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INFORMATIONAL MEMORANDUM     
 
126-0632015-001 
 
October 27, 2015 
 
To:  Tiffany Bohee, Executive Director  
 
From:  Sally Oerth, Deputy Director  



James Morales, General Counsel 
   
 
Subject: Application of Certain Redevelopment Plan Land Use Provisions to the Event 



Center Project; Mission Bay South Blocks 29-32 
 
 
In response to your request for Office of Community Investment and Infrastructure (“OCII”) staff to 
provide additional guidance concerning the intent behind various provisions of the 
Redevelopment Plan for the Mission Bay South Redevelopment Project (hereafter, “Plan”), which 
was originally adopted by City and County of San Francisco Ordinance No. 335-98 on November 
2, 1998, and was amended by City and County of San Francisco, Ordinance No. 143-13 on July 
9, 2013, OCII staff provides the following discussion.  In addition, this memorandum provides 
guidance on how various provisions of the Plan relate to the proposed Event Center and Mixed-
Use Development at Mission Bay Blocks 29-32Project (hereafter, “Project”) proposed by GSW 
Arena LLC, an affiliate of the Golden State Warriors basketball team. 
 
 



(1) The Commercial Industrial / Retail Land Use District Does Not Prohibit All Theater-
Related Uses. 



The Commercial Industrial / Retail Land Use District provides that the district consists of 
“industrial, commercial and office uses, retail and compatible other uses, excluding theaters, 
which can be in mixed-use facilities.” (Plan, § 302.4.)  OCII interprets this language to prohibit 
standalone theaters, as opposed to theater uses within a mixed-use facility, within the 
Commercial Industrial / Retail Land Use District.   
 
A theater-related use proposed within a multi-purpose facility may, pursuant to the Plan, qualify 
as an Arts Activity, Art Space, or Nighttime Entertainment use.  This conclusion is illustrated by 
the fact that “Arts Activities” which is a principal use authorized in the Commercial Industrial / 
Retail Land Use District permits theater-related uses such as performance and exhibition of 
“video, graphic art,… and other visual, performance and sound arts and crafts[,]” but not including 
“exhibition of films.” (Id. at p. 44.)  Similarly, as defined in the Plan, an Art Space includes “spaces 
customarily used principally for arts activities” but excludes theaters if “liquor is customarily 
served during performances.” (Ibid.)  Where liquor is served, a facility that includes theater-
related uses may, pursuant to the definition set forth in the Plan, constitute a “Nighttime 
Entertainment” use.   Specifically, “Nighttime Entertainment” uses may include a “theater 











Page 2       126-0632015-001 
       October 27, 2015 



performance space” that “serve[s] alcoholic beverages during performances…” (Id. at p. 50.)  As 
a result, by definition, Arts Activity, Art Space, and Nighttime Entertainment uses include some 
uses that are similar to a theater.  Consistent with OCII’s intent in adopting the Plan and in order 
to interpret the terms Theater, Arts Activities, Art Space, and Nighttime Entertainment in a 
manner that avoids irreconcilable conflict, OCII staff concludes that a theater-related use that 
meets the definition of an Arts Activity (a principle use), Art Space (a principle use), and/or 
Nighttime Entertainment (a secondary use subject to findings by the Executive Director) is 
permitted within the Commercial Industrial / Retail Land Use District. 
 
The Project is consistent with the Plan’s limitations on development of Theaters.  The Project 
does not constitute a standalone theater; it is a mixed-use project.  As such, the Plan does not 
prohibit development of a theater as part of the Project.  Moreover, the Event Center component 
of the Project constitutes a multi-purpose facility, which as proposed will include uses that qualify 
as Arts Activities, Art Spaces, and/or Nighttime Entertainment uses. Therefore, OCII staff 
concludes that the Project does not constitute or include a prohibited theater pursuant to the Plan. 
 
  



(2) Arts Activities and Art Spaces are Separate Principal Uses Within the Commercial 
Industrial / Retail Land Use District. 



Principal uses in the Commercial Industrial / Retail Land Use District include Arts Activities and 
Spaces.  As explained in Attachment 5 (Definitions) of the Plan, “Arts Activities” include 
“performance, exhibition (except exhibition of films), rehearsal, production, post-production and 
schools of any of the following: dance, music, dramatic art, film, video, graphic art, painting, 
drawing, sculpture, small-scale glass works, ceramics, textiles, woodworking, photography, 
custom-made jewelry or apparel, and other visual, performance and sound arts and crafts.” (Plan, 
Attachment 5 (Definitions), p. 41.)  “Art Spaces” are defined as “studios, workshops, galleries, 
museums, archives, and other similar spaces customarily used principally for arts activities, 
exclusive of Theaters, dance halls, and any other establishment where liquor is customarily 
served during performances.” (Ibid.)  While the Plan commonly refers to “Arts Activities and 
Spaces” together, the definitions demonstrate that each term has a separate meaning. Where the 
Plan authorizes “Arts Activities and Spaces,” OCII staff concludes that OCII may approve a use 
either as an “Arts Activity” or an “Art Space.”  This conclusion is supported by the fact that, in 
some instances, the Plan authorizes only one of the two uses. (See, e.g., Plan, § 302.5 
[authorizing “Arts Activities” but not “Art Spaces” as a principal use within the UCSF Land Use 
District].) 
 
Therefore, OCII staff recommends that the Director consider whether any uses proposed for the 
Event Center constitute either or both “Arts Activity” or “Arts Space” uses.  OCII staff believes 
various proposed uses of the Event Center constitute either or both “Arts Activity” or “Arts Space” 
uses.  For example, OCII staff believes “Arts Activities” proposed in the Event Center include 
various dance, music, and dramatic art shows as well as conventions of an artistic and cultural 
nature.  OCII staff also believes that certain Event Center uses constitute an “Art Space” use 
including family shows as well as conventions that will exhibit art similar to a gallery or museum 
and that do not customarily include the sale of liquor.   
 
