the Bay
Area, our work has been characterized by our partnerships with the public and
nonprofit sectors.

. We have substantial experience with development and financing of
historic properties. Examples of our creative work in the adaptive reuse of
historic buildings, all with an integral component of public purpose and access,

include; The Thoreau Center for Sustainability, the Bay School of San Francisco,

and 38 Keyes Avenue in the Presidio; Cavallo Point at Fort Baker; the Strand
Theater on Market Street; and the new headquarters for Girls Inc. in Oakland.

. We have significant expertise with ground leases. ECB worked with the
NPS to develop the first long term lease on National Park property that would

allow for the use of both conventional long term financing and historic tax credits.

That model evolved into the participating ground leases used at our projects at
38 Keyes Avenue and the Bay School in the Presidio, and at Cavallo Point at
Fort Baker.

. We are committed to environmentally responsible development and
quality design. With the Thoreau Center as an early model of sustainable
design in historic buildings, we have continued our commitment to sustainability
in all our projects, many of which have achieved LEED Platinum and Gold
certifications, including Cavallo Point.

. We maintain the highest standard of integrity and transparency.
Fundamental to our guiding principles and success in partnering with public and
nonprofit partners is our commitment to open and clear communication,
collaboration, and creative solutions in achieving the appropriate balance
between financial feasibility and public objectives.

Cavallo Point highlights many of these characteristics. ECB, in partnership with
Passport Resorts, was selected by the NPS to develop a 142 room lodge and
conference center at Fort Baker while the NPS was in the midst of a contentious legal
battle with the City of Sausalito over the size of the hotel and potential traffic and
environmental impacts. We partnered with the NPS to create the smallest financially
viable hotel that would meet the central NPS objective: preserving and adapting the
historic structures for continued public use. The result was full endorsement from
Sausalito, and resolution of the lawsuit.
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The partnership with the NPS extended to all aspects of the project design, reuse of
the historic structures, and financing of critical infrastructure and open space. The
partnership further extends to integrating ongoing public programming, primarily
through our collaboration in the creation of the Fort Baker Institute, through which we
host programs on the environment, leadership training, wellness and the arts, while
providing discount room rates for nonprofit programs and sponsors.

Cavallo Point combined the adaptive reuse of 23 historic buildings for lodging and
public use with the construction of 11 new lodging buildings and a wellness center.
The project received LEED Gold Certification, and has been recognized with
numerous awards, including the only hotel in the United States to receive the
prestigious National Geographic World Legacy Award for “Sense of Place” in 2015.

Funding for Cavallo Point combined $12 million of historic tax credit equity and $49
million in financing from Bank of America with over $40 million in equity from
individual local investors, whose commitment supports the long-term value of this
important community asset. While Cavallo opened at the worst possible time, within
months of the collapse of Lehman Brothers in 2008, through our patient, persistent
and creative day-to-day attention it has now achieved successful stabilized operations,
retired the tax credit equity investor, refinanced the original loan, and is making
distributions to investors.
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The long-term ground lease combines a minimum rent payment and participation in
gross revenue in excess of a gross revenue threshold that allows us to make loan
payments and pay appropriate returns to investors. This structure, along with the
open, transparent and collaborative relationship with the NPS, was critical in allowing
us to survive the devastating downturn in the economy following the collapse of the
financial sector.

ECB’S team will be led by John Clawson and Ted Lieser. John is a founding partner
of ECB and offers particular expertise in the planning, design and financing of
complex historic projects. He was involved throughout ECB’s development of the
Thoreau Center, the Bay School, and 38 Keyes Avenue in the Presidio, as well as the
Strand Theater and Cavallo Point. Ted Lieser, now an ECB partner, managed the
development of Cavallo Point from the initial 2001 proposal through construction and
occupancy in 2008. As a result, he has first-hand experience managing the
complexities of a historic project that combines the diverse programmatic
requirements of a hotel with the public purpose objectives of a public agency.
Additional historic rehabilitation projects by Ted include the Bay School and the East
Bay Center for the Performing Arts in Richmond. ECB partner Ben Golvin will also
be involved in the project, particularly during the approval and community outreach
process, benefitting from his 30 years of experience securing approvals for San
Francisco projects.

