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The building exteriors feature clay barrel-tile roofs, wooden eave brackets, and
copper downspouts. On the concrete-plaster stucco facades—painted crimson and
ochre—are upper-level terraces, balconies and bay windows, and flowerboxes.

GENERAL DESCRIPTION

The Delancey Street Embarcadero
Triangle is the self-built and self-
managed home and workplace for
San Francisco’s Delancey Street
Foundation. Delancey Street is a
unique community of former
members of “America’s permanent
underclass” —hard-core substance
abusers, criminals, unemployable
welfare recipients, homeless people,
and unskilled and/or functionally
illiterate individuals—determined
to change and improve their lives.
The complex was built primarily
by community residents using do-
nated materials; no public funding
was involved.

Founded in San Francisco in 1971,
the Delancey Street Foundation is
named for the street on Manhattan’s
Lower East Side where European
immigrants banded together at the
turn of the century to support each
other and learn how to enter the
mainstream of American society.
Today—with some 800 residents in
five locations around the country
and with thousands of graduates
leading successful, law-abiding,
and drug-free lives—the foundation

is widely respected as a most un-
usual and signally successful resi-
dential self-help program of educa-
tion and treatment.

Delancey Street uses the concepts
of self-reliance, commitment, and
hard work to help its residents de-
velop and improve academic, voca-
tional, interpersonal, and social skills
while they rebuild the self-esteem
they need to lead successful and re-
warding livesin society’s mainstream.
The community lives and functions
as an extended family does; mem-
bers take responsibility for each
other and pool their energies and
resources. Delancey Street prides it-
self on having no outside professional
staff and providing all food, clothing,
shelter, education, vocational train-
ing, therapy, and recreation at no
cost to residents or taxpayers.

During the average four-year stay,
a resident receives a high-school
equivalency education and is trained
in at least three marketable skills be-
fore graduating. The community cur-
rently runs a wide range of training
options to provide residents with
vocational experience. Some, such
as a moving and trucking company,
a printing operation, a catering ser-
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MIXED-USE

DELANCEY STREET
EMBARCADERO
TRIANGLE

A four-story, 336,700-square-foot,
mixed-use complex on a triangu-
lar waterfront sl:te in a redevel-
oping urban area. Five buildings
surround a central courtyard
containing a 500-seat multipur-
pose meeting room, a 150-seat

sueenmgmummdasmnurmg
pool and spa. On the ground

level,ﬂ1ebu11d.1ngscontam54,4{l)- g

square feet of commercial space,
including a 200-seat restaurant
and a health club. Upper levels
contain 177 dwelling units, cen-
tral dining facilities for 400, and
recreation areas for residents. A
179-space parking garage and an
auto service facility are located
under the central courtyard.

SPECIAL FEATURES

* Housing over retail

* Contextual design

* Flexible commercial space

¢ Urban redevelopment site

* Handcrafted decorative
elements

OWNER/DEVELOPER

Delancey Street Foundation
2563 Divisadero Street

San Francisco, Callforma 94115
415-957-9800

ARCHITECT

Backen Arrigoni & Ross, Inc.
1660 Bush Street

San Francisco, California 94109
415-441-4771
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Inside handcrafted wrought-iron gates,
the main entrance to the central court-
yard is flanked by a reception area and
a residential lobby.

vice, and a restaurant, generate in-
come that supports the foundation’s
work. Others, such as a paratransit
service, an accounting operation,
and an automotive maintenance
center, provide direct support for
the functional and administrative
needs of the community.

The Delancey Street Embarcadero
Triangle is currently home to De-
lancey Street’s approximately 350
San Francisco residents. It can accom-
modate a maximum of 700 residents
in 177 studio, one-bedroom, and
two-bedroom apartments, which
are assigned on the basis of senior-
ity. Residents share central dining
and recreational facilities, including
a social room, library, multipurpose
meeting room, and swimming pool
and spa. The Triangle also contains
54,400 square feet of commercial
space, nearly two-thirds of which
is leasable.

THE SITE

On the waterfront in San Fran-
cisco’s South Beach neighborhood, a
redeveloping area within walking
distance of the business district, the
2.95-acre site is an irregularly
shaped triangular block bounded by
the Embarcadero, Brannan Street,
and First Street. Adjacent blocks
contain a mix of market-rate hous-
ing, commercial and industrial ac-
tivities, and vacant land.