 



(3) Public Structures and Uses of a Nonindustrial Character are Separate Secondary Uses 
Within the Commercial Industrial / Retail Land Use District. 
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Secondary Uses under the “Other Uses” category in the Commercial Industrial / Retail Land Use 
District includes uses qualifying as a “public structure or use of a nonindustrial character.” (Plan, § 
302.4(B).)  Consistent with the plain language of the Plan, OCII may approve a use as either a 
“public structure or use of a nonindustrial character.” (Plan, § 302.4(B) (emphasis added).)  This 
conclusion is supported by the fact that there are other examples of multiple uses being listed 
together within the Plan.  For example, principal uses within the Commercial Industrial and 
Commercial Industrial / Retail Land Use Districts include either a “greenhouse or plant nursery.” 
(Plan, §§ 302.3(A), 302.4(A).)  Similarly, within the UCSF Land Use District an “elementary 
school or secondary school” is permitted. (Plan, §§ 302.5; see also Plan, § 303.3(A) [authorizing 
any of the following temporary uses: “exhibition, celebration, festival, circus or neighborhood 
carnival”].)   This conclusion is also consistent with the Plan’s major objectives.  As described in 
the 1998 Mission Bay FSEIR, under the Plan “[t]he Project Area would change from an 
underdeveloped industrial area with large swaths of vacant land, to a fully developed mixed use 
urban area, with about 30,000 employees and about 11,000 residents.” (1998 Mission Bay FSEIR, 
p. II.6.)  In order to facilitate this change from an underdeveloped industrial area to a mixed use 
urban area, the Plan broadly authorizes “uses of a nonindustrial character” within the Commercial 
Industrial / Retail land use district subject, as with all secondary uses, to the Director making 
necessary findings.  Therefore, OCII staff recommends that the Director consider whether any 
uses proposed for the Event Center constitute either or both a “Public Structure” or a “Use of a 
Nonindustrial Character.”  
  
OCII staff believes the Event Center constitute both a “Public Structure” and a “Use of a 
Nonindustrial Character.”  “Public Structure” is not defined in the Plan.  “Public structures” often 
include privately owned or operated buildings.  For example, museums are frequently owned by 
private entities and the Moscone Center, while publicly-owned, is operated by a private contractor.  
The Event Center is a “Public Structure” because it will serve as a new, civic landmark that will 
host a variety of entertainment, convention, conference, cultural, and civic events.   
 
Furthermore, Public Structures within the City, such as the Moscone Center as well as publicly 
and privately owned museums, regularly charge admission fees, and the Plan includes no 
prohibition against a “public structure” charging an admission fee.  Additionally, OCII has 
previously authorized secondary “public structure” uses within the Plan Area that charge for 
services.  For example, in approving the UCSF Medical Center the Executive Director found that 
it constituted a secondary use as a public structure notwithstanding that members of the public 
generally pay for medical services provided at the center. 
 
OCII staff also believes the Event Center constitutes a “Use of a Nonindustrial Character.”   The 
Event Center is not an industrial use and is consistent with the objective to transition Mission Bay 
from an underdeveloped industrial area with large swaths of vacant land to a fully developed 
mixed use urban area.   Therefore, consistent with the Plan, OCII staff believes the Director may 
conclude the Event Center constitutes both a “Public Structure” and a “Use of a Nonindustrial 
Character.”   
 
 



(4) Recreation Buildings Include both Active and Passive Recreation.   



Secondary Assembly and Entertainment Uses permitted in Commercial Industrial / Retail Land 
Use District includes “Recreation Buildings.”  The Plan does not contain a definition of the term 
“Recreation;” however, this term commonly refers to leisure and entertainment activities.  (See, 
e.g., Merriam-Webster.com. Merriam-Webster, n.d. Web. 16 Sept. 2015. <http://www.merriam-
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webster.com/dictionary/recreation> [defining “recreation” as “something people do to relax or 
have fun: activities done for enjoyment”].)  Additionally, the ordinary definition of “recreation” does 
not limit such an activity to active recreation (such as playing tennis) or passive recreation (such 
as watching a sporting event). OCII staff concludes the meaning of “Recreation Building” should 
be interpreted consistent with the ordinary meaning of recreation.  This conclusion is further 
supported by the fact that the “Recreation Building” secondary use is listed as a subset of 
“Assembly and Entertainment.”  Both passive and active recreation are forms of “assembly and 
entertainment.” 
 
Additionally, “recreation facilities” are discussed in the 1998 Mission Bay FSEIR.  As explained in 
the 1998 Mission Bay FSEIR, “taking advantage of relatively undeveloped but close-in locations 
and excellent freeway access, the large recreation facilities in the Project Area use almost one-
quarter of the open land area used by businesses.” (1998 Mission Bay FSEIR, p. V.C.4.)  
“[L]arge-scale recreation and retail activities” in the Plan area in 1998 included “[t]he Mission Bay 
Golf Center opened in 1992, using almost 300,000 square feet of land area (over 6 acres) for a 
driving range. A restaurant and retail shop have opened as sub-tenants of the center. An in-line 
hockey sports facility (Bladium) opened in 1995 west of Third Street just south of the Lefty O'Doul 
Bridge. Similar to the Esprit Outlet and the Golf Center, Bladium also offers retail and eating and 
drinking operations.” (Ibid.)  OCII envisioned that the total acreage of land dedicated to 
recreational facilities within the Plan Area would decrease as redevelopment occurred.  However, 
OCII anticipated that new recreation uses would continue to be developed within Plan Area and, 
for that reason, the Plan authorizes both outdoor “Open Recreation” and indoor “Recreation 
Building” uses within certain land use districts. 
 
For each of these reasons, OCII staff concludes that the Event Center constitutes a “Recreation 
Building” pursuant to the Plan, which will generally offer passive recreation opportunities for the 
public (i.e. it will provide a venue for watching sporting events, etc.). 
 



(5) OCII Staff has Evaluated the Project in the Context of Each Section 104 Objective and 
Policy and Concludes the Project Generally Conforms to Each Applicable Policy Set 
Forth Therein. 



Land Use   
 
1. Objective 1. Create a vibrant urban community in Mission Bay South which incorporates 
a variety of uses including medical research, office, business services, retail, entertainment, hotel, 
light industrial, education, utility, housing, recreation and open space, and community facilities. 
 