PROJECT TEAM

The team is comprised of all local San Francisco firms that are among the best in
their field, with a long history of working together on similar projects.

Leddy Maytum Stacy Architects (LMS) is the lead Architect for the project. LMS
brings a depth of expertise in adaptive reuse (Cavallo Point, Thoreau Center, Bay
School and 38 Keyes with ECB, as well as the Bay Area Discovery Museum and Pier
2 at Fort Mason), along with important public projects like the North Beach Library.

BCV, recognized for creating dynamic and engaging public markets and concourses,
including the Ferry Building, Oxbow Market, and Market Square at the Twitter building,
will collaborate with LMS on the design of the major public spaces and ground floor
arts, restaurants/cafes, marketplace and exhibits.

Page & Turnbull, having served as Historic Architects for the Department’s analysis
of the building as well as many other notable historic projects include the Ferry
Building, the Disney Museum, Market Square, and the Hearst Castle, will work in
concert with the design team to insure preservation of this important historic asset
and compliance with the Secretary of the Interiors Guidelines for Historic Preservation.

CMG, the team’s Landscape Architect, is intimately familiar with the challenges and
opportunities at the Palace based on their work at Crissy Field and the Presidio. They
bring a tremendous depth of work from notable projects at the Ferry Building,
Treasure Island, Hunters Point Shipyard and the 5M Campus.

Leslie Pritchett, Melissa Alexander and Ann Veh Art Consulting have joined us as
the core team to imagine and implement the ambitious program for the arts, crafts
and creativity envisioned for the Palace. Leslie’s decade of experience producing
public arts programs, Melissa’s role as Director of Public Programming at the
Exploratorium, and Ann’s work with ECB to implement the arts program at Cavallo
Point together insure that we have the core group with the right values and
experience to engage the larger community and implement an authentic program for
the Palace that will enrich the public and recreational experience.
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PKF Hospitality Research specializes in analyzing and reporting on both the
historical and future performance of the lodging industry, and was an instrumental
resource during the development of Cavallo Point.

Rutherford & Chekene, one of California’s foremost engineering practices, provided
the structural analysis to the Department for the Palace of Fine Arts, and was the

structural engineer for the Ferry Building, the Exploratorium, and Pier 2 at Fort Mason.

Nelson\Nygaard completed the parking and traffic analysis for the Department for the
Palace of Fine Arts RFCP and worked with ECB on Cavallo Point Lodge.

Cahill Contractors and Fisher Development, Inc., both well established, locally-
based family-owned companies, will joint venture as general contractors, bringing
extensive experience with renovation of historic structures, including the Argonaut
Hotel, Shriners Hospital, the Golden Gate Roundhouse, and the Metro Theater.

Farella Braun & Martell, a local law firm with a leading land use, tax credit and real
estate practice, has worked with ECB for nearly 20 years, including work on historic
tax credit and ground lease projects in the Presidio and at Cavallo Point.

Nelson/Nygaard, having completed the initial Palace of Fine Arts transportation
analysis in January of 2012, brings an in depth understanding of the traffic and
parking conditions at the Palace and surrounding neighborhood. They are also
recognized for their ability to develop creative strategies and programs to manage
traffic and parking in sensitive communities.

Eastdil Secured is the leader in the specialized financing of hospitality properties,
with over 23 transactions totaling $2 billion in the Bay Area over the last 24 months,
including the recent $68 million in refinancing of Cavallo Point with ECB.

Pier 2, Fort Mason - ECB, LMS, Rutherford & Chekene
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“ART ENABLES US TO
FIND OURSELVES AND
LOSE OURSELVES
AT THE SAME TIME.”