The parcel is owned by the Port of
San Francisco, leased to the city’s
redevelopment agency, and sub-
leased to Delancey Street for a term
of 66 years. City redevelopment
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plans designated the block for low-
income housing, which did not gen-
erate the interest of conventional de-
velopers. Delancey Street, looking
for a location to centralize and ex-
pand its local operations, became in-
terested in the site in 1984. At the
time, its businesses and residents were
housed in several locations around
the city.

Although the city had master-
planned the site for housing, the land
was zoned for maritime use, and
guidelines set by the state land com-
mission prevented the port from al-
lowing nonmaritime uses. The state
legislature passed special legisla-
tion to exempt the project from the
commission guidelines and from
tidelands rules. Approvals had been
delayed for other reasons, too: The
area was under study as the site for
a new ballpark, and the Delancey
Street project was also the first to
come up for review under a new city
law requiring development sites to
be tested for contaminants.

Before the lease was granted,
Delancey Street had to obtain ap-
provals from surrounding land-
owners. The developers of the ad-
jacent, upscale apartment projects
objected until Mimi Silbert, Del-
ancey Street’s president/CEO and a
PhD in both criminology and psy-
chology, presented compelling evi-
dence that the Delancey community
had a better record than conven-
tional residential uses: Not only
has there never been an arrest or
violent incident on any of its prem-
ises, but also its residents are guar-
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At the ground level, the central courtyard provides access to flexible spaces that serve
as workplaces, storage facilities, and clothing and book exchanges for residents.

anteed to be drug-, alcohol-, and
crime-free.

PLANNING/DESIGN

While negotiations for the site
were underway, the community re-
alized that it would require profes-
sional assistance with planning and
design. Following an exhaustive
search, Silbert recruited Howard
Backen of Backen Arrigoni & Ross,
a well-respected San Francisco-
based firm with a broad range of
experience. The assignment took
seven years, including four on a pro
bono basis. To gain insight into the
community’s unique requirements,
Backen methodically studied its op-
erations, visited its existing facilities,
and met with residents.

From the start, the concept for the
facility was to create a high-quality,
noninstitutional environment that
would foster personal dignity and
community pride. As plans took
shape, Silbert and Backen were care-
ful to size and detail the facility for
no more than the number of resi-
dents that could comfortably be
housed on the site. During the de-
sign process, Backen led residents
on tours around the city to illustrate
alternatives. Invariably, residents
preferred classic, traditional styles
and details to modern ones, which
were often grim reminders of the
correctional facilities where some had
served their sentences.

With its rich materials and many
distinctive handcrafted features, the
complex does not fit the stereotype

Bob Swanson

®




- L
¥ S
I i

i, - e

L i

Streetfronts, which at first glance appear to be rows of smaller buildings, reflect the
character and integrity of the city’s rich architectural heritage.

of low-income housing. If sold as
condominiums, the units would prob-
ably fetch more than $350,000 each.
In fact, the complex was intention-
ally designed with enough flexibil-
ity to permit conversion to market-
rate uses. Forexample, a storage room
in each unit contains the plumbing
necessary to install a kitchen.

FINANCING

Once the plans had been completed
and approved by the city building
department, the foundation sent

LAND USE INFORMATION

Site Area: 128,000 square feet (2.95 acres)
Total Dwelling Units: 177
Gross Density: 60 units per acre

Gross Building Area: 336,700 square feet
Residential: 259,700 square feet
Commercial: 54,400 square feet

Retail: 45,400 square feet

Restaurant: 7,800 square feet

Health club: 1,200 square feet
Community facilities: 22,600

Recreation center: 7,800 square feet

Screening room: 2,600 square feet
Pool/spa pavilion: 1,200 square feet

Total Parking Spaces: 179
Number of Stories: 4

Central residential dining area: 7,800 square feet
Central residential recreation area: 7,000 square feet

Gross Leasable Area (retail): 36,450 square feet

them out to several general contrac-
tors for bid. The bids received
ranged from $27 million to $30 mil-
lion. Delancey Street reckoned that,
using in-house labor and donated
goods and services, it could build the
facility for less than half that amount.

