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   One South Van Ness Avenue, 5th Floor
     San Francisco, CA 94103


   415.749.2580
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–––––––––––––––––––––––––––––––––––
 


From: Kate Aufhauser [mailto:KAufhauser@warriors.com] 
Sent: Tuesday, September 29, 2015 7:22 PM
To: Arce, Pedro (CII); Oerth, Sally (CII); Winslow, David (CPC)
Cc: Clarke Miller; David S. Carlock; Sekhri, Neil
Subject: OpenSpace/Gatehouse/Parking - BCSD Draft Books
 
Pedro, Sally, and David,
 
Please use this link to access our DRAFT BC/SD book for Open Space, Gatehouse, and Parking and
Loading. Hard copies will be delivered tomorrow (Wed) to Pedro and David at OCII and Planning,
respectively.
 
A few notes on this draft:


1)       Please see attached for our Project Introduction and Design Narrative text, which has not
yet been incorporated into the full pdf.


2)       A few other notations regarding forthcoming updates or edits are written directly into the
pdf. Feel free to reach out with any questions about these additional planned revisions.


 
Looking forward to your review and comment by Friday, 10/9, as noted below.
 
Thank you!
Kate
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PROJECT INTRODUCTION 





INTRODUCTION





The Golden State Warriors are submitting this Basic Concept & Schematic Design application for the open spaces, gatehouse and parking and loading areas at the larger development of Blocks 29-32. At approximately 11 acres, Blocks 29-32 collectively represent one of the largest remaining development sites in San Francisco, and the future location of the Golden State Warriors’ new, state-of-the-art multi-purpose event center. The approximately 18,000-seat event center will be the home of the Golden State Warriors’ basketball team, and will host a variety of other activities including concerts, family shows, other sporting events, cultural and theatrical shows, conferences, and civic events. The site also includes two office buildings, retail, and other amenities that will activate the site during non-event times.





The open spaces associated with the Golden State Warriors Event Center and Mixed-Use Development collectively contribute a quality, urban, public experience to the Mission Bay neighborhood. Anchoring the open space is a large urban “main plaza,” while terraced gardens, pedestrian paseo and overlook, southeastern entry plaza, and streetscape elements define additional landscape moments. At the west end of the site, the 4,892 Gross SF (2,831 Leasable SF) gatehouse creates shelter for those within the main plaza, providing an increased sense of intimacy and separation from street traffic and the wind. A 950-car parking garage with entries on 16th Street and South Street, and a 300-space bicycle valet located along 16th Street, will serve employees and visitors to the on-site open spaces, offices, retail, and event center.





RELATED SUBMITTALS





This Basic Concept and Schematic Design package is one of six (6) in total. Other packages are being prepared for: 


(1) the Event Center; 


(2) the 16th Street Office/Retail tower; 


(3) the South Street Office/Retail tower;


(4) a Food Hall and Retail along South Street and Terry Francois Boulevard; and


(5) A common book of Background Appendices for all of these submittals, which will include utility information, wind and shadow studies for the full development, vicinity plans, and site diagrams for additional reference.





SITE ACCESS AND LOCAL TRANSPORTATION





Local transit and access-ways in the vicinity include the Muni T line (future Central Subway connection to East Bay and South Bay via BART at the Powell Street station), Caltrain stations at King Street and 22nd Street, the planned cycle track on Terry Francois Boulevard, and the Bay Trail extension through the Bayfront Park (P22). Forthcoming additional improvements include the Muni Forward project along 16th Street, which will include Bus Rapid Transit (BRT) lines, improvement to local bike routes, and a potential future ferry landing at the terminus of 16th Street. Bay Transportation Management Association (TMA) Shuttles also run daily service for employees and residents of Mission Bay. Together, these resources constitute a transit-rich and highly-accessible urban location that will cater to both local and regional employees and patrons. 





Site-specific transportation considerations are addressed in a project-specific Transportation Management Plan (TMP) prepared by Fehr & Peers on behalf of the Golden State Warriors. The Plan outlines plans for traffic control before and after event center events, introduces streetscape design features to reduce congestion for daily office and retail users, and proposes travel demand strategies to lower auto mode share of all site visitors. 





SUSTAINABILITY AND WASTE MANAGEMENT





The project at Blocks 29-32 will be designed to a LEED Gold campus certification standard for sustainable design. Sustainable design measures in open spaces and garage areas include self-treating landscape areas and bio-filtration planters, bird-safe glass on the gatehouse façade, and carpool vehicle parking and abundant bicycle parking to encourage sustainable transport to and from the site. 





In addition, robust low waste goals will be supported by separate trash, organic waste, and recycling compactors located in the project’s shared loading dock area below grade. All waste will be collected in the below-grade area, and trucks will use the 16th Street driveway to access the loading dock for regular collection of waste. This process will occur out of sight of project neighbors, employees, and visitors. 