THOMAS MERTON



CONCEPT SUMMARY




THE PALACE OF FINE ARTS
ARTS, CRAFTS, COMMUNITY AND HOSPITALITY

SAN FRANCISCO ARTS, CRAFTS AND COMMUNITY

Our vision for the Palace of Fine Arts is to create a grand public concourse that
embraces the history, arts, products, crafts and culture of San Francisco, particularly
celebrating the building’s legacy from the Panama Pacific Exposition. The concourse
will extend the full length of the Palace, opening the south entry to welcome the
neighborhood and connecting through to the prior Exploratorium entry to the north.
The concourse will be punctuated by the restoration of the grand historic central entry
across from the rotunda. The 700-foot length of the concourse and the space fronting
the colonnade and lagoon will open to embrace the public, matching the Ferry
Building and other well-known interior public markets and promenades in size and
scale, with a broad public purpose of featuring the arts and welcoming the community.
We envision a lively, interactive public experience throughout the ground floor as a
complementary and natural extension of the recreational experience of the adjacent
park and the broader northern waterfront.

Some of the elements and activities we foresee enlivening the concourse include:

« Curated installations of art and sculpture throughout the concourse and the grand
central space, highlighting Bay Area artists in all forms and media.

« Studios, galleries, artists in residence, maker spaces, hands-on classes through
potential partnerships with Bay Area organizations such as the Headlands Center
for the Arts, the California College of the Arts, the SF Arts Institute, the
Exploratorium and others.

* Interpretive and interactive exhibits that tell the story of the Palace of Fine Arts,
the Pan Pacific International Exhibition, Bernard Maybeck and the history of arts,
crafts, architecture and innovation in San Francisco.

* A cooking school, restaurants, cafes and a small marketplace that activate the
concourse and colonnade, serve visitors and the Marina neighborhood, and
demonstrate San Francisco’s leadership in the culinary arts.

* Outlets for San Francisco crafts and products, featuring local manufacturers.

* A series of architectural “moments” and public spaces at various scales, providing
opportunities for performances and gatherings appealing to a broad range of
visitors.

* Places and structures, inspired by the arts, where families and kids of all ages can
play and learn
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HOSPITALITY AND THE ARTS

A powerful revenue generator must be created to support the high cost of
rehabilitation, maintenance and operation of the Palace of Fine Arts. Along with the
cost of stabilizing and upgrading the structure and creating the grand public spaces
and facilities, there will be significant costs associated with maintaining the ongoing
operations of the public spaces and programs. Based on our experience at Cavallo
Point, the strength of the local market, and this prime location along the San
Francisco waterfront, we believe a hospitality use can be the economic engine that
supports the larger project, while not overpowering its public purpose and access.
The hospitality use strongly enhances public access to the Palace and the many
cultural and recreational destinations available along the northern edge of San
Francisco, including those found at the Golden Gate Bridge, Crissy Field, the Presidio,
the Marina, and Fort Mason. The rehabilitated Palace, and the year round
programming of the public spaces at its core, will become a recreational and cultural
amenity shared by guests and the local community.

To accommodate the hospitality use with minimum impact to the public spaces, the
grand public concourse will be flanked on both sides with two mezzanine levels,
accommodating an estimated 174 guest rooms overlooking the central concourse.
The hospitality support facilities — food service, administrative offices and other back
of house spaces — will be located on the west side of the ground floor with access to
the rear drive for service, and will be faced on the concourse side with active exhibits,
arts and outlets. The guest reception and lobby, along with the restaurant and lobby
bar, will all help activate the grand central space. Meeting rooms, as well as
recreation and fitness facilities for exercise, yoga and Pilates, will be open for public
use and further animate the concourse.

The arts theme will also permeate the guest rooms and facilities, with installations in
the public areas and a curated program with local artists throughout the guest rooms,
restaurant and common areas. We have implemented a very similar program at
Cavallo Point that features local artists, hosts gallery exhibits, publishes books on the
artist’'s work, and provides access for visitors to purchase selected pieces on display
or directly through the artist.
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IN CONTEXT WITH THE NORTHERN WATERFRONT AND THE NEIGHBORHOOD

The Palace of Fine Arts must respond to its context on at least three levels: the
adjacent park and lagoon; the surrounding Marina neighborhood; and its position as a
destination along San Francisco’s northern waterfront.

The adjacent park is an important recreational asset for the surrounding community, a
destination for visitors, photographers, and bird watchers, and a host to weddings and
other events. The proposed arts-focused public uses and open ground floor public
access will significantly enhance the visitor experience of the park, providing both a
more enriching experience and complementary food, recreation and support facilities.