OCII staff believes the Event Center generally conforms to this Land Use Objective.  The Project, 
including the Event Center, provides a diverse array of uses including office, retail, entertainment, 
recreation and community facilities.  OCII staff believes these uses will complement the existing 
business, institution and residential uses within the Plan Area and assist in achieving the Plan’s 
objective to create a vibrant urban community. 
 
1.1 Policy 1 -  Consider land use compatibility in siting the various uses. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  As noted herein, 
the Project is located within the Commercial Industrial / Retail land use district, which provides for 
a diverse and intense array of land uses.  Additionally, the Project site’s location on the east side 
of 3rd Street creates a buffer separating the Project site from the other land use districts in the 
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Plan Area.  Therefore, OCII staff believes that the Project and its Event Center are compatible 
with surrounding uses. 
 
1.2 Policy 2 - Integrate Mission Bay South land uses, scale and circulation systems with 
surrounding districts and San Francisco Bay. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project will 
be integrated into the Mission Bay’s existing circulation system, which pursuant to the Plan and 
the Mission Bay South Infrastructure Plan was designed to interconnect the Plan Area with 
surrounding districts and San Francisco Bay.  Furthermore, as compared to the surrounding 
districts and the San Francisco Bay area, the Plan Area generally includes more vacant and 
underutilized blocks, including the Project site.  Continuing to build out Mission Bay, with 
developments like the Project, will reduce inconsistencies in the scale of development of Mission 
Bay as compared to the surrounding area.  Additionally, OCII staff believes the Project is 
consistent with uses in the surrounding area such as AT&T Park.   
 
1.3 Policy 3 - Create a variety of retail and other visitor-serving uses that benefit residents, 
workers and visitors, including regional retail, entertainment, recreational, and hotel uses. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project, 
including the Event Center, includes a variety of retail and other visitor-serving uses including 
regional retail, entertainment, and recreational uses.  OCII staff believes adding such uses to the 
Mission Bay will provide amenities that benefit residents, workers, and visitors.  
 
1.4 Policy 4 - Where appropriate, encourage the siting of ground floor neighborhood-serving 
retail and personal service uses in locations convenient to serve Mission Bay South businesses, 
residents, visitors and working populations, and/or encourage the siting of other pedestrian-
interest activities along pedestrian pathways, at major intersections and at transit stops. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project, 
including the Event Center, proposes retail and open space amenities adjacent to pedestrian 
pathways and transit resources within the Plan Area.  OCII staff believes the Project site’s 
location is well suited for the Project because it is located on the east side of 3rd Street which 
provides a reasonable buffer between the Project and other land use districts in the Plan Area; 
yet, the Project will also be easily accessible to Mission Bay residents, visitors and working 
populations using pedestrian pathways and transit services. 
 
1.5 Policy 5 - Where appropriate, design building forms and ground floor uses that enliven 
and activate streets and open space and which provide visual interaction between building 
occupants and pedestrians (“eyes on the street”) for safety and security. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  OCII staff 
believes the Project is well designed and will enliven and activate streets and open space.  The 
Event Center includes visual interaction between building occupants and pedestrians through, for 
example, the Bayfront Terrace.  Furthermore, the Project will include retail and entertainment 
uses, including the Event Center, which will expand the hours in which surrounding streets 
remain active thereby increasing the times of day eyes are literally on the streets.  
 
2. Objective 2. Assure that adequate community services and facilities are provided for 
Mission Bay South residents and working population. 
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OCII staff believes the Event Center generally conforms to this Land Use Objective.  Based on 
the existing employee and residential population of Mission Bay, OCII staff believes the Plan Area 
would benefit from additional community services and facilities.  Consistent with this objective, the 
Project, including the Event Center, will provide retail, cultural and entertainment amenities to 
help meet existing demand for community services and facilities within the Plan Area.   
 
2.1 Policy 1 - Provide for general community services and recreational facilities at a scale 
appropriate to serve Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  Particular given 
the current deficit in community service and recreational facilities within the Plan Area, OCII staff 
believes the Project, including the Event Center, is proposed at a scale that is appropriate to 
address existing unmet demand for such resources in Mission Bay South. 
 
2.2 Policy 2 - Include adequate public improvements, utilities and amenities. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  OCII staff 
believes Project includes adequate public improvements and related amenities because, for 
example, the Project includes 3.2 acres of open space.  Furthermore, as determined in the 
Project’s FSEIR, the Project will result in less than significant project-specific utility and service 
system impacts.  With respect to significant cumulative utility and service system impacts that 
may result from continued buildout of Mission Bay, the FSEIR requires the Project to contribute 
its fair share towards those future improvements. 
 
 
Urban Design 
 
3. Objective 3. Emphasize in Mission Bay South the characteristic San Francisco 
development patterns, which give its neighborhoods image and means of orientation. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Objective.  One 
important characteristic of San Francisco’s development pattern is that a substantial portion of 
Bay is developed with community oriented civic, entertainment, and open space uses that draw 
residents and visitors to waterfront areas of the City.  OCII staff believes development of the 
Project, including the Event Center, is consistent with this development pattern and will create an 
iconic Mission Bay attraction near the waterfront. 
 
3.1 Policy 1 - Provide pedestrian scale and interest in ground floor treatments of buildings 
through the use of treatments such as clear glass fenestration, cornice treatments and detailed 
facades.  
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.   The Project, 
including the Event Center, includes innovative design and is pedestrian scale with appropriate 
ground floor treatments.  For example, the Project includes an outdoor, glass-covered 
passageway that will extend from ground level on 16th Street to the Third Street Plaza.  OCII staff 
believes the design of the Event Center is generally consistent with the architectural guidance 
included in the South Design for Development Guidelines. 
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3.2 Policy 2 - Design in consideration of protecting major views of the Bay, the Bay Bridge 
and the Downtown skyline from Mission Bay South and, if feasible, the elevated I-280 freeway 
along Mission Bay South, using street view corridors, open space, the careful placement of 
building forms and building massing. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project will serve to draw visitors and residents toward the site and will honor the 
spirit of the Mission Bay street grid system by providing opportunities to view the Bay that are 
unparalleled in the Plan Area, including the elevated view terrace located on the cantilevered 
Bayfront Terrace and overlooking the Bayfront Park and the Bay beyond.  Therefore, OCII staff 
believes the Project will enhance public opportunities for major views of the Bay, the Bay Bridge 
and the Downtown skyline from Mission Bay South.   
 