ART AND SIGNAGE





The Golden State Warriors intend to incorporate a robust public arts program at Blocks 29-32, complemented by tasteful lighting design. Signage, wayfinding, and building identification will also be introduced as both design features and functional elements. However, public art, signage, and lighting have been deferred to the project’s Design Development (DD) phase, and are therefore not outlined further in this Basic Concept/Schematic Design package. Signage and lighting depicted in the following pages is included for illustrative purposes only and do not represent the forthcoming DD signage and lighting proposal. 





DOCUMENTS, REGULATORY PROCESSES, AND APPROVALS





This package presupposes a forthcoming amendment to the Mission Bay South Design for Development (DforD), which will modify guidelines regarding parking, loading, and streetwall, based on the unique nature of the development.  No amendment to the Mission Bay South Redevelopment Plan is required for the Project’s approval.





Blocks 29-32 will be privately owned, and construction of the full development, including the event center, will be 100% privately financed.





TEAM





Our team has a commitment to high-quality design and engineering, with strong representation from diverse local designers and small business partners. The project is on track to meet its goal of 50% participation by Small Business Enterprises (SBEs) in architecture and engineering professional services.





DEVELOPMENT TIMELINE





The proposed development for Blocks 29-32 is planned for construction in one total phase. All structures outlined in these Basic Concept/Schematic Design packages will be constructed simultaneously. Estimated construction duration for the full Blocks 29-32 project is approximately 24 to 27 months. Under the Mission Bay South Owner Participation Agreement (the “OPA”) and BCDC permit, the Master Developer will be required to complete adjacent infrastructure, including P22 (Bayfront Park), in connection with the construction on Blocks 29-32.








DESIGN NARRATIVE





OPEN SPACE





The open spaces associated with the Golden State Warriors Event Center and Mixed-Use Development collectively contribute a quality, urban, public experience to the Mission Bay neighborhood. The goals of the landscape design are to develop a unique place identity, to connect these new public spaces to the larger neighborhood, and to serve as a local and regional amenity. 








The approach to the project site begins with the streetscape, which consists of trees spaced at even intervals for regularity and scale. Additional features such as streetlights, trashcans, and media pedestals are located outside of pedestrian paths of travel to facilitate circulation by and around the site. Maintenance of clear views improves the sense of connectivity from the edges of the site to the interior public spaces. 





Additional landscaping then further weaves together public and private (publicly accessibly) spaces. Key amongst these spaces is:


· Third Street Gardens and Plazas;


· Main Plaza;


· Pedestrian Path;


· Bayfront Overlook;


· Southeast Plaza; and 


· 16th Street Setback.


These spaces are described further in the following pages. 





In addition to maximizing the quality of public space amenities for visitors and community members, the landscape design incorporates a diverse array of sustainability strategies. All stormwater will be treated on site, either in self-treated planting areas or in filtration basins. This ambitious goal is accomplished through a complex system of extensive and intensive green roofs, filtration basins, rain gardens, and other softscape strategies. This treatment system is designed as an amenity, with ornamental stormwater garden terraces integrated into the Third Street Gardens and 16th Street Setback, providing educational and interpretive moments. 





In addition to stormwater, the landscape design addresses sustainability through resiliency and recycled materials. Stone paving throughout the site will be of a durable and reusable material. Recycled content steel and concrete will reduce landfill. Wood details, including benches, seat wall copes, and other features will all be detailed with durable FSC certified lumber. LED fixtures and low water use planting will reduce the environmental impact from long-term maintenance. 











GATEHOUSE





The gatehouse is an iconic building located along Third Street midway between South Street and 16th Street. It acts as formal entry from Third Street, and the parking garage into the public plaza retail, office towers, and arena. This smaller, free standing structure brings the scale of the surrounding structures down to a more pedestrian scale entering the plaza making it more approachable for visitors. Centered on the open, west end of the public plaza, the gatehouse creates shelter for those within the plaza, providing an increased sense of intimacy and separation from street traffic and the wind.


Within the gatehouse, the roof will be supported by an iconic lattice-like cantilevered structure resembling a basketball net. This structure will be visible in a soaring open atrium, connecting all above-grade levels.  Within the net is a spiral stair connecting all floors from grade level up to the broadcast mezzanine. Beneath this structure, the top-most floor could act as a broadcast platform for game-day broadcast crews to film live on site with the arena as a backdrop. A retractable glass wall will open to the plaza to further connect these possible broadcasts to the game-day atmosphere in the plaza. At plaza and grade levels a mix of dining and retail will be accessible to the public. On grade level public restrooms will be available, as well as a direct connection to grade level parking. All parking levels will access the plaza and grade level through stairs and an elevator within the gatehouse.