Installations of art, sculpture and interpretive exhibits exploring the history of the
Palace, the Exposition and San Francisco will enhance the experience at the Palace
for both visitors and locals, much as the temporary exhibits do today. Meeting and
banquet facilities, along with the ground floor public spaces, will offer expanded
opportunities for local weddings and exhibitions, as well as community events, social
gatherings and educational offerings. Restaurants, cafes and a marketplace will
provide a range of dining and take-out opportunities — from a casual café for morning
coffee and lunch to formal dining in the restaurant, from a healthy juice bar next to the
fitness facilities, to a marketplace where residents and visitors can grab a picnic lunch
or take-out dinner as part of their experience of the park, Crissy Field or the Marina
Green. Fitness, yoga and Pilates studios can serve locals as well as guests, as will
play sculptures and recreational activities for families and kids.
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The success of these complementary uses will help ensure our ability to maintain the
Palace, and to effectively manage traffic, parking and security within the context of
the surrounding residential neighborhood. The hospitality use is particularly
appropriate in this regard. For the guest room operations to be successful, we will
need to maintain and manage the facilities and the public spaces at the highest level,
establishing a reputation for offering a rich and engaging environment. Security,
control of after-hours noise, and a high level of service are essential, 24 hours a day,
year round. The facility’s operational interests will be directly aligned with those of the
surrounding neighbors.

The hospitality use offers a unique opportunity to control parking and traffic. Guest
parking demand is substantially lower than many possible uses, as the management
can actively control where and how guests arrive and park. We believe that the
Marina Boulevard entry can serve as the exclusive vehicular entry, limiting or
eliminating vehicular entry through the neighborhood from Baker and Lyon Streets.
Parking can also be controlled through an attendant program on site for guests, while
employee parking can be limited through transit programs and incentives. The
ground floor public uses are anticipated to largely complement and serve existing
visitors and residents. Many of those visitors will come to the Palace as part of a
longer visit to the larger northern waterfront, with multiple opportunities for public
parking.

The parking demand for the hospitality use and the public uses is also
complementary to the anticipated demand for the adjacent Presidio-controlled parking
on the triangular lot (the “Lair” lot). The demand from the Presidio for this parking
area is anticipated to come from the future development of the Thornburgh and West
Letterman district, which will serve primarily weekday office and commercial uses.
The hotel and public uses at the Palace will be dominated by evening and weekend
demand, allowing for effective shared use.
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The Palace of Fine Arts also sits at the midpoint of the northern waterfront, between
Fort Mason and the Golden Gate Bridge, arguably one of the greatest contiguous
urban recreation and public open spaces in the world. Millions of visitors and San
Franciscans benefit from this extraordinary stretch along the Bay. With an improved
pedestrian connection across Marina Boulevard and the mix of arts, food, recreation
and hospitality uses we have articulated in this concept proposal, the Palace will
become an integral part of the necklace of extraordinary public-serving spaces and
destinations strung along the recreation-rich waterfront.

Finally, the Palace of Fine Arts and the Rotunda beyond are San Francisco icons with
remarkable visibility as one approaches the City from the North, over the Golden Gate
Bridge and along the newly reconfigured Doyle Drive. The curved west facade of the
Palace is the focal point from Doyle Drive as one makes the turn onto Richardson
Boulevard toward Lombard Street. Historic studies by Page & Turnbull have clearly
stated that this west facade can be modified. We believe that a carefully articulated
pattern of openings along this elevation to accommodate the upper level guest rooms
will transform this facade from a rather stark solid mass to an elegant and animated
expression that will be a complementary foreground to the grand Rotunda and a
welcoming arrival to San Francisco.

