AMENDMENT NO. 8 TO LEASE

This Amendment No. 8 to Lease (“Amendment No. 8”) is entered into as of the
16" day of August, 2010, between SAN FRANCISCO ELKS NO. 3 BUILDING
ASSOCIATION, a California nonprofit corporation (“Landlord”), and TCC UNION
SQUARE, L.P., a California limited partnership (“Tenant”), with reference to the
following facts:

A.  Landlord and Tenant’s predecessor-in-interest, 450 POST INVESTMENT
CO. (“450 Post Investment™), entered into a written lease agreement, dated October 1,
1981 (the “Master Lease™), in which Landlord leased to 450 Post Investment and 450
Post Investment leased from Landlord certain leased premises (the “Premises”) located in
the building (the “Building”) located at 450 Post Street, San Francisco, California.

B. The Master Lease has been amended as follows: a first time by that certain
document entitled Settlement Agreement, dated September 7, 1983; a second time by that
certain document entitled Settlement Agreement and Mutual General Release, dated
September 7, 1983; a third time by that certain document entitled Attornment Agreement,
dated September 7, 1983; a fourth time by that certain letter agreement, dated September.
20, 1993; a fifth time by that certain letter agreement, dated September 20, 1993; a sixth
time by that certain document entitled Amendment No. 6 to Lease, dated on or about
May 26, 1996; and a seventh time by that certain document entitled Amendment No. 7 to
Lease, dated as of June 7, 1999.

C. Tenant has succeeded to all of the rights and assumed all of the obligations
of the tenant under the Master Lease pursuant to the terms and conditions of a written
Assignment and Assumption of Lease between BA Properties, Inc., as Assignor, and
Tenant, as Assignee.

D. Concurrently with the execution of this Amendment No. 8, Landlord and
Tenant have entered into a Settlement Agreement, to which this Amendment No. 8 is
attached, pursuant to which Landlord, Tenant and SAN FRANCISCO LODGE NO. 3,
B.P.O.E., an unincorporated association (the “Lodge”), have agreed to resolve certain
disputes regarding the Master Lease and other issues.

E. Landlord and Tenant intend to amend the Master Lease as set forth below.
NOW, THEREFORE, in consideration of the covenants and conditions hereinafter

contained, and for other good and valuable consideration, the receipt and sufficiency of
which are hereby acknowledged, the undersigned agree as follows:
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1. Extension of Lease Term. (a) Paragraph 2(a) of the Master Lease is

amended to provide that the term of the Master Lease shall end on August 31, 2035.

(b)

Paragraph 2(b) of the Master Lease is deleted. Tenant shall have no

right or option to extend the term of the Master Lease beyond August 31, 2035.

2. Minimum Fixed Rental. (a) Paragraph 3(a)(2) of the Master Lease is

amended by inserting the following subparagraphs (iv) and (v) after subparagraph (iii)

thereof®

(b)

“(iv) During the period April 1, 2013 through March 31,
2028, the Minimum Fixed Rental shall be the average of the total of
the Minimum Fixed Rental paid or payable pursuant to this
paragraph 3(a)(2) and Percentage Rental paid or payable pursuant to
paragraph 3(c) below during the five (5) year period immediately
preceding April 1, 2013. Percentage Rental payable pursuant to
paragraph 3(c) shall continue during the period April 1, 2013
through March 31, 2028.

“(v) During the period April 1, 2028 through August 31,
2035, the Minimum Fixed Rental shall be the average of the total of
the Minimum Fixed Rental paid or payable pursuant to paragraph
3(a)(2)(iv) above and Percentage Rental paid or payable pursuant to
paragraph 3(c) below during the five (5) year period immediately
preceding April 1, 2028. Percentage Rental payable pursuant to
paragraph 3(c) shall continue during the period April 1, 2028
through August 31, 2035.”

Subparagraph 3(b) of the Master Lease is deleted.

3. Completion of Exterior Maintenance and Repair. Paragraph 5 of the

Master Lease is hereby amended by adding the following new subparagraphs (i) and (j):

“(@

Tenant will proceed diligently to complete all of the maintenance
and repair work to the exterior of the Premises described in Exhibit
B attached hereto. The work shall be subject to review and
inspection on behalf of the Building Association by Architectural
Resources Group, or such other architectural or construction
management firm as the Building Association may designate from
time to time (“ARG”), and all work shall be completed not later than
January 31, 2011. Tenant will not be responsible for payment of the
fees of ARG.
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“G) The Materials Assessment and Maintenance Manual for Common
Areas, dated July 2009, together with the Maintenance and
Inspections Schedules for Common Areas, dated August 2010,
attached hereto as Exhibit C are hereby adopted as the standard for
future maintenance obligations of Tenant arising under paragraph
5(a) above.”