3.3 Policy 3 - Create a visual and physical access to San Francisco Bay and the channel of 
China Basin. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project, including the Event Center, is well designed and will contribute to the visual 
experience looking into Mission Bay from San Francisco Bay and the channel of China Basin. 
 
3.4 Policy 4 - Recognize that buildings, open spaces and view corridors, seen together, will 
create the character of Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project based on its design and diverse array of uses, including the Event Center 
and associated open space, will attract residents from other areas of the City as well as tourists to 
Mission Bay and will likely become one of the more iconic and well-known destinations in the 
Plan Area.  
 
3.5 Policy 5 - Achieve high quality design for buildings and landscaping. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy. OCII staff 
believes the design of the Event Center is generally consistent with the architectural guidance 
included in the South Design for Development Guidelines.  Furthermore, the project sponsor 
worked extensively with OCII staff to create a superior design concept for the Event Center and 
associated open space.   
 
3.6 Policy 6 - Emphasize the importance of intersections by encouraging higher density uses, 
taller buildings (one to two stories or the tallest portion of buildings) and architectural variety on 
street corners. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The Project 
focuses higher density uses as well as taller buildings including the office towers on street 
corners.  OCII staff believes architectural variety is included throughout the Project’s buildings 
and open space features, which will be visible from street corners surrounding the Project site. 
 
3.7 Policy 7 - Avoid extreme contrasts in color, shape and other characteristics, which will 
cause new buildings to stand out in excess of their public importance. 
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OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Design is appropriate for the Project and its location.  The Project does not include 
extreme contrasts in color.  Furthermore, OCII staff believes that the shape and characteristics of 
the Project are commensurate with the civic, cultural and entertainment uses included in the 
Project and the role the Project will serve in drawing City residents and tourists to the Mission Bay. 
 
3.8 Policy 8 - Promote building forms that enhance sun exposure on public open spaces. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The Project, 
in combination with cumulative development in the area, will create new shadow but not in a 
manner that will substantially affect the use of publicly accessible open space or outdoor 
recreational facilities or other public areas within the Mission Bay South Plan Area. 
 
4. Objective 4. Create a building form for the Mission Bay South area such that the scale of 
new development relates to the adjacent waterfront and to adjacent buildings. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Objective.  The 
Event Center is 135 feet tall, which is equivalent to approximately a 10-story building.  
Surrounding buildings include the 8-story UCSF parking structure and 14-story UCSF Hearst 
Tower, which includes student housing.  In considerations of these and other surroundings 
buildings, OCII staff believes the scale of the Event Center is appropriate for the area.  
Additionally, OCII staff believes the Event Center is an appropriate use for its location near the 
waterfront because it will attract employees, residents, and tourists to the waterfront and the 
planned Bayfront Park. 
 
4.1 Policy 1 - Building heights should decrease as they approach the water’s edge. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The 
Projects tallest buildings are located on the west side of the Project site furthest from the Bay.  
Furthermore, OCII staff believes the Event Center is separated from the Bay by Bayfront Park 
and is an appropriate distance from the water’s edge. 
 
4.2 Policy 2 - Provide variety in building design within a block to break up the perception of 
bulk and to achieve a visually interesting streetscape. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy. The Project, 
including the Event Center, includes numerous uses and structures.  OCII staff believes the 
design of the Event Center and associated Project buildings and open space includes diverse 
design elements and will create a visually interesting streetscape. 
 
 
Neighborhood Environment 
 
5. Objective 5. Develop new residential neighborhoods in consideration of the character and 
quality of traditional San Francisco neighborhoods. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment 
Objective.  The Project does not propose residential uses nor are residential uses authorized in 
the Commercial Industrial / Retail land use district.  Therefore, this objective is not directly 
applicable to the Project. However, OCII staff believes development of the Project will increase 
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the mixed-use nature of Mission Bay.  Mixed-use elements are a common quality of traditional 
San Francisco neighborhoods.  For this reason, OCII staff believes the Project will promote 
qualities that are common in San Francisco neighborhoods. 
 
5.1 Policy 1 - Create a pattern of buildings built to the front project site line so that building 
facades generally define streets and public places. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
The Project generally focuses development at the corners of the four block Project site and, 
therefore, generally includes buildings that front project site lines. 
 
5.2 Policy 2 - As appropriate to the neighborhood, provide on-street parking in the manner 
typical throughout the City. Limit the amount of curb cut and garage door access to off-street 
parking in housing blocks. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to parking associated with housing developed within the Plan Area and is not 
directly applicable to the Project.  However, OCII staff believes the Project includes a limited 
number of curb cuts and provides parking in a manner that is appropriate for the Project uses. 
 
5.3 Policy 3 - Whenever possible, orient housing entrances toward the street or walkway. 
 
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project. 
 
5.4 Policy 4 - Screen parking garages at-grade along streets with retail, housing, art 
elements or landscape treatments. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
The Project includes structured parking and, as such, onsite parking will generally be screened 
from view. 
 
5.5 Policy 5 - Encourage social interaction by use of outdoor common areas for horizontal 
circulation in residential blocks, when feasible. 
 
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project. 
 
5.6 Policy 6 - Provide adequate active outdoor recreation spaces, including passive 
recreational spaces, and facilities for the area’s residential population. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
OCII staff believes additional outdoor recreation spaces and facilities are needed to provide 
adequate entertainment and recreation opportunities for Plan Area residents.  OCII staff believes 
the Event Center helps to address the existing need for indoor recreation facilities within the Plan 
Area.  Additionally, the Project provides over 3.2 acres of open space that will generally be 
accessible to Plan Area residents as well as Project patrons.  
 
5.7 Policy 7 - Provide for building security through street orientation of housing, housing 
design and adequate street lighting. 
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OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project.  However, the Project design includes a state-of-the-art security system.  Moreover, 
by activating streets around the Project in the evening hours, the Project will inherently improve 
security through increasing eyes on the street. 
 