GOLDEN GATE PRESIDIO WEST CRISSY FIELD PRESIDIO - PRESIDIO EAST
BRIDGE ; 2 2 i MAIN POST : ;
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Baker Beach Historic Batteries & Picnic Area Presidio Bowlng Food
La Potito Baloon Prosicdio Dance Theatre  Beach Hut Cafo
Food Swim School Presidio Social Club
Bridge Pavilion Food Starbucks
Bridge Cafe Food ot The Commissary Cafe RX
Ft. Point Brewing Off The Grid Retad
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LANDSCAPE AS THE FRAMEWORK FOR REVIVAL OF A CITY LANDMARK

The most celebrated cities in the world include landmarks — memorable buildings that
become an indelible element of the visitor's image of the place. For San Francisco,
we can count our classic cityscape icons on two hands — Golden Gate Bridge, Bay
Bridge, Transamerica Tower, Sutro Tower, Coit Tower, the Ferry Building, Alcatraz,
maybe the bay edge as defined by the piers with their head houses and, of course,
the legacy of the Panama Pacific Exposition — the Legion of Honor and, most
centrally, the Palace of Fine Arts Rotunda. The presence of the rotunda on the city
skyline reflects successful investment made over the years towards the preservation
of the Palace of Fine Arts.

This project presents an opportunity to leverage the successful preservation of the
rotunda, lagoon and park with activation of the Exhibition Hall as a cultural destination
to reinforce the landmark value and status of the Palace of Fine Arts, much akin to
the successful revitalization of the Ferry Building. Our team envisions transformation
of the interior of the Exhibition Hall to host lively, interactive public experiences that
can spill out to enliven and complement exterior adjacent activities. This new life can
be made visible on the west facade of the Hall through design, so as one approaches
from Doyle Drive, entering San Francisco, it is apparent that something special
happens at the Palace; that it is not just an architectural landmark, but also a cultural
destination.

Working with  CMG Landscape Architects, we have identified a few simple
improvements to the site immediately adjacent to and around the Hall that can
fundamentally recast the surrounding landscape to integrate the user experience of
the interior with that of the exterior, to unite the Hall, park and rotunda, and connect
the landmark with Crissy Field and the Marina. To this end we propose the existing
recently renovated walk on the east side be complemented through transformation of
the access road on the west side to a Promenade. The Promenade, a curb-less
shared street like a linear plaza, will privilege the pedestrian experience while it
maintains vehicular access and parking.

The west side Promenade will culminate at a central arrival court at the restored
historic entry that leads into the grand central space of the Exhibition Hall and through
to the rotunda and lagoon.
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To activate the grand concourse we propose that the theater be removed to allow
public life to occur in the wind-protected sunny south end and continuously through
the length of the Exhibition Hall. A small entry plaza will provide a delightful place to
meet, eat and socialize and serve as forecourt to a new entrance that will welcome
visitors from the neighborhood. Similarly at the north end, improvements will retain
parking but provide another entry plaza as forecourt to an improved building entrance
visible from Marina Boulevard and the entrance to Crissy Field. Not only will
entrances at each end be improved — coupled with the re-established central historic
ceremonial entries on the east and west sides; we also propose additional openings
along each facade to provide multiple points of access to the building. This will further
integration of inside and outside, with potential activities from the inside - cafe,
restaurant, galleries - spilling to the outside where appropriate.

We envision activity from the exterior flowing into the building on a ground floor that is
tangible as public open space. This is achieved by the access to the interior through
multiple doors, and a broad hall or concourse that takes advantage of the immense
interior volumes that match the scale of experience of the exterior rotunda and park
landscape. Activation of the interior will be designed to appeal to a diverse audience,
achieved by curated programming of events and activities, arts and crafts and
opportunity for play.

The combination of city icon, cultural destination and public amenities will provide an
experience unique to the Palace and San Francisco. While recasting the public realm
experience inside and immediately outside of the Hall, great care will be taken to not
diminish the character-defining features of the cultural landscape on the north, south
and east sides. However, we do see great opportunity on the west side for planting
that will reinforce and frame near views of the Exposition Hall from Doyle drive and
Crissy field and contribute to the west fagade's celebration of the interior activity and
restoration of the grand central entry to the Hall. New planting on the west side can
be in contrast to the designed landscape on the east side — a nod to the natural
environments of the adjacent Presidio and Crissy field to make a real connection
between these landscapes. The on-going activities of bird watching, quinceanera
photography, neighbors communing, visitors milling under the rotunda and in the park
can be complemented with the variety of new activities in the revitalized Palace of
Fine Arts and Exhibition Hall as envisioned by this proposal.
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PRESERVING THE HISTORIC EXHIBITION HALL AND
REIMAGINING ITS PUBLIC USE