4, Cross Default with Settlement Agreement. Under Section 3(b) of the
Settlement Agreement, Tenant has agreed to reimburse the Lodge for the costs of certain
maintenance and repair work in connection with the third floor balcony of the Premises.
That reimbursement payment shall be deemed to be additional Rent due under this
Master Lease and, in the event of any failure or default by TUS in making such payment,
the provisions of the Master Lease for interest and late charges shall be applicable, the
Building Association shall have all the rights and remedies for breach of the Master
Lease, and TUS shall have all defenses that may be available to it under law or under the
Master Lease. The reimbursement paid or payable to the Lodge pursuant to Section 3(b)
of the Settlement Agreement shall not be included in any amount used to determine the
Minimum Fixed Rental due under paragraph 3(a) of the Master Lease or Percentage
Rental payable under paragraph 3(c) of the Master Lease.

5. Exhibits. Exhibits B and C attached to this Amendment No. 8 are hereby
added as Exhibit B and C of the Master Lease.

6. Effective Date. This Amendment No. 8 shall be effective as of August 16,

2010.

7. Ratification. Except as expressly set forth herein, all terms and conditions
of the Master Lease, as from time to time previously amended, shall remain in full force
and effect.

8. Entire Agreement. This Amendment No. 8 constitutes the entire agreement
between Landlord and Tenant concerning its subject matter, and it is expressly
understood and-agreed that this Amendment No. 8 may not be altered, amended,
modified or otherwise changed in any respect or particular whatsoever except by a
writing duly executed by an authorized representative of each party affected by any such
modification.
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IN WITNESS WHEREOF, the parties have executed this Amendment No. 8 as of
the day and year first written above.

Landlord | Tenant
SAN FRANCISCO ELKS NO. 3 TCC UNION SQUARE, L.P.,
BUILDING ASSOCIATION, a California limited partnership

) "
. . ) e - =g - etvn 1 oy Gener s\ PErTne
a California nonprofit corporation By Tourany C2 P2\ Corporzhon, Gener: '

By: M l&

By 7~
Its: " PReswaNT Tts” . /x(k/_ﬁ
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EXHIBIT B

Exterior Facade and Envelope

Repair or replace steel ties and anchors currently holding terra cotta in place.
Repair areas where ornamental terra cotta units are missing.

Repair cause of cracks in the terra cotta on the second floor and twelfth floor
window headers and sills.

Seal cracks at the tower corners and between brick and terra cotta masonry.
Repair deteriorated mortar joints through tuck pointing or repointing on fagade
wall, including upper level, columns, towers, terra cotta units and granite base.
Clean and power wash terra cotta facade.

Install T-caps at parapet coping joints and repair cracks in parapet walls.

Coat glaze spalls to prevent moisture intrusion.

Install sealant at joints between buildings.

Maintain sealant joints at sidewalk and granite base.

Flat Roofs (Upper and Lower)

Clean obstructed gutters, scuppers and downspouts and install gutter covers.
Replace missing and deteriorated drainage elements (including downspouts, leader
heads, etc.).

Paint or replace corroding steel railings, bracing, flashing and sheet metal ducts
and vents.

Concrete and Stucco Exterior Wall

Seal cracks in rear cement plaster walls, including tower section and parapet walls.
Clean and re-paint cement plaster and rear concrete parapet walls, as well as metal
bracing, downspouts and flashing.

Remove extraneous anchors and straps from the parapet walls.

Fire Escapes

Paint non-galvanized fire escapes.
Repair or replace corroded fire escape components and repaint.
Repair walls at fire escape anchorage points.

Sub-basement and Mechanical Systems

Patch foundation wall to prevent further corrosion.
Replace boiler flue for basement boilers and repair supports for flue.
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Repair sump pump installation in basement.

Windows and Doors

Repair deteriorated wood and steel windows.
Apply coatings to unpainted wood trim. A
Repair cracks in concrete at window openings.
Repair and paint corroded skylight frames.
Repair corroding metal doors at penthouses.
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PART 1 — MIANAGEMENT PREFACE

EXECUTIVE SUMMARY
Architectural Resources Group (ARG) was contracted to conduct a conditions survey of common

areas for 450 Post Street in San Francisco (the “building”). This report.includes a maintenance
manual for the preservation of the building’s exterior architectural elements and selected interior
spaces, and is based on a visual survey of the building.