5.8 Policy 8 - Provide for pedestrian and open space security through visibility of public 
spaces and avoid obscured spaces with little sense of proprietorship. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
OCII staff believes the Project design, including its substantial open space, is designed to be 
highly visible and creates a sense of openness consistent with this policy. 
 
5.9 Policy 9 - Design buildings in consideration of noise and traffic in the area. Such design 
can include measures such as placing residential units above a podium of parking or commercial 
uses, installing double-glazed windows and using sound attenuation construction methods and 
materials along the traffic facing walls, placing sleeping quarters away from noise sources, and 
installing varieties of trees that tolerate traffic impacts. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project.  As described in the FSEIR, although ambient noise is anticipated to increase as a 
result of crowd and traffic noise, noise generated from within the Event Center and associated 
Project buildings is anticipated to result in a less than significant impact due in part to building 
design. 
 
Recreation and Open Space 
 
6. Objective 6. Provide a variety of open spaces adequate to serve the Mission Bay South 
community and to augment the City’s open space network. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Objective.  The Project includes approximately 3.2 acres of open space and the Event Center 
includes additional open space for patrons including the Bayfront Terrace.   
 
6.1 Policy 1 - Create parks, open space and recreational facilities within a comfortable 
walking/wheelchair traveling distance to serve the needs of Mission Bay South residents, workers 
and visitors of all ages and that are accessible to everyone, including the physically disabled and 
the elderly. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  OCII staff believes the Project is proposed at an ideal location within Mission Bay near 
many transit resources and the waterfront and, therefore, is anticipated to attract and serve the 
needs of Mission Bay South residents, workers and visitors of all ages.  The Project will also 
comply with all requirements of the Americans with Disabilities Act as well as California Building 
Code accessibility requirements. 
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6.2 Policy 2 - Create an open space network which provides walking, jogging and bicycle 
paths between recreation and open space areas throughout Mission Bay South, and provide 
connections to City-wide pedestrian, bicycle and open space networks, where applicable. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  The Project includes 3.2 acres of open space and will connect visitors to Bayfront Park 
and other waterfront open space resources within Mission Bay. 
 
6.3 Policy 3 - Orient development and parks, public and private open space, and pedestrian 
areas to facilitate solar access and wind protection for public open space where feasible and 
consistent with the land uses and intensities contemplated by this Plan. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  As discussed in the FSEIR, the Project will have less than significant wind and shadow 
impacts as mitigated.   
 
6.4 Policy 4 - Enhance parks and open spaces by maintaining view corridors from such areas. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  The nearest park and open space to the Project site is the planned Bayfront Park.  The 
Project will not interfere with views from Bayfront Park looking out to the Bay and Bay Bridge.  
Moreover, the Project will attract Mission Bay residents, employees, and visitors to Bayfront Park 
and, therefore, increase the opportunities for members of the public to enjoy views from Bayfront 
Park.   
 
Commerce and Industry 
 
7. Objective 7. Maintain, enhance and diversify a sound and dynamic economic base for 
Mission Bay South and the City. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Objective.  
OCII staff believes the Project, and its Event Center, will enhance and diversify the economic 
base in the Mission Bay South. Furthermore, the Project includes a multi-purpose Event Center 
capable of hosting a variety of events, some of which could not be hosted at any other existing 
venue within the City due to size or logistical constraints.   
  
7.1 Policy 1 - Encourage the siting of educational institutions, medical research and 
development, retail, multi-media/ telecommunications, recreational, entertainment and public and 
private utility uses at Mission Bay South in a manner compatible with adjacent uses. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
OCII staff believes the Project and its retail, recreation, and entertainment uses are located close 
enough to surrounding business, institution, and residential uses that Project amenities are 
expected to be frequently utilized by employees and residents of the Plan Area.  However, OCII 
staff notes that the Project is also situated on the east side of 3rd Street, which separates the 
Project from other land use Districts within the Plan Area, which helps to reduce potential conflicts 
between the Project and other existing uses.  
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7.2 Policy 2 - Encourage complementary support services to Mission Bay South such as 
office, light industrial, business service and neighborhood-serving retail in order to add to the 
economic diversity of the area and the City. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  In 
addition to the Project’s recreation and entertainment uses, the mixed-use project includes office 
and retail uses consistent with this policy and its goal to promote economic diversity of the area 
and the City. 
 
8. Objective 8. Expand employment opportunities in Mission Bay South for San Francisco 
residents. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Objective.  
OCII staff believes the Project, including the Event Center, will provide thousands of construction 
and permanent jobs that will pay prevailing and living wages. Therefore, the Project will expand 
employment opportunities within the Plan Area. 
 
8.1 Policy 1 - Promote the creation of jobs for a highly skilled and professional work force. 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
The Project, including the Event Center, will provide full- and part- time jobs requiring a variety of 
skill levels including highly skilled and professional jobs associated with, for example, managing 
the Event Center. 
 
8.2 Policy 2 - Promote efforts to attract, retain and expand employment improvement 
opportunities for unskilled and semi-skilled workers. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
Specifically, the Project does not interfere with efforts to attract, retain and expand employment 
improvement opportunities for unskilled and semi-skilled workers. 
 
Transportation  
 
9. Objective 9. Establish a street system, which is consistent in function and design with the 
character and use of adjacent land and efficient traffic flow. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  As 
described in detail in the FSEIR, the Event Center may cause significant and unavoidable traffic 
before and after some events held each year.  However, the majority of events at the Event 
Center will be held in the evening or on weekends and, as a result, the Project will generate the 
greatest traffic impacts after business hours, which reduces potential conflicts with commercial, 
industrial, and institutional operations in the Plan Area.  Therefore, OCII staff believes the Project 
generally will not interfere with transportation access to commercial and industrial uses within the 
Plan Area during regular business hours. Furthermore, OCII staff believes the Project constitutes 
an efficient use of the existing street system during hours when the street system is typically 
underutilized.   
 
