
 
 

 
 
 
 
 

MEMORANDUM 
 

June 7, 2013 
 
TO:  MEMBERS, PORT COMMISSION 
   Hon. Doreen Woo Ho, President 

Hon. Kimberly Brandon, Vice President 
   Hon. Willie Adams 

Hon. Leslie Katz 
Hon. Mel Murphy     

 
FROM: Monique Moyer 
  Executive Director 
 
SUBJECT:    Informational Presentation Introducing the Respondents to the Request for 

Proposals for the Pier 38 Bulkhead Rehabilitation Project, located at 
Delancey Street and The Embarcadero 

 
DIRECTOR’S RECOMMENDATION:  Informational Item – No Action Required 
 
SUMMARY 
 
On March 25, 2013 the Port received real estate proposals from two development teams: 
1) San Francisco Pacific Waterfront Partners, LLC and 2) Pier 38 Partners, LLC, a joint 
venture partnership consisting of TMG Partners and Premier Structures.  
 
At the Port Commission’s June 11, 2013 meeting, each development team will present an 
overview of its qualifications and visions for the Pier 38 bulkhead building rehabilitation. 
Brief summaries of select sections of the team’s proposals are attached hereto as exhibits. 
 
Port staff intends to evaluate the proposals and return to the Port Commission by August 
13, 2013 with a recommendation to award the development opportunity to the highest 
ranked proposer.  
 
BACKGROUND 
 
In 1908, the original pier at Pier 38 was constructed and measured 84,500 square feet in 
length. A shed structure measuring 32 feet tall was constructed atop the pier. In 1931, the 
pier was extended by 31,200 square feet for a total length today of 115,700 square feet.  In  
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1934, a bulkhead building of approximately 18,000 square feet was added to the facility. 
The bulkhead building straddles the existing seawall and the marginal wharf structure.  
 
The Pier 38 structure is divided into two parts: the two story bulkhead office building 
fronting the Embarcadero and the pier shed extending east over the Bay which was built 
for break bulk storage. In 1999, a portion of the pier shed was improved: on the ground 
floor level the space was built out as a restaurant use but never occupied, while the upper 
floor was initially used for storage. Both floors were eventually used for office use, but 
without appropriate building permits.  
 
Recent Port Commission staff reports provide important Pier 38 background information 
including the following: 
 

 Pier 38 Closure: Port staff reported on the background regarding the eviction 
proceedings and site conditions that led to closure of Pier 38 in October 2011.1 In 
brief, on August 1, 2011, the Port took possession of Pier 38 from the Pier 38 
Maritime Recreation Center and Carl Ernst. On September 2, 2011, the Port’s Chief 
Harbor Engineer declared Pier 38 shed, office spaces, and north apron deck 
unsuitable for any occupancy due to existing health and safety violations. 
Occupants were asked to vacate the premises on September 30, 2011. By October 
20, 2011, all occupants housed in the Pier 38 bulkhead building and pier shed were 
vacated.  
 

 Pier 38 Reuse Options: In January 2012, Port staff reported on building occupancy 
options to bring Pier 38 into Code Compliance.2 
 

 Pier 38 Solicitation Options:  On September 11, 2012, Port staff reported on the 
trade-offs between soliciting a development entity to rehabilitate and re-tenant the 
Pier 38 bulkhead building only versus an entity to redevelop the entire Pier 38 
facility.3 
 

 Port 38 Solicitation Approval: On September 25, 2013, Port staff received 
approval to issue a request for proposals for the Pier 38 bulkhead building and 
limited pier shed improvements for re-occupancy while qualifying this entity to 
consider the long-term reuse of the entire or the majority of the pier structure.4 The 
request for proposals was issued on November 16, 2012. Responses were received 
on March 25, 2013. 
 

OVERVIEW OF THE REQUEST FOR PROPOSALS 
 
The Pier 38 request for proposals relates to a real estate leasing opportunity.  The City's 
competitive bidding policy for leases, which is set forth in Sections 2.6-1 and 23.33 of the 
Administrative Code (collectively, the Code), provides for certain leases to be awarded 

                                                 
1 http://www.sfport.com/modules/showdocument.aspx?documentid=2403 
2 http://www.sfport.com/modules/showdocument.aspx?documentid=3231    
3 http://www.sfport.com/modules/showdocument.aspx?documentid=4638 
4 http://www.sfport.com/modules/showdocument.aspx?documentid=4720 
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through competitive bidding procedures unless such competitive bidding procedures are 
impractical or impossible.  The Code defines competitive bidding procedures as "a request 
for proposals, request for qualifications, or other publicly noticed competitive solicitation 
with specified criteria for selection."  The Code does not contain any more specific 
guidelines for competitive bidding of a lease opportunity so the process is more flexible 
than competitive solicitations for professional services and public works projects, which are 
subject to different legal requirements under Chapters 21 and 6 of the Code, as well as 
regulations and policies of the Office of Contract Administration, the Controller and the 
Contract Management Division (formerly the Human Rights Commission).   
 