The purpose of the condition assessment is to provide baseline data for the preparation of a
Maintenance Program for the property. The objective of the assessment is to 1) document the
prevalence and severity of deterioration, 2) identify high priority treatments, and 3) specify
appropriate repairs and maintenance practices to be carried out over a 20-year period. A visual
survey of the facade was conducted from the ground using binoculars, and common interior spaces
as well as rooftops were also visited and examined. The condition assessment builds on previous
investigations of specific areas of the building facades. The Third Floor Balcony is covered with
protective netting and was not visually accessible for the current project scope. This report partially
relies on the information previously developed by McGinnis Chen Associates, Inc. (MCA), who
undertook a close-range survey and investigation in May 2008.

Maintenance Manual
A Maintenance Manual is enclosed at the end of the report that identifies prioritized actions needed

to preserve and protect the building, including high priority treatments, annual inspections and
tasks, as well as repair and maintenance measures to be carried out over the ensuing 20 years.
These actions are organized into tables that clearly outline recommended tasks within specific
timeframes. Areas under discussion are shown on accompanying drawings annotated for this
purpose. The tables, together with the annotated drawings, should be used by the building
engineer and maintenance staff to plan and track maintenance actions.
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Conclusions and Recommendations Summary

Overall, the building is in fair condition. However, damage to the Third Floor Balcony terra cotta
cladding is significant and this condition exposes underlying structural steel elements to moisture.
Cracks in the tower corners and 12™ floor window headers point to potential deterioration in
underlying steel. The roof, gutter system, and facade masonry require maintenance to prevent
moisture intrusion. Deferred maintenance of concrete walls and windows should be addressed.

High priority recommendations include:

Close off access to the third floor balcony until it is stabilized, if not already done so;
Investigate and repair cracks in the tower corners and at 12" floor window headers;
Patch concrete at the foundation wall in the sub-basement;

Repair and restore the terra cotta balcony and balustrade;

Replace missing and deteriorated drainage elements;

Clear obstructed gutters, downspouts, and drains;

Rehabilitate deteriorated wood and steel windows, primarily on the south elevation; and
Repair deteriorated mortar joints at the brick and terra cotta masonry facade.

® N A wWN R
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INTRODUCTION AND BACKGROUND

Building Description
Designed by Architects Frederick H. Meyer and Albin R. Johnson, the building was constructed in

1924 as a place of gathering and recreation for local and visiting Elks. Located at 450 Post Street
between Mason and Powell Streets, it is a steel-framed building with reinforced concrete walls clad
in light tan brick and terra cotta masonry. This gothic inspired building features a balcony, lancet
windows, and squat towers flanking a central gabled parapet. It houses the longest continuously-
operating Lodge in the organization.

Previous Studies/Investigations

_Several investigations by Donley Construction Consultants (DCC) occurred over the span of three
years between 2002 and 2005. Their reports discuss deferred maintenance issues at 450 Post
Street. In the January 31, 2002 report, the consultant lists numerous conditions found on site
including leaks at the Elk’s main meeting room and adjacent conference room, leaks into the
backstage ceiling of the theatre and resulting efflorescence, peeling paint at the sidewalls of
Faralion’s fourth fioor kitchen, as well as incidents such as a large sewage spill into the basement
that occurred in August 2001 {some of these issues have since been addressed). A memorandum
dated June 28, 2005 raised concerns regarding the “hazardous overall condition” of the building due
to deferred maintenance. Additionally, a number of other serious safety concerns were also raised,
including life-safety issues regarding spalls and loss of terra cotta from the deteriorated overhanging
balcony, the lack of maintenance of the main sewer line (a health and safety hazard), and the
deterioration of the rear concrete wall caused by water intrusion, resulting in large spalls at the
theatre interior. It appears that although some specific conditions were addressed, there has not
been a comprehensive attempt to remedy important maintenance issues.

In addition to the cleaning of the sewer line and addressing the deterioration of the rear concrete
wall, DCC also advises a detailed inspection of the fire escape and fasteners on the hotel tower and
the “twelve-story abandoned chimney” (inspection has since been carried out). Finally, in the
November 9, 2005 correspondence the consultant points to the lack of a maintenance plan, the
failure of the fagade (south elevation}, the deterioration of the rear concrete wall, water infiltration
at the north wall of the hotel {floors 5 to 12), deterioration of fire escape, corroding steel chimney
(boiler flue), inadequate maintenance of the sewage line and hazardous materials present in the
common areas of the building (at the basement).