The iconic 1915 Exhibition Hall will be rehabilitated to preserve and honor the past,
with new interior additions to the landmark building to accommodate the re-
envisioned public uses at the first level grand concourse, and guest rooms at two new
mezzanine levels. Page & Turnbull has worked closely with LMS and BCV as
architects during this initial concept phase and will continue throughout the project
design to confirm that the historic structure, listed on the National Register of Historic
Places, will be rehabilitated in conformance with the Secretary of the Interior's
Standards for Rehabilitation.

The existing building has been renovated several times over the last one hundred
years, entirely rebuilt in the 1960’s, with the most recent renovation completed in
2010. The existing structure and building systems will be upgraded with limited
additions at the perimeter of the building to accommodate the proposed new arts,
recreation, culinary, hospitality and public uses along the continuous main concourse.
The historic rotunda will remain as the central focal point. The central entries at the
east and west sides will be reactivated — the grand historic sets of doors restored — to
serve as the primary entrance to the main concourse. In addition to these historic
doors, additional smaller scale openings will be created within new elements,
reminiscent of the original large scale planters flanking the historic doorways along
the eastern facade, to provide additional public access to the main concourse and
activity areas. The western entry will serve as a formal public entry and drop off area,
creating a strong identity for the Palace at the north entrance to the City. The south
facade will be renovated to provide a new entry and gracious connection for the
neighborhood to the central concourse activities. The north facade will also be
renovated with an enhanced entry connecting to the adjacent waterfront activities at
the Marina Green, Crissy Field and Fort Mason.

The continuous central concourse will be punctuated by full height openings at the
north and south ends as well as three full volume openings connecting across the full
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width of the existing shed structure. The grand central court will be the heart of the
Exhibition Hall, with public arts and recreation activities and dynamic views of the full
historic volume, steel truss structure, skylights, clerestory monitor and massive
historic wood entry doors, celebrating views to the rotunda and lagoon. The historic
industrial shed interior will be rehabilitated, and the historic skylights, fireplaces and
original perimeter wood doors restored. New additions will be structurally separated,
clearly differentiated from the historic shed but compatible in material and character.
A new partial second floor will flank the continuous central main concourse to
accommodate the new program uses, maintaining a continuous 31-foot wide clear
central area open to the full volume of the shed structure. Guest rooms on the 2nd
and 3rd level mezzanines will be set back to open up to the original steel trusses and
full volume of the historic shed. New walkways and bridges at Levels 2 and 3 will be
industrial in character, with open railings to maintain transparency to the historic shed
structure and volume

The proposed ground floor use is consistent with the early Exposition-era of the
building, when the ground floor was occupied by individual, enclosed gallery spaces.
The existing theater will be removed, allowing the interior to once again have a unified
and consistent program at ground level. At the same time, the open and industrial
character of the building’s later years is expressed through the full height public space,
light-filled interior and exposed trusses.

On the exterior, all character defining features of the building will be retained. The
exterior plaster walls were replaced in the 1960’s when the Palace was rebuilt, thus
are not original historic fabric. In addition to the new entries to the grand concourse at
Level 1, new exterior openings will be added at Levels 2 and 3 for guest room
windows. The new windows will be recessed from the existing exterior perimeter wall
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in a series of large openings of appropriate size and proportion to the scale, height
and massing of the existing building. The existing skylights and clerestory windows
will be restored and new photovoltaic solar panels and solar thermal panels will be
added at the roof. The re-envisioned Palace of Fine Arts will be designed to USGBC
LEED Gold standards and will promote environmental stewardship through the
integration of healthy, resource-efficient building design, materials, systems and
operations.