9.1 Policy 1 - Design the Mission Bay South street system in consideration of the layout of 
surrounding City streets consistent with the Infrastructure Plan for Mission Bay South. 
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This policy relates to street infrastructure projects within the Plan Area and is not directly 
applicable to the Project.  However, OCII staff believes the Event Center and its associated 
parking and pedestrian pathways generally conform to the intent of this policy as they are 
designed to safely and efficiently connect pedestrian and vehicular traffic to streets surrounding 
the Project site.    
 
9.2 Policy 2 Design the Mission Bay South streets (curb to curb) to the minimum scale 
necessary to provide required movement, parking, transit, bicycle and access functions. 
 
This policy relates to street infrastructure projects within the Plan Area and is not directly 
applicable to the Project.  However, OCII staff believes the Event Center generally conforms to 
the intent of this policy by including off-street parking and a Traffic Management Plan to manage 
traffic flow consistent with this policy.   
 
9.3 Policy 3 - Establish a truck route system to facilitate truck movements within and through 
Mission Bay South. 
 
This policy relates to the development of a truck route system within the Plan Area and is not 
directly applicable to the Project.  However, OCII staff believes the Event Center generally 
conforms to the intent of this policy by requiring construction trucks to follow designated routes as 
discussed in the FSEIR. 
 
9.4 Policy 4 - Within a “Transit First” environment, provide parking facilities in consideration 
of the needs of residents, workers, visitors and their service providers. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  OCII staff 
believes, particularly in consideration of the transit rich area in which the Project site is located, 
the Event Center includes adequate off- and on- site parking for patrons. 
 
9.5 Policy 5 - Explore opportunities for shared use of parking facilities, both day and night. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The project 
sponsor has and will continue to work with adjacent project site owners to potentially make 
neighboring parking garages and lots available to Event Center patrons during after hour events.  
10. Objective 10. Accommodate the expansion of transit services to, from, through and within 
Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  The 
Project will make improvements to the UCSF/Mission Bay light rail stop.  OCII staff believes these 
improvements will help to accommodate future expansion of transit services to, from, through and 
within Mission Bay South.  
 
10.1 Policy 1 - Work with transit providers to coordinate the siting of transit stops at locations 
serving high-density uses. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  As 
demonstrated in the FSEIR and associated related project documents, OCII and the project 
sponsor have worked extensively with transit providers throughout the Project approval process 
to coordinate the location of, and improvements to, transit stops as well as to discuss increases in 
frequency of service.  
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10.2 Policy 2 - Encourage the siting of shelters, and retail and personal service uses at or near 
transit stops. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project site is located adjacent to a variety of transit options.  Therefore, OCII staff believes the 
Project site is an appropriate location for retail uses as well as recreation and entertainment uses 
offered by the Event Center. 
 
11. Objective 11. Provide for the safe and convenient use of the bicycle as a means of 
transportation and recreation. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  As 
determined in the FSEIR, the Project will not result in potentially hazardous conditions for 
bicyclists, or otherwise substantially interfere with bicycle accessibility to the Project site and 
adjoining areas. 
 
12. Objective 12. Provide for convenient, safe, and pleasant pedestrian circulation. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective. The 
Project includes a Traffic Management Plan that is designed, in part, to ensure convenient, safe, 
and pleasant pedestrian circulation after events. 
 
12.1 Policy 1 - Recognize the importance of the pedestrian environment in the street level 
design of buildings. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  OCII staff 
believes through the inclusion of approximately 3.2 acres of open space spread throughout the 
Project, including pedestrian pathways that will link the public to Bayfront Park, the Project 
promotes the pedestrian environment in the street level design of buildings and surrounding 
spaces. 
 
12.2 Policy 2 - Where appropriate, provide for public pedestrian-dominated streets with limited 
vehicular access. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project includes a Traffic Management Plan that includes limitations of vehicular access on 
certain streets after events to provide for safe and efficient pedestrian flows to transit stops and 
surrounding areas.  
 
12.3 Policy 3 - Ensure quality street level environments, including street furniture. 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project’s open space will include a variety of amenities for pedestrians including sitting areas.  
OCII staff believes the design of the Project’s open space will create a quality street level 
environment. 
 
12.4 Policy 4 - Expand and enhance pedestrian access to San Francisco Bay and to the 
channel of China Basin. 
 











Page 15       126-0632015-001 
       October 27, 2015 



OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project, including the Event Center, expands and enhances pedestrian access to San Francisco 
Bay.  The Project site is currently fenced and pedestrian access through the site is generally 
prohibited.  The Project will include approximately 3.2 acres of open space and will provide 
pedestrian access through the Project site to the planned Bayfront Park. 
 



(6) For the Purposes of the Secondary Use Findings, OCII Considers the Secondary Use’s 
General Conformity with Design Controls. 



Secondary use findings required by the Plan only require the Executive Director to consider 
whether the secondary use generally conforms with redevelopment objectives and planning and 
design controls established pursuant to the Plan.  Therefore, were a project includes both 
principle and secondary uses, the Executive Director’s secondary use findings should focus on 
general conformity considerations relating specifically to the secondary uses rather than the 
project as a whole. 
 
The Project includes both principle and secondary uses.  The Project’s secondary uses are all 
proposed within the Event Center.  Therefore, OCII staff concludes that the Executive Director’s 
findings relating to the Plan’s design controls should focus on design issues associated with the 
Event Center component of the Project.  However, OCII staff recognizes that some of the D for D 
amendments requested by the project proponent relate to the Project’s principle uses rather than 
its secondary uses.    
 
For example, the Project includes two retail and office towers (which are principle uses authorized 
in the Commercial Industrial / Retail Land Use District).  The project proponent has requested an 
amendment to the D for D to reallocate an unused tower from height Zone 2 to height Zone 5.  
The D for D contemplates that a maximum of 25 towers could be developed within the Plan Area; 
approximately 10 have been developed to date within the Plan Area.  Reallocating a tower from 
Zone 2 to Zone 5 does not increase the D for D authorization for total number of towers within the 
Plan Area and the reallocation will not result in a total amount of office or retail development that 
exceeds the standards set forth in Section 304.5 of the Plan.  Moreover, the reallocation will 
assist OCII in achieving the major objective to strengthen the economic base of the Plan Area 
and the community by strengthening retail and other commercial functions in the Plan Area 
through the addition of up to approximately 335,000 Leasable square feet of retail space and 
about 5,953,600 Leasable square feet of mixed office, research and development and light 
manufacturing uses.  Therefore, OCII staff concludes this proposed amendment constitutes a 
minor amendment to the D for D that is consistent with the Plan’s major objectives.   
 