In May 2008, MCA produced a report based on their general observations of the building fagade and
investigation of the third floor balcony. In summary, MCA found typical exterior conditions such as
deteriorated mortar joints, minor cracks and spalls, missing terra cotta ornamentation, soiling and
differential movement between large building components. Their balcony investigation indicated
the deterioration of the exposed steel beam and support at the underside of the balcony, as
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evaluated by Holins Collier Structural Engineers. MCA concluded that the weakness of the older
style of terra cotta assembly found at the building can lead to failing materials, due to differential
movement of embedded structural steel elements and the brittle nature of terra cotta,

The categories of repairs indicated in MCA’s report are typical for buildings of this type, i.e., steel
frame structures with masonry infill walls and terra cotta cladding. There are numerous similar
buildings in the vicinity, such as the Ritz Carleton Hotel, the Mark Hopkins Hotel, 209 Post Street,
and the Sir Francis Drake Hotel. Repair strategies for historic buildings of this type are well
established and there are many specialized contracting firms in San Francisco that are able to

undertake these repairs successfully.

METHODOLOGY

A visual survey of the exterior facade was carried out by ARG to identify and quantify various
deterioration conditions for the purpose of prioritizing repair work. The locations of cracks, spalls,
stains, missing elements, etc. were marked on historic drawings and photographs. The survey was
conducted from the ground using i)inoculars and a spotting telescope. Occurrences of deterioration
recorded on the drawings were quantified in order to identify the general scope of proposed work.
Roofs above the 12™ floor and on the 5™ floor were accessed for close-range inspection to identify
deterioration and deficiencies of roof coverings, flashing, parapet walls, skylights, and penthouse
structures. The sub-basement was also examined to identify deterioration to structural foundation

walls.
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PART 2 — COMMON AREAS: SURVEY & TREATMENT RECOMMENDATIONS

EXTERIOR BRICK CLADDING
Long vertical cracks visible at the corners of each tower may be caused by differential movement

between adjacent masonry elements, or by corrosion of underlying steel columns; further
investigation will be necessary to determine this. Cracking also occurs between the brick masonry
and adjacent terra cotta pilasters at the balcony. In general, the brick masonry is in good condition,
with no other major areas of cracks, spalls, brick failures, or salt deposits (known as efflorescence).
Efflorescence is the crystallization of soluble salts on surfaces, indicating the movement of water
through porous materials. Small anchor holes and isolated areas of abrasions are found throughout
the building. Mortar joints appear to be in fair condition overall, but joints at the towers are
weathered and eroded and in poor condition. Front parapet returns show poor repointing and
partially cut joints that were never repointed. Graffiti was also observed at the west parapet return.
The spaces between 450 Post Street and adjacent buildings on both sides show deteriorated sealant
joints. Brick masonry, such as the exterior brick cladding and all sealant and mortar joints, should be

inspected on an annual basis every June.

Maintenance Recommendations:
o Clean the fagade to remove soiling and reveal potentially hidden deterioration such as open

joints in the masonry

e Seal cracks at the tower corners and between brick and terra cotta masonry; monitor the
cracks to see if they open again (water could get in through the cracks)

e Repoint deteriorated mortar joints at the towers

o Install sealant at joints between buildings

Deteriorated mortar joints are typical at Cracks are common between brick and
front parapet wall returns. terra cotta masonry. '
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EXTERIOR TERRA COTTA
The exterior terra cotta cladding appears to be in overall fair condition, including coping at the front

parapet and towers. Aside from the damage at the 3" floor balcony, the most significant
deterioration occurs at the 12" floor window headers, where cracks in the terra cotta units are
potentially caused by the corrosion of underlying steel lintels. Elsewhere, mortar joints are
deteriorated and there are minor instances of spalls, where the terra cotta glaze surface is detached
from the clay body. Efflorescence is visible at some of the glaze spalls and in some small open
anchor holes. Soiling is especially heavy at the undersides of third floor arches and headers and at
horizontal stringcourses on the south elevation, as well as at tower stringcourses and coping.
Several terra cotta units are missing from the fagade, including a lattice piece and a decoration at
the entrance. A crack remains in the sill at the location of the missing ornamental piece. In
addition, four elements of unknown design below the tower parapets appear to have been
removed. A metal flagpole anchorage attached to terra cotta cladding above the entrance is
corroding. Terra cotta masonry should be inspected on an annual basis every June.