Rutherford & Chekene has participated in this early concept development phase to
integrate the structure needed for the new arts, public and hospitality uses with the
seismic retrofit measures identified in their 2013 Structural Assessment report for the
Exhibition Hall. The proposed structural approach to the project has been formulated
to preserve and protect the fabric of the existing building while improving its seismic
performance with selected unobtrusive modifications. Those modifications include
below grade foundation strengthening, with micropiles and grade beams, as well as
modifications to the center pin connection of the main trusses to improve seismic
behavior and include both the primary and secondary level of structural/seismic
improvements included in their original report and evaluation of the Exhibition Hall.

The new mezzanine structures will be independently supported and structurally
separated from the existing building such that no additional gravity or seismic
demands will be placed on the existing structure while at the same time making
selected structural modifications to enhance its seismic performance.
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MANAGING PARKING AND TRAFFIC IN THE NEIGHBORHOOD

Effective management of access to the Palace of Fine Arts and surrounding
neighborhoods will be essential to ensure the successful redevelopment and re-use
of this treasured facility. To that end, Nelson\Nygaard will analyze existing and
anticipated travel patterns, on- and off-site parking opportunities, incentives for
visitors and employees to use non-auto modes of access, and options for preventing
excessive “spillover" parking in the Marina and Cow Hollow neighborhoods.

The “Transportation Analysis for the Palace of Fine Arts Engineering and Use Study”
— completed by Nelson\Nygaard in 2011 — established a basis for analyzing and
addressing parking and traffic impacts of various re-use options for the Palace
Exhibition Hall. As noted in that study, there is an ample supply of parking in many
large public and private off-street facilities in the vicinity of the PFA, including parking
lots at Crissy Field and near the St. Francis Yacht Club. Upon completion of the
Presidio Parkway in 2016, a total of 385 public parking spaces will be located within
one block of the PFA; a significant increase from the limited supply of 216 spaces
open during construction.

Of the re-use options, a combination of public day-use and hospitality creates an
opportunity to manage traffic flow and, most critically, the efficient co-use of the
parking facilities that are now and will be available upon completion of the Doyle Drive
reconstruction. As opposed to the all day, multi-hour stays common for visitors to the
Exploratorium, the new retail, restaurant, food service and fithess center uses
proposed for the ground floor, are expected to generate more demand for visits of
two-hours or less. Such short-term parking is easier to accommodate within the
existing supply and regulatory framework for on- and off-street parking in the vicinity
of the PFA, than is demand for all day commuter or visitor parking. The hospitality use
also generates a lower parking demand than many other uses. Recent surveys at the
Hotel Vitale and Galleria Park Hotel in San Francisco indicate that just 10% of guests
and 7-8% of employees arrive by driving alone, limiting demand for private vehicle
parking.

The team will conduct a comprehensive evaluation of traffic and parking patterns, and
will ultimately develop recommended improvements and programs to effectuate
access and traffic management opportunities, such as:

. Off-site valet parking for employees and visitors

. Tandem parking in on- and off-site facilities

. Potential restrictions on access to Palace Drive from Lyon Street

. Management of tour bus circulation, curb access, and layover/staging (off-
site)

. Access to shared bikes and short/long-term bike parking for visitors and
employees

. Distribution of transit passes or pre-tax transit benefits to employees

. Carpool matching and Guaranteed Ride Home services for employees

. Enhanced access to existing or expanded PresidiGo shuttle services to/from

Downtown and/or within the Presidio.
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THE ARTS AS AN ANCHOR FOR PUBLIC SPACE AND INTERACTION

The redevelopment of the Palace of Fine Arts as an arts-based destination creates a
unique opportunity to honor its rich history as a place designed to celebrate the
intersection of arts and innovation, while at the same time creating new constructs for
public interaction. Leslie Pritchett and Melissa Alexander, working with us to imagine
the arts program for the Palace, view art and art-making as important and integral
components of public space and envision a program that embraces the history of the
building—as home to the arts during the Panama Pacific Exposition and as a former
creative laboratory at the intersection of art and science. These contexts are
touchstones for developing a program of art that is playful, experimental, perhaps
even playable, while acknowledging the technological and cultural crucible of the city.
We see an opportunity to use art to establish important connections with the PFA’s
evolving environs, to foster connections with the surrounding communities, and to
enhance the planned integration of makers and making into the fabric of the space.