The exterior of the gatehouse consists of a simple palate: glass curtain wall to match that of the office towers; a gray fascia circling the top of the façade, matching the columns on the office towers; retractable glass panels to open the top floor to the public plaza; and a sedum green roof.


The gatehouse structure will consist of structural steel framing comprised of pipe or tube columns supporting a combination of built-up and wide flange steel beams. The gatehouse structure will be supported off the at-grade and plaza level reinforced concrete structure.  The supporting structure will be locally thickened as needed to transfer the forces from the gatehouse to the reinforced concrete structure below.








THIRD STREET PLAZA VARIANT





The Third Street Plaza Variant design represents a minor variation to the proposed Open Space plan for Blocks 29-32. The University of California, San Francisco (UCSF) currently maintains a view easement on the project site that extends along a traditional Mission Bay Vara, 100 feet in length east from Third Street and 68.75 feet in width consistent with the width of Campus Lane to the west. The “Vara Block Easement” prevents the construction of a building or structure that would block the above-grade unobstructed view corridor through the 100’ deep easement area. Landscaped areas, including walkways, seating areas, trees, planters, and sculptures are permitted. The Third Street Plaza Variant design was developed to accommodate the proposed project design to the extent feasible, while avoiding any above-grade structural development within the boundary of this easement, as a potential design alternate. 


The design alternate features a large, publicly accessible hardscaped plaza at grade (“Lower Main Plaza”), with grand staircases leading to the elevated Upper Main Plaza level above.* The at-grade space is anticipated to be highly activated, as the Main Plaza under the base design proposal would be, with seasonal or regular programming, retail kiosks, and seating and furniture. Small-scale retail embedded into the elevated plaza section would further enliven the space and would support specific programming goals (for instance, a hot chocolate stand may accompany a wintertime temporary ice rink). Retail frontages would be designed utilizing the same metal, glass, and stone infill framework as the retail along the office tower bases, 10’ above Third Street, to marry the two plaza levels. Additional service and auxiliary storage areas accessible from grade, but hidden from view, would support programming for both the plaza and event center. 


Access to the Upper Main Plaza and Event Center main entry would be maintained via the ramps and stairs on either Third Street corner of the site, and via generous staircases inside the Lower Main Plaza. 


The Third Street Plaza Variant design would reduce the number of on-site parking spaces by approximately 50-75. 





*For detail on Plaza level structures, see 16th Street Office/Retail Tower and South Street Office/Retail Tower BC/SD books. 








PARKING AND LOADING





16th Street Driveway Design:


The four-lane 16th Street driveway will serve as the primary entry and exit point for office users, and the sole access point to the below-grade loading dock and trash collection area that serves the entire site. The driveway has been designed for maximum pedestrian safety and comfort, opening sightlines between exiting drivers and east- or westbound pedestrians, maximizing the available level and ADA-accessible “walk path” across the driveway, and minimizing curb radii to avoid disruption to pedestrian crosswalks at the intersection of 16th Street and Illinois Street. In addition, the driveway will utilize hardware and software to direct traffic entering or exiting the garage and eliminate potential conflicts between driveway users and through-traffic. Lanes to the loading dock will be access-controlled at all times. 


The driveway has been visually integrated into the landscaping and office design immediately adjacent, utilizing a similar textured concrete at grade and merging gracefully with the landscaped topography that leads pedestrians up from 16th Street to the Main Plaza. The garage entry’s rooftop serves as an occupiable terrace, from which site visitors can either watch activity along 16th Street or gaze back to the Main Plaza and event center main entry.* The same terraced area creates a moment of visual interest and layered views to project elements for members of the public on Illinois Street, encouraging them to approach the site. 


*For detail on the 16th Street driveway aesthetics, see 16th Street Office/Retail Tower BC/SD book. 


[bookmark: _GoBack]


South Street Driveway Design:


The three-lane South Street driveway will serve as the primary entry and exit point for retail users, including those users who prefer a valet experience (during non-event hours). Like the 16th Street driveway, this driveway has been designed to maximize pedestrian safety and comfort as well as efficient vehicle flow. 


Additionally, because the valet drop-off area located inside the property line will be visible to members of the public who may approach or view the site from Bridgeview Way, the driveway interior has been partially screened with landscape elements (e.g., a trellis) and will feature high-quality materials and/or artistic treatments. 


*For detail on the South Street driveway aesthetics, see South Street Office/Retail Tower and Food Hall and Retail BC/SD books. 