Muaintenance Recommendations:
o Repair and restore the 3" floor balcony and balustrade
e Investigate and repair the cause of cracked window headers at the 12" floor
o Repair cracked terra cotta units and repoint deteriorated mortar joints
o Install lead T-caps at parapet coping joints to minimize water infiltration
e Restore missing terra cotta ornamental units
e Coat glaze spalls to prevent moisture intrusion

Terra cotta window headers at the 12" Soiling and deteriorated mortar are typical at
floor are cracked. the towers parapets.
i This detail drawing shows how lead joint caps (“T-caps”)
)

can be installed at sky-facing parapet terra cotta joints
to prevent water intrusion.
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GRANITE BASE

The granite base found at the front building fagade is in good condition. No major cracks, spalls or
displacement was observed, but light staining and abrasions occur throughout. Mortar joints are in
fair condition, showing cracks and voids typical at joints between granite and terra cotta. Joints
between granite base and concrete sidewalk and other flooring appeared to be in good condition.
Granite base and joints should be inspected once a year in June.

Muaintenance Recommendations:
e Repoint deteriorated mortar joints
o Maintain sealant joints at the sidewalk toprevent water infiltration

Mortar joints between the granite base and terra cotta elements are
typical locations of deterioration.
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FLAT ROOFS
The upper roof (above the 12" floor) is only a few years old and is in excellent condition. However,

the lower roofs and drainage systems exhibit deterioration including obstructed scuppers and
downspouts as well as missing downspout and leader sections. Miscellaneous debris such as
plywood boards and beverage containers obstruct drainage features and retain moisture at roof
surfaces. Wires and cables are in disarray, potentially trapping debris. Scuppers, downspouts and
gutters, as well as vents, hoods, shafts, flues, pipe rails, and vent pipes appear to be in fair to poor
condition, showing widespread corrosion. Most gutters lack covers or screens. Some metal
elements are so deteriorated that portions have failed and fallen off. Similarly, a large flue
extending past the upper roof has rusted completely through at some strap locations, diminishing its
structural integrity. Flashing and sealant are deteriorated or missing at various locations. Biological
growth was observed at the base of parapet walls, suggesting poor drainage, and paint loss was
visible at flashing. Inspection of flat roofs should occur twice a year in February and August, while
metal vents and other roof components should be inspected once a year in February. Scuppers,
downspouts and gutters should be inspected twice a year in April and October.

Maintenance Recommendations:
o Clean obstructed gutters, scuppers, and downspouts, and install gutter covers
e Replace missing and deteriorated drainage elements (downspouts, leader heads, etc)
o Initiate weekly litter policing to prevent accumulation of debris
e Paint or replace corroding steel railings, bracing, flashing , and sheet metal ducts and vents

o Replace lower roofs within the next 5 years

L

A downspout draining a 4" floor roof is Corroding pipe rails protecting elevated walkways
obstructed by a soft drink can. present a life safety hazard.
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CONCRETE WALLS
The concrete foundation wall in the sub-basement below the pool exhibits cracking and spalling of

the concrete that is exposing underlying reinforcing metal. Efflorescence, corroding pipes, and new
concrete patching suggest that excessive moisture is a perennial problem here.

Exterior concrete walls, mainly at parapets, are in fair condition. At the upper roof, minor cracks
and spalls at the north parapet wall are visible where an aluminum framed wind barrier has been
installed. Metal anchor straps on the parapet have corroding fasteners that conduct moisture into
the wall. Biological growth is prevalent at top ledges, in cracks, and on adjacent wall surfaces that
have peeling paint. At the south parapet wall and diagonal bracing, peeling paint and minor cracks
caused by moisture intrusion are prevalent. Biological growth is also present at joints between the
bracing and wall, and water staining is visible beneath the horizontal beam and diagonal bracing.
Concrete walls and diagonal bracing should be inspected annually in September.

Maintenance Recommendations:
o Patch the foundation wall in the sub-basement to prevent further corrosion of reinforcing
metal
e Repair cracks in parapet walls
e Remove extraneous anchors and straps from the parapet walls
e Clean and re-paint concrete parapet walls and metal bracing

On the north parapet wall, cracks and
corroding metal strap fasteners are entry
points for moisture penetration that can
corrode underlying reinforcing metal.

Cracked plaster is falling off a wall in the sub-basement,
exposing underlying reinforcing metal to corrosion.
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CEMENT PLASTER WALLS .
Walls covered with cement plaster are generally in fair condition, but show isolated areas of paint

failure, cracks, hairline cracking, abrasion and soiling. Paint failure is typical at parapet walls and
penthouses on the upper roof. At the fifth floor roof, peeling paint is extensive at the bituminous
coated east parapet wall (on the east face). The painted Handball Court walls show diagonal
cracking at the window corners. Unpainted walls on the north and west facades show widespread
cracks that have been patched with sealant but remain uncoated. In at least two locations, patches
applied to the plaster at window lintels are de-bonding and failing, indicating that moisture intrusion
is a continuing problem. Biological growth and soiling near upper cement plaster walls is common,
typically below ledges. None of the cracks in the cement plaster appear to be structural. However,
moisture can intrude through hairline cracking as well as less conspicuous micro-cracking of the
plaster surface. Inspection of cement plaster walls should occur once a year in September.