Financing for construction, how-
ever, proved difficult to obtain.
Delancey Street was unwilling to
put the project up as collateral and
had a limited credit history. To start
construction, it tapped $4.5 million
in equity from the sale of two build-
ings it owned in the Richmond

PROJECT DATA
RESIDENTIAL INFORMATION
Typical Floor Area  Number

Unit Type (Square Feet) Built
Studio/ 1 bath 'l s it R 551 44
Studio/2 bathy= 50 f0 s i e 868 29
1-bedroom/1-bath ............ 868 7
1-bedroom/2-bath ............ 868 22
2-bedroom/2-bath ............ 870 75

DEVELOPMENT COST INFORMATION

Multipurpose meeting room: 4,000 square feet

Of Purchased  Of Donated

Goods and Goods and
Services Services”  Total
Site Improvement Costs . . . $ 0.50 $ 0.50 $ 1.00
Hard Construction Costs . . . 12.00 13.00 25.00
FurnishingCosts . . .. ... 0.25 1.50 1.75
Soft Casts 2 s v e S 1.00 225
Total Development Cost . . . $14.00 $16.00  $30.00

Notes:

Dollar figures in millions.
?Including in-house labor.S
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neighborhood and in Pacific
Heights that had appreciated hand-
somely over the years. It calculated
that somewhere between $5 million
and $10 million in construction fi-
nancing was needed. During the first
six months of construction, six or
seven community-based banks sent
back rejection slips because little
about the project fit their lending
requirements. Fortunately, the Bank
of America heard about the project’s
plight and came to the rescuein June
1988, offering a nontraditional,
custom-designed, unsecured line of
credit for $10 million.

Using in-house labor with donated
materials and professional services,
construction came to approximately
$14 million. Of this amount, roughly
$7 million was raised from the sale
of buildings, collected earnings, and
$2.5 million in savings, while an ad-
ditional $1 million was obtained
from one-time grants. The remain-
ing $6 million, borrowed from the
Bank of America, was paid back
ahead of schedule using some $1
million of donations, $2 million
from the city’s affordable housing
trust fund, and the remainder from
foundation earnings.

CONSTRUCTION

Construction—which is of wood-
frame over post-tension deck,
sheathed in concrete plaster—was

begun in October 1987 and completed
by January 1991. Working with

Actual Cost Estimated Value

R L e 1

Reliance on donated construction materials called for considerable discipline. For
example, the paving pattern on the podium level was custom-designed to make the

best use of the tiles that became available.

Apersey Construction as general
contractor and assisted by members
of the San Francisco Building Trades
Council, residents provided nearly
80 percent of the labor and all of
the ancillary support, including
accounting, dealing with subcon-
tractors, and ordering all products
and materials.

The effort was an unprecedented
experience in vocational training,
helping more than 250 formerly un-
employable adults acquire skills in
the building trades and related ser-
vices. The state’s department of vo-
cational rehabilitation put a number
of residents through school to ob-
tain contractors’ licenses to go
hand-in-hand with their practical
training, and several graduates are
now running their own construc-
tion companies.

More than 3,000 businesses and
individuals donated time, money,

and materials to the project. Manu-
facturers and distributors from
around the United States were
asked to provide needed products.
The design changed many times
during construction, depending on
which materials were available.
Sometimes, materials were rejected
to ensure consistency on the proj-
ect’s exterior, but everyone learned
to improvise and make adjustments
on the interiors; for example, every
bathroom has different fixtures
from the one next door.

Residents took great pride in their
work, and quality craftsmanship is
found throughout. Walls were to-
tally rebuilt if they were not per-
fectly straight; custom-designed
stained-glass windows were made
in the residents’ glass shop; residents
even fabricated their own steel, first
building a shop and all the equip-

ment in it.

Douglas Dun
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DEVELOPMENT SCHEDULE

Planning Started: September 1984
Site Leased: September 1987
Construction Started: October 1987
Project Completed: January 1991

DIRECTIONS

From San Francisco International Airport:
Follow Highway 101 north for approximately
nine miles. Before crossing the Bay Bridge,
exit at Bryant Street. Proceed east on Bryant
Street for about four blocks, and tum right onto
Beale Street. Follow Beale one block south to
R [~ the Embarcadero. The Delancey Street Em-
AN barcadero Triangle is located immediately to
' the right, on the block bounded by the Em-
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THE EMBARCADERC

Podium Level

merly First) Street. The main entrance is at
600 Embarcadero.
Driving Time: Apprﬂximalel}f 15 minules.

Key:
Residential

Residential Lobby
Reception

Mail Room
Multipurpose Room
Screening Room
Pool/Spa

Health Club

10 Auto Service (below)
11 Storage

12 Kitchen

13 Delicatessen

14 Restaurant

15 Retail/{Commercial
16 Garden

17 Service Area

OO~~~ WMN —

THE EMBARGADERO '
Upper Level 18 Ramp down to Parking
19 Parking
A 27
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