OCII staff has reviewed all the proposed amendments to the D for D, including amendments that 
relate to principle uses included as part of the Project.  OCII staff believes that, in consideration of 
the Plan’s applicable design controls as well as standards and guidelines included in the D for D, 
the Project generally conforms with the Plan’s design controls and the D for D.   
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INFORMATIONAL MEMORANDUM     
 
126-0632015-001 
 
October 27, 2015 
 
To:  Tiffany Bohee, Executive Director  
 
From:  Sally Oerth, Deputy Director  



James Morales, General Counsel 
   
 
Subject: Application of Certain Redevelopment Plan Land Use Provisions to the Event 



Center Project; Mission Bay South Blocks 29-32 
 
 
In response to your request for Office of Community Investment and Infrastructure (“OCII”) staff to 
provide additional guidance concerning the intent behind various provisions of the 
Redevelopment Plan for the Mission Bay South Redevelopment Project (hereafter, “Plan”), which 
was originally adopted by City and County of San Francisco Ordinance No. 335-98 on November 
2, 1998, and was amended by City and County of San Francisco, Ordinance No. 143-13 on July 
9, 2013, OCII staff provides the following discussion.  In addition, this memorandum provides 
guidance on how various provisions of the Plan relate to the proposed Event Center and Mixed-
Use Development at Mission Bay Blocks 29-32Project (hereafter, “Project”) proposed by GSW 
Arena LLC, an affiliate of the Golden State Warriors basketball team. 
 
 



(1) The Commercial Industrial / Retail Land Use District Does Not Prohibit All Theater-
Related Uses. 



The Commercial Industrial / Retail Land Use District provides that the district consists of 
“industrial, commercial and office uses, retail and compatible other uses, excluding theaters, 
which can be in mixed-use facilities.” (Plan, § 302.4.)  OCII interprets this language to prohibit 
standalone theaters, as opposed to theater uses within a mixed-use facility, within the 
Commercial Industrial / Retail Land Use District.   
 
A theater-related use proposed within a multi-purpose facility may, pursuant to the Plan, qualify 
as an Arts Activity, Art Space, or Nighttime Entertainment use.  This conclusion is illustrated by 
the fact that “Arts Activities” which is a principal use authorized in the Commercial Industrial / 
Retail Land Use District permits theater-related uses such as performance and exhibition of 
“video, graphic art,… and other visual, performance and sound arts and crafts[,]” but not including 
“exhibition of films.” (Id. at p. 44.)  Similarly, as defined in the Plan, an Art Space includes “spaces 
customarily used principally for arts activities” but excludes theaters if “liquor is customarily 
served during performances.” (Ibid.)  Where liquor is served, a facility that includes theater-
related uses may, pursuant to the definition set forth in the Plan, constitute a “Nighttime 
Entertainment” use.   Specifically, “Nighttime Entertainment” uses may include a “theater 
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performance space” that “serve[s] alcoholic beverages during performances…” (Id. at p. 50.)  As 
a result, by definition, Arts Activity, Art Space, and Nighttime Entertainment uses include some 
uses that are similar to a theater.  Consistent with OCII’s intent in adopting the Plan and in order 
to interpret the terms Theater, Arts Activities, Art Space, and Nighttime Entertainment in a 
manner that avoids irreconcilable conflict, OCII staff concludes that a theater-related use that 
meets the definition of an Arts Activity (a principle use), Art Space (a principle use), and/or 
Nighttime Entertainment (a secondary use subject to findings by the Executive Director) is 
permitted within the Commercial Industrial / Retail Land Use District. 
 
The Project is consistent with the Plan’s limitations on development of Theaters.  The Project 
does not constitute a standalone theater; it is a mixed-use project.  As such, the Plan does not 
prohibit development of a theater as part of the Project.  Moreover, the Event Center component 
of the Project constitutes a multi-purpose facility, which as proposed will include uses that qualify 
as Arts Activities, Art Spaces, and/or Nighttime Entertainment uses. Therefore, OCII staff 
concludes that the Project does not constitute or include a prohibited theater pursuant to the Plan. 
 
  



(2) Arts Activities and Art Spaces are Separate Principal Uses Within the Commercial 
Industrial / Retail Land Use District. 



Principal uses in the Commercial Industrial / Retail Land Use District include Arts Activities and 
Spaces.  As explained in Attachment 5 (Definitions) of the Plan, “Arts Activities” include 
“performance, exhibition (except exhibition of films), rehearsal, production, post-production and 
schools of any of the following: dance, music, dramatic art, film, video, graphic art, painting, 
drawing, sculpture, small-scale glass works, ceramics, textiles, woodworking, photography, 
custom-made jewelry or apparel, and other visual, performance and sound arts and crafts.” (Plan, 
Attachment 5 (Definitions), p. 41.)  “Art Spaces” are defined as “studios, workshops, galleries, 
museums, archives, and other similar spaces customarily used principally for arts activities, 
exclusive of Theaters, dance halls, and any other establishment where liquor is customarily 
served during performances.” (Ibid.)  While the Plan commonly refers to “Arts Activities and 
Spaces” together, the definitions demonstrate that each term has a separate meaning. Where the 
Plan authorizes “Arts Activities and Spaces,” OCII staff concludes that OCII may approve a use 
either as an “Arts Activity” or an “Art Space.”  This conclusion is supported by the fact that, in 
some instances, the Plan authorizes only one of the two uses. (See, e.g., Plan, § 302.5 
[authorizing “Arts Activities” but not “Art Spaces” as a principal use within the UCSF Land Use 
District].) 
 