Recommendations:
e Seal cracks in cement plaster
e Clean and paint cement plaster walls, as well as metal downspouts and flashing

Moisture is continuing to penetrate the cement plaster,
where the corrosion and expansion of underlying metal
window lintels is cracking recent patches and causing
them to de-bond.

Painting walls will protect cement plaster from
excessive soiling and prolong the life of sealants
applied to cracks.
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STEEL FIRE ESCAPES

Galvanized steel fire escapes at north and east elevations are uncoated and are in fair to poor
condition. Corrosion at fire escapes has been noted in previous assessment reports by Donley
Construction Company since 2001. Similarly, older and painted non-galvanized steel access ladders
at roofs show widespread corrosion and paint loss. Paint loss can indicate deferred maintenance or
the use of poor bonding primer or lack of any primer. At some access ladder anchor locations,
cracks in masonry walls allow moisture to corrode ladder anchors as well as embedded metal
concrete reinforcing, increasing the potential for anchorage failure. The non-galvanized steel railing
at the third floor balcony is also uncoated and appears to be in fair condition, showing only slight
soiling. Fire escapes, access ladders and railings should be inspected twice a year in February and
August.

Recommendations:
e Paint non-galvanized fire escapes
o Repair or replace corroded fire escapes components, and repaint
o Repair walls at anchorage points to protect life safety

Painted, non-galvanized steel access ladders are Corrosion of non-galvanized, steel access
older than the galvanized, uncoated fire escapes. ladders is common.

Corrosion is a typical condition found at older non-

galvanized ladders, especially in areas of paint loss

and at anchors.
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WINDOWS

Windows were observed from the ground using binoculars, from selected interior spaces, and at
close range from roof tops. Original wood windows are located at the bottom floors of the south
elevation, mainly in spaces occupied by the Elks Lodge and Post Street Theatre, and typically have a
terra cotta surround and sill. Newer, aluminum windows with concrete sills on the upper floors and
in Kensington Hotel spaces are generally in good condition. Overall, wood and aluminum windows
and frames appear to be in good condition. Wood windows at theatre foyer are in operable
condition, but corrosion is visible at the frames of interior metal wind baffles. Minor cracks and
spalls are visible at concrete sills. Wood trim around windows on the north side (rear) of the

building are unpainted and show water stains.

Wood windows at penthouses and at the fifth floor are in poor condition showing peeling paint,
raised grain, missing glazing putty and in one location, penetrations for piping. Despite these
conditions, windows are salvageable. Cracks around penthouse window openings are common.
Aluminum louvers, grilles and frames at the penthouses and front building facade are unpainted and
in fair condition, showing slight corrosion and paint loss.

Alu
unpainted wood trim
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Steel sash windows and frames in the west stair tower, Officers Changing Room (overlooking the 3rd
floor Kitchen), Old Bakery and two-story Handball Court building are in fair to poor condition.
Window openings show corrosion, especially at the base of the window frames where scaling is
prevalent. Corrosion leads to metal expansion, which impedes window function and allows further
water intrusion. Cracks in glazing, missing glazing putty, and peeling paint were also observed.
Hardware appears to be fair condition; some components are painted. Visible diagonal cracks are

common at exterior window openings.

Typical conditions at penthouse wood Typical deterioration at steel windows includes cracked
windows include missing putty, paint glass, corrosion scaling, and paint loss.

loss, and splitting and separation of the

sash.

Copper framed skylights appear to be in fair condition, showing only deformation of the caps and
frames and corrosion at nail penetrations. No glazing failures were observed. Steel framed skylights
lining the edge of the swimming pool in the sub-basement appear to be in good condition.
Aluminum and wood windows should be inspected on a semiannual basis every May and November,
while steel windows should be inspected annually every May. Aluminum louvers and all skylights
should be inspected once a year in April. Weep holes in copper framed skylights should be checked
and cleared of obstructions semiannually in April and November.

Recommendations:
e Rehabilitate deteriorated wood and steel windows
e Apply coatings to unpainted wood trim
e Repair and paint corroded skylight frames
e Repair cracks in concrete at window openings

Architectural Resources Group Common Areas Survey 2-9
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DOORS
Exterior wood French doors with multi-lite transoms leading to the third floor balcony are generally

.in fair condition. In some locations, hardware does not align properly. During the investigation, the
lack of exterior door hardware made it difficult to return indoors. Similar doors line the north wall
of the building on the same floor, in the Ballroom. Hardware for these doors was recently restored
and doors in general appear to be in gqod condition. None of the wood French doors had weather

stripping.