At-Grade Garage Features:


East of the South Street driveway, a small portion of the project parking garage will be visible at grade. This area will be screened with landscape elements (e.g., climbing plants and/or green wall) and treated with materials that integrate it into the adjacent retail and food hall frontages.* 


Additional at-grade vehicle parking on-site is completely concealed by the Main Plaza, which slopes from 8’ above Third Street at its western edge to 10’ above Third St. near the event center main entry. Access to this parking level and additional subgrade levels is provided via elevators in the gatehouse structure at the edge of the plaza.** 


*For detail on the South Street at-grade garage treatment, see Food Hall and Retail BC/SD book.


*For detail on the Main Plaza at-grade garage treatment, see Open Space section of this BC/SD book.  





Garage Interior Design and Operations:


The garage has been designed with several independent paths of vehicular travel to facilitate the peak vehicular load during event traffic flow. Several areas of the garage will be designated primarily for event, office, or retail use, though daytime users on site may make their spaces available to nighttime event vehicles (e.g., a single space may be used by an office user during the day and an event patron during the evening). Several areas within the garage will also be designated for preferred exit through the 16th or South Street driveway. The garage will include clear and copious signage directing different users to the appropriate locations.  


The garage will feature ADA spaces as required by code, in addition to carpool and vanpool spaces, and will consist of 50% compact spaces. 
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Kate Aufhauser
Project Analyst
510.986.5419 (office) | 202.230.2642 (cell)
KAufhauser@warriors.com
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From: Kate Aufhauser 
Sent: Monday, September 28, 2015 8:35 AM
To: 'Arce, Pedro (CII)'; 'Oerth, Sally (CII)'; 'Winslow, David (CPC)'
Cc: 'Clarke Miller'; 'David S. Carlock'; 'Sekhri, Neil'; richyworks@mac.com; 'Lauren Weingartner'
Subject: Event Center/Retail - BCSD Draft Books
 
Pedro, Sally, and David,
 
In follow-up to last week’s submission, our DRAFT BC/SD books for the Event Center and Food
Hall/Retail are now available at the links below. Pedro, please note hard copies of the same files are
scheduled to be delivered at the OCII front desk (addressed to you) before 5pm PT today (Monday),
so they should be waiting when you arrive tomorrow.
 
Looking forward to your review and comment by Friday, 10/9, as noted below.
 
Thank you!
Kate
 
Event Center Draft BC/SD
Food Hall & Retail Draft BC/SD
 
 
 
Kate Aufhauser
Project Analyst
510.986.5419 (office) | 202.230.2642 (cell)
KAufhauser@warriors.com


website | tickets | app | social | find us


 
 


From: Kate Aufhauser 
Sent: Wednesday, September 23, 2015 8:17 PM
To: Arce, Pedro (CII); 'Oerth, Sally (CII)'; 'Winslow, David (CPC)'
Cc: Clarke Miller; David S. Carlock; Sekhri, Neil; Mallory Shure; 'Lauren Harrison'; Dwight Long
Subject: Office/Retail Towers - BCSD Draft Books
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Pedro, Sally, and David,
 


Please find our DRAFT BC/SD books for the South Street Tower and 16th Street Tower available at
the links below. A few notes:
 


1)       We’ll be updating the Project Data Summary “notes” to reflect today’s discussion about D4D
amendments, but those changes are not yet incorporated into these submissions. Note also
that “vehicle parking” in the same table needs to be updated (from 270 to 315 and 313 to


362 for 16th St. and South St., respectively), but we have not yet plugged in that edit.
2)       Select rendering updates are still in progress. The images in question have been marked


with some notes about the changes being picked up, but you should feel free to disregard
the image content for now.


 
We’re still on track to meet the schedule we outlined for Pedro in August, so we’ll plan to submit our
other books by end of week and will look forward to seeing your edits on all six books by Friday,
10/9. If you’d like to get together with designers for a page-turn or to discuss specific comments in
the interim, I’ll be happy to help set that up.
 
Thank you!
 
Kate
 
South Street Office/Retail Tower


16th Street Office/Retail Tower
 
 
 
Kate Aufhauser
Project Analyst
510.986.5419 (office) | 202.230.2642 (cell)
KAufhauser@warriors.com


website | tickets | app | social | find us


 
 



https://www.dropbox.com/s/soieriuqqm6e0qd/2015.09.23_GSW_BCSD_SOUTH_STREET_TOWER_DraftSubmission.pdf?dl=0

https://www.dropbox.com/s/2hnt9411dzkhgad/2015.09.23_GSW_BCSD_16TH_STREET_TOWER_DraftSubmission.pdf?dl=0

https://www.dropbox.com/s/2hnt9411dzkhgad/2015.09.23_GSW_BCSD_16TH_STREET_TOWER_DraftSubmission.pdf?dl=0

https://www.dropbox.com/s/2hnt9411dzkhgad/2015.09.23_GSW_BCSD_16TH_STREET_TOWER_DraftSubmission.pdf?dl=0
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