The intent of the request for proposals was to solicit respondents with experience in 
rehabilitating, developing and operating facilities similar to Pier 38. An ideal candidate 
would have experience with historic rehabilitation of waterfront structures, an ability to 
identify and secure target tenants, and an ability to operate and maintain real estate 
projects once completed. In addition, such a candidate would have a proven ability of 
working with public agencies to achieve results desired by the Port.  
 
A response to the request for proposals would include a short-term implementation 
strategy of the Pier 38 bulkhead building and would also allow a respondent to submit 
qualifications to undertake developing the remaining pier structure in the long-term.  
 
The Port would require that the rehabilitation of Pier 38 would be funded through private 
sector investment and that the Port expects the successful respondent to fund physical 
improvements and provide for on-going operating/maintenance costs as well as provide 
security for the entire pier.  
 
The request for proposals specifically included these project objectives: 
 

 Repair the Pier 38 bulkhead building which may include: remedy structural 
deficiencies, replace or repair mechanical, electrical and plumbing systems, and 
construct any other improvements, including egress and ADA, needed to meet the 
City’s building code requirements as well as other regulatory requirements, 
including consistency with the Secretary Standards.  
 

 Develop the most effective implementation strategy to quickly re-tenant the Pier 38 
bulkhead building in order to achieve the Port’s goal of bringing it back into 
economic use and provide an on-going revenue stream to the Port. 
 

 Encourage the re-tenanting of the Pier 38 bulkhead building to include: office, high 
technology uses, visitor-serving commercial, entertainment and cultural uses, and, 
maritime uses that complement adjacent waterfront development.   
 

 Continue the redevelopment of the South Beach waterfront from the Bay Bridge to 
AT&T Ballpark, by reviving this historic structure, and helping knit Pier 38 into the 
South Beach neighborhood by bringing people and business activity to the 
waterfront.  

 Demonstrate how the short-term Pier 38 bulkhead building rehabilitation will not 
inhibit a long-term reuse of Pier 38 (i.e., ensure that the short-term construction and 
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operation would not hinder possible subsequent redevelopment of the entirety or 
majority of Pier 38). 

 Develop a plan to improve the physical appearance of the bulkhead building and 
pier shed. 

 Require that any adaptive reuse will be consistent with the Secretary of Interior’s 
Standards for the Treatment of Historic Properties. 

 Require a sustainable development program that minimizes the reliance on private 
automobiles, uses energy efficiently and, as possible, includes alternative energy 
sources that comply with the City’s Green Building Standards. 

 Secure private financial investment to rehabilitate and revive the Pier 38 bulkhead 
building in the near term. 
 

 Provide business and employment opportunities for local workers and businesses 
during the design, construction and operation phases of the Pier 38 bulkhead 
building.  

 
 Provide security for the entire Pier 38. 

 
RESPONSES TO THE RFP 
 
On March 25, 2013, the Port received proposals from two development teams, listed 
alphabetically: 
 

1) Pier 38 Partners, LLC, a joint venture partnership consisting of TMG Partners and 
Premier Structures 

• Perkins & Will, architects 
• Holmes Culley, structural Engineers and Holmes Fire, fire engineering 
• Plant Construction Company, general contractor 
• Gibson Dunn, land use and transactional counsel 

 
2) San Francisco Pacific Waterfront Partners, LLC 

• Page & Turnbull, architect of record/historic preservation architect 
• Lundberg Design, interior architect 
• Moss Wong, design architect 
• Rutherford + Chekene, structural engineer 
• Moffat and Nichol, maritime engineer 
• Glumac, mechanical and electrical engineer 
• Cahill Contractors, contractor 
• Power Engineering, substructure contractor 
• ACCO, Decker Electric, other mechanical and electrical systems 
• Gibson Dunn & Crutcher, legal/land use 
• Remy Moose Manley, legal/CEQA 
• Farella Braun and Martell, legal/historic tax credits and land use 
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NEXT STEPS 
 