Metal and metal-clad wood doors at penthouses are in poor condition, showing corrosion staining,
deteriorated wood and missing glazing units. Painted and unpainted metal awnings over some
metal doors are in fair condition and do not show any major deterioration. Contemporary metal
and glass doors at the building entrances on the ground floor are in good condition. An ornate
multi-lite transom over the Hotel entrance doors appears to be in good condition. Exterior doors,
including doors leading to third floor balcony and fire escape should be inspected annually every

April.

Recommendations:
o Ensure doors to the unstable third floor balcony remain‘locked at all times
o Rehabilitate corroding metal doors at penthouses
o Install weather stripping at third floor balcony French doors to minimize heat loss
o Rehabilitate French doors at third floor balcony after balcony is stabilized or restored

French doors at the third floor Metal clad wood door Metal door with unpainted
balcony are accessible from the metal awning
Lounge.
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HIGH PRIORITY TREATMENT RECOMMENDATIONS

A number of deteriorated conditions were noted that should be addressed as soon as possible,
ideally within the next six months to one year. Life safety hazards must be corrected as soon as
possible. Quick action will minimize further damage to historic fabric, representing cost savings over
time. It is prudent to document all repairs before, during and after treatment with photographs,
drawings and reports. Maintaining a repair log will assist in better understanding frequencies of
certain deterioration conditions, evaluate whether treatments were successful, and prevent similar

conditions in the future.

s Life Safety: According to a 2008 report by McGinnis Chen Associates, the beam at underside
of balcony is exposed and deteriorated, showing corrosion that will cause the beam to lose
its structural strength due to loss of material. Structural repairs should be carried out as
soon as possible. .

s Balcony: The third floor terra cotta balcony and balustrade should be repaired and restored.

s Further Investigation (Masonry):; Vertical cracks in the tower masonry and cracked terra
cotta window headers should be investigated to determine whether underlying steel is
corroding. ' '

e Deferred Maintenance (Roofing): Obstructed gutters, downspouts, and drains should be
cleaned out. Corroded and missing sheet metal elements should be replaced or repaired
and painted. Corroding fire escapes should be painted.

+ Deferred Maintenance {Concrete Walls): Spalls and cracks in concrete and cement plaster
walls should be patched and sealed and the walls painted with an appropriate primer and
topcoat system.

e Deferred Maintenance (Windows and Doors): Wood and steel windows and doors at the.
upper roof areas are deteriorated and should be rehabilitated.

¢ Deferred Maintenance (Masonry): Deteriorated mortar in parapets should be replaced.

Architectural Resources Group : Common Areas Survey 2 -11
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Common Area Inspections and Prioritized Maintenance Actions

The following tables summarize two types of recommended maintenance procedures. The
Prioritized Maintenance Schedule identifies prioritized repairs and maintenance over the ensuing
20-year périod. The Exterior Maintenance Inspections Matrix at the end of this section lists
periodic inspections that should be carried out on an annual basis, and describes methods for
inspections as well as repairs to remedy deterioration. Regular inspection of materials, features,
and systems is vital in detectihg incremental changes in condition. Timely inspections protect
investments made in major repair and rehabilitation projects, and may prevent cumulative
deterioration resulting in sudden or catastrophic loss of materials. ’

Prioritized Maintenance Schedule

The Emergency Treatments should be carried out as soon as possible, preferably within the next 1-2
years. The remaining tasks are organized according to priority, and may be phased according to the
availability of funds. However, it may be more cost effective to group similar tasks together, such as
the stabilization of the balcony with masonry facade repairs and maintenance. The replacement of
roof coverings and drainage systems can occur in conjunction with updating or replacing rooftop

utilities.

10~-20
Years

2-5 5-~10
Years Years

Emergency
Treatments

Stabilize and restore
third floor terra cotta

Repair or replace and
paint corroded sheet

Replace lower roofs in
conjunction with other

Replace upper roof at
the end of its material

balcony n‘netal roof elements and scheduled work life span
fire escapes

Maintain masonry fagade
joints and replace missing
terra cotta elements

Investigate cracking at
tower corners and 12"
-floor window headers
Patch concrete in sub-
basement foundation
wall

Maintain masonry
facade joints

Replace deteriorated
downspouts and gutters

Re-paint concrete walls,

Repair and paint
spot paint windows

concrete walls

‘Rehabilitate wood and
steel windows

Replace missing
downspouts

Address waterproofing
issues at masonry
parapets and building
joints

Clean gutters, drains,
and scuppers, remove
debris
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Investigate and repair cracks
at tower corners and 12th
floor window headers
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4TH I T [
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SEmE Slabilize and restore 3rd floor
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BASEMENT