Interestingly, some artworks with an association to the PFA’s history are already
embedded in the building and the surrounding landscape: artist Ellen Zweig’s Camera
Obscura was built directly into one of the building doors; Musicologist and Mills
College professor Daniel Schmidt's Sound Column is a sculptural installation that
transforms one of the rotunda’s columns into a musical instrument; and Wave Organ
is a wave activated sound sculpture and refuge from the wind that is located on a
nearby jetty, created by artist Peter Richards and stonemason George Gonzales.

The programming focus for the renewed Exhibition Hall will be the arts and maker
culture — a focus on ingenuity and creativity, a modern parallel to the Exposition. The
arts represented here can be as diverse as digital photography, ceramics, painting
and sculpture, extending to wine making, culinary arts, product design and the
performance arts. Studios for classes and visiting artists will be complemented by
gallery spaces and performance venues featuring opportunities for a broad array of
the city’'s community of curators, giving local artisans, craftsmen, innovators,
musicians and performers the opportunity to share their works with the public.

The grand public spaces in the Exhibition Hall can also create a place of play for
families and kids where the making and interaction with arts, crafts and sculpture can
engage creative and inquisitive minds. Leslie Pritchett and Melissa Alexandra, part of
our arts team, are working together to specifically explore how designers of play
structures and environments can collaborate with artists to create more engaging,
educational, sculptural and fun spaces to play and explore.

On the west side of the main central space we propose a gallery that celebrates the
life and work of Bernard Maybeck, the original architect of the Palace. Maybeck’s
vision for the Palace was to create a place and a space for art, which allowed for the
full range of human emotions. His was an expansive vision of the arts — a vision that
extended beyond architecture to painting, music, and theater. As a professor of

architecture he shaped two generations of Bay Area architects including Julia Morgan.

It is our hope that this gallery will link the Palace’s past with its future.

Complementing the arts program, serving both residents and visitors, will be
restaurants and cafes fronting the grand central space and activating the north and
south entries. An open marketplace is also envisioned at the central court offering
San Francisco made products and food for a take-out picnic inside, out in the park or
along the waterfront. The concourse will also be lined with shallow niches for micro
galleries, exhibitions, interpretive exhibits and pop-up outlets for local merchants,
manufacturers and artists.

When the Palace was built for the 1915 Panama Pacific Exposition the interior was a
series of galleries with ceilings hung from the steel structure. Our studio spaces,
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galleries, cafes and marketplace would re-establish this scale on the sides of the
central passage. Just as critically, our design seeks to celebrate the grand loft space
of the steel structure itself along the concourse and at the center of the building. This,
the most public set of spaces in the building, will allow for great sculpture exhibitions
and provide a natural way to connect the interior spaces of the Palace to the exterior
colonnade and rotunda.

The Palace of Fine Arts has always been a building with a dual nature. While
Maybeck’s vision was of a paean to classical architecture, the design of the building
itself has allowed for various intense uses, something rare in traditional buildings; first,
a home for introducing the public to art from around the world, a jeep depot during
WWII, later as indoor tennis courts, and then as home for an unconventional
laboratory of experiments (the Exploratorium) now widely associated with San
Francisco originality. The Julia Morgan designed landscape, recently restored and
updated, remains a popular destination for visitors and locals and brings vitality to the
neighborhood that the arts program should amplify. It is our view that an arts-focused
redevelopment vision can create immediate connections with the building's past and
rich opportunities for new and varied public engagement in the future.

The Request for Concept Proposals for the Palace of Fine Arts clearly articulates the
Department’s objectives for restoring the Palace of Fine Arts with a financially viable
mix of uses, consistent with the Department’s recreation purpose that complements
and connects to the uses in the surrounding area. We believe that the revitalization
of this great public space, activated by the arts, enriched by San Francisco’s finest
food and crafts, openly accessible to visitors and residents and supported by the
hospitality uses, satisfies these Department objectives.
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“I DO NOT WANT ART FOR

A FEW ANY MORE THAN
EDUCATION FOR A FEW, OR
FREEDOM FOR A FEW.”

WILLIAM MORRIS
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