Port staff expects to complete the submittal review and return to the Port Commission with 
a recommendation for award of the request for proposals at the August 13, 2013 meeting. 
The following factors will inform the staff’s recommendation to select the respondent for 
negotiations: 
 

 Written submittals 
 Interviews 
 Evaluation and scoring by evaluation panel  
 Reference checks 
 Review of financial materials 

 
The Port Commission, upon considering the staff recommendation, could then award the 
development opportunity to a respondent. The first step would be to negotiate an exclusive 
negotiations agreement (ENA), consistent with the Port Commission’s direction in 
awarding the development opportunity. Once in the ENA period, the selected developer 
and the Port would formulate a project description, negotiate transaction terms, and seek 
regulatory approvals. As these aspects are negotiated, Port staff would present them to 
the Port Commission for review, comment and direction by the Port Commission.  
 
The following represents a tentative schedule:  
 
June 18, 2013 An evaluation panel will score written submittals and interviews with 

the two development teams 
 
August 13, 2013 Port Commission authorization to negotiate an exclusive negotiation 

agreement with the highest ranked development team 
 
Late 2013 Approval of a Pier 38 rehabilitation lease with the highest ranked 

development team 
 
Port staff are pleased to have the opportunity for each development team to present their 
qualifications and visions to the Port Commission and the public. 
 
 
     Prepared by:  John Doll, Project Manager 
        Planning & Development  
  
     For:   Byron Rhett, Deputy Director 
        Planning & Development 
 
 
Exhibit 1 – RFP Evaluation Criteria  
 
Attachments: 

A) Pier 38 Partners, LLC Proposal Summary 
B) San Francisco Pacific Waterfront Partners, LLC Proposal Summary 
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Exhibit 1 – RFP Evaluation Criteria 
 

Evaluation of the submittals from all respondents that meet minimum qualifications will 
focus on the capability of the respondent and the strength of the Rehabilitation Concept 
proposed. The evaluation criteria below will be used to assess the relative strength of each 
submittal. 

1. Developer Qualifications (25 Points) 

a. Respondent’s track record in successfully rehabilitating and  developing 
projects of comparable size, land use, visibility and expense, especially for 
projects located in the San Francisco Bay Area 

b. Experience of respondent’s team members and key personnel 

c. Experience with waterfront and/or historic preservation projects, in particular 
with meeting Secretary Standards 

d. Experience with projects in identifying and securing target tenants, defining 
the scope, structuring the transactions, securing necessary approvals, and 
managing the construction process 

e. Demonstrated ability to operate and maintain real estate projects once 
completed, including sustaining occupancy and addressing on-going 
operational needs 

f. Proven ability to work with public agencies to achieve development  

g. Track record of local hiring and participation of locally owned businesses in 
prior projects 

h. Demonstrated ability to work with local organizations and/or address 
community concerns  

i. Demonstrated understanding, ability and flexibility to obtain key approvals in 
a complex political and regulatory context 

2. Financial Capability (15 points) 

Demonstration that the respondent has the required equity and/or the ability to 
attract equity or debt for projects similar in scope and cost to the proposed 
Rehabilitation Concept as evidenced by: 

a. Financing of comparable projects 

b. Access to sufficient debt and equity, including risk equity, for the project 
proposed 

c. Ability to offer guarantees of bonding arrangements to ensure timely 
completion of the proposed project 

d. On-going relationships with financial sources 
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3. Proposed Design, Construction and Tenant Program (40 points) 

a. Strategy to re-tenant the bulkhead building with uses that best meets the 
Development Objectives 

b. Design and construction plan to ensure the repairs to the bulkhead building 
will be consistent with the City’s building code and Secretary Standards.  

c. Strategy to obtain approvals for the proposed design and construction, as 
noted above in the Regulatory Context 

d. Demonstrated strength of real estate market for proposed tenant use  

e. Demonstration of how the short-term Pier 38 bulkhead building rehabilitation 
will not inhibit a long-term reuse of Pier 38 (i.e., ensure that the short-term 
construction and operation would not hinder possible subsequent 
redevelopment of the entirety or majority of Pier 38). 

4. Proposed Financial Terms (20 Points) 

a. Cash flow projections that demonstrate the project, once operational, will 
meet all lease, debt service, and operating expenses 

b. Proposed annual rent structure to the Port 
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