SOUTH ELEVATION
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Repair and maintenance priorities, South Elevation
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Repair and paint fire escapes

Upper Roofincluding tower
roofs: Clean obstructed gutters, .
drains and scuppers. Repair or I
replace corroded metal roof UPPER
elements. ROOF. _
Rehabilitate wood windows =———— __| '
% 12TH
at north elevation and all ' i FLOOR
elevations at fourth floor ' '.'/
(section below handball
courd) I/ 11TH
: il )L il 10TH
Repair and paint concrete i
walls at north elevation ) ] ; I 9TH
'] ! 8TH
i i
Replace missing downspout o il
section Tl . l “ 7TH
- fel -
= 6TH
Rehabilitate steel windows by 7 )
at Handball Court HANDBALL COURT f& 5TH FL
EA AN A LOWER
Lower Roofs including Handball 5 i re
Court roof: Clean obstructed
gutters, drains and scuppers.
Repair or replace corroded 4TH
metal roof elements. Replace FLOOR
roofs in next 5 years.
3RD
Repair and paint concrete FLOOR
walls at north elevation
' | | 2ND
Repair and paint fire escapes / :1;!_3, e MIREE.
Pt e |
! 2ND
P FLOOR
18T
FLOOR
BASE
. ; MENT
Patch concrete in sub- i If
basement foundation wall ———=> | . v iR o SUB
BASE
ol el MeNT

NORTH ELEVATION
Repair and maintenance priorities, North Elevation
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Exterior Maintenance Inspections Matrix

Once emergency repairs have been carried out on the buildings, a maintenance program should be
implemented that is guided by regular inspections of building systems. Periodic inspections detect
gradual deterioration as well as sudden changes in building conditions, and thus aid in prioritizing
and. planning necessary repairs. Inspections trigger cyclical maintenance actions that protect
investments in previous repair campaigns. Re-establishing regular maintenance of buildings helps to
keep repair and rehabilitation projects small, resulting in costs savings over time.

The following Exterior Maintenance Inspection Matrix is a summary of annual inspections of
different building systems and materials. The inspections follow a seasonal schedule to help
prepare the buildings for winter storms and to evaluate any deterioration or damage after the rainy
season. [n addition to annual inspections, it is recommended that an exterior fagade survey be

repeated every five years.

Notes on Exterior Facade Inspections
A number of major cities including New York, Boston, and Chicago have specific codes, ordinances,

or laws requiring regular inspections of building facades. Generally the ordinances apply to high rise
structures over six stories tall. The mandatory inspections, characterized as “critical examinations,”
are designed to detect unsafe fagade conditions or deficiencies in watertightness, and must be
carried out by licensed professionals such as architects or engineers. In New York and Boston,
critical examinations must be carried out on applicable buildings every five years. In Chicago, the
interval is every four years for terra cotta. '

Although San Francisco does not have a corresponding code or ordinance, the laws of New York,
-Boston, and Chicago serve as appropriate examples for the inspection of historic skyscrapers. Each
of these cities contain hundreds of high rise buildings constructed with historic materials such as
terra cotta cladding, and their collective experience is instructive in the judiciousness of detecting
maintenance deficiencies in order to prevent catastrophic building damage and loss of life. Though
San Francisco’s climate is milder and freeze-thaw damage is not an issue, the frequency and severity
of seismic events justifies a similar approach to preventive inspections,

Architectural Resources Group Common Areas Survey 2-15
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MAINTENANCE AND INSPECTION SCHEDULES

Common Area Inspections and Prioritized Maintenance Actions

The following tables summarize recommended procedures associated with remedial repairs as
well as preventive maintenance for 450 Post Street in San Francisco. Recommendations are
drawn from two reports produced by Architectural Resources Group, Inc.: “450 Post Street
Materials Assessment and Maintenance Manual for Common Areas” (July 2009) and “450 Post
Street Phase II: Systems Analysis and Design Study” (March 2009).

The Prioritized Maintenance Schedule identifies prioritized repairs and maintenance for
architectural as well as mechanical/electrical/plumbing {MEP) systems over the ensuing 25-year
period. The MEP Equipment List identifies equipment serving the building that should be
inspected and maintained according to the manufacturer’s standards and recommendations,
and describes critical maintenance tasks for plumbing systems. The Architectural Inspections
Matrix at the end of this report lists periodic inspections of architectural features that should
be carried out on an annual basis, and describes methods for inspections as well as repairs to

remedy deterioration.

Architectural Resources Group Introduction
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