Therefore, OCII staff recommends that the Director consider whether any uses proposed for the 
Event Center constitute either or both “Arts Activity” or “Arts Space” uses.  OCII staff believes 
various proposed uses of the Event Center constitute either or both “Arts Activity” or “Arts Space” 
uses.  For example, OCII staff believes “Arts Activities” proposed in the Event Center include 
various dance, music, and dramatic art shows as well as conventions of an artistic and cultural 
nature.  OCII staff also believes that certain Event Center uses constitute an “Art Space” use 
including family shows as well as conventions that will exhibit art similar to a gallery or museum 
and that do not customarily include the sale of liquor.   
 
 



(3) Public Structures and Uses of a Nonindustrial Character are Separate Secondary Uses 
Within the Commercial Industrial / Retail Land Use District. 
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Secondary Uses under the “Other Uses” category in the Commercial Industrial / Retail Land Use 
District includes uses qualifying as a “public structure or use of a nonindustrial character.” (Plan, § 
302.4(B).)  Consistent with the plain language of the Plan, OCII may approve a use as either a 
“public structure or use of a nonindustrial character.” (Plan, § 302.4(B) (emphasis added).)  This 
conclusion is supported by the fact that there are other examples of multiple uses being listed 
together within the Plan.  For example, principal uses within the Commercial Industrial and 
Commercial Industrial / Retail Land Use Districts include either a “greenhouse or plant nursery.” 
(Plan, §§ 302.3(A), 302.4(A).)  Similarly, within the UCSF Land Use District an “elementary 
school or secondary school” is permitted. (Plan, §§ 302.5; see also Plan, § 303.3(A) [authorizing 
any of the following temporary uses: “exhibition, celebration, festival, circus or neighborhood 
carnival”].)   This conclusion is also consistent with the Plan’s major objectives.  As described in 
the 1998 Mission Bay FSEIR, under the Plan “[t]he Project Area would change from an 
underdeveloped industrial area with large swaths of vacant land, to a fully developed mixed use 
urban area, with about 30,000 employees and about 11,000 residents.” (1998 Mission Bay FSEIR, 
p. II.6.)  In order to facilitate this change from an underdeveloped industrial area to a mixed use 
urban area, the Plan broadly authorizes “uses of a nonindustrial character” within the Commercial 
Industrial / Retail land use district subject, as with all secondary uses, to the Director making 
necessary findings.  Therefore, OCII staff recommends that the Director consider whether any 
uses proposed for the Event Center constitute either or both a “Public Structure” or a “Use of a 
Nonindustrial Character.”  
  
OCII staff believes the Event Center constitute both a “Public Structure” and a “Use of a 
Nonindustrial Character.”  “Public Structure” is not defined in the Plan.  “Public structures” often 
include privately owned or operated buildings.  For example, museums are frequently owned by 
private entities and the Moscone Center, while publicly-owned, is operated by a private contractor.  
The Event Center is a “Public Structure” because it will serve as a new, civic landmark that will 
host a variety of entertainment, convention, conference, cultural, and civic events.   
 
Furthermore, Public Structures within the City, such as the Moscone Center as well as publicly 
and privately owned museums, regularly charge admission fees, and the Plan includes no 
prohibition against a “public structure” charging an admission fee.  Additionally, OCII has 
previously authorized secondary “public structure” uses within the Plan Area that charge for 
services.  For example, in approving the UCSF Medical Center the Executive Director found that 
it constituted a secondary use as a public structure notwithstanding that members of the public 
generally pay for medical services provided at the center. 
 
OCII staff also believes the Event Center constitutes a “Use of a Nonindustrial Character.”   The 
Event Center is not an industrial use and is consistent with the objective to transition Mission Bay 
from an underdeveloped industrial area with large swaths of vacant land to a fully developed 
mixed use urban area.   Therefore, consistent with the Plan, OCII staff believes the Director may 
conclude the Event Center constitutes both a “Public Structure” and a “Use of a Nonindustrial 
Character.”   
 
 



(4) Recreation Buildings Include both Active and Passive Recreation.   



Secondary Assembly and Entertainment Uses permitted in Commercial Industrial / Retail Land 
Use District includes “Recreation Buildings.”  The Plan does not contain a definition of the term 
“Recreation;” however, this term commonly refers to leisure and entertainment activities.  (See, 
e.g., Merriam-Webster.com. Merriam-Webster, n.d. Web. 16 Sept. 2015. <http://www.merriam-
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webster.com/dictionary/recreation> [defining “recreation” as “something people do to relax or 
have fun: activities done for enjoyment”].)  Additionally, the ordinary definition of “recreation” does 
not limit such an activity to active recreation (such as playing tennis) or passive recreation (such 
as watching a sporting event). OCII staff concludes the meaning of “Recreation Building” should 
be interpreted consistent with the ordinary meaning of recreation.  This conclusion is further 
supported by the fact that the “Recreation Building” secondary use is listed as a subset of 
“Assembly and Entertainment.”  Both passive and active recreation are forms of “assembly and 
entertainment.” 
 
Additionally, “recreation facilities” are discussed in the 1998 Mission Bay FSEIR.  As explained in 
the 1998 Mission Bay FSEIR, “taking advantage of relatively undeveloped but close-in locations 
and excellent freeway access, the large recreation facilities in the Project Area use almost one-
quarter of the open land area used by businesses.” (1998 Mission Bay FSEIR, p. V.C.4.)  
“[L]arge-scale recreation and retail activities” in the Plan area in 1998 included “[t]he Mission Bay 
Golf Center opened in 1992, using almost 300,000 square feet of land area (over 6 acres) for a 
driving range. A restaurant and retail shop have opened as sub-tenants of the center. An in-line 
hockey sports facility (Bladium) opened in 1995 west of Third Street just south of the Lefty O'Doul 
Bridge. Similar to the Esprit Outlet and the Golf Center, Bladium also offers retail and eating and 
drinking operations.” (Ibid.)  OCII envisioned that the total acreage of land dedicated to 
recreational facilities within the Plan Area would decrease as redevelopment occurred.  However, 
OCII anticipated that new recreation uses would continue to be developed within Plan Area and, 
for that reason, the Plan authorizes both outdoor “Open Recreation” and indoor “Recreation 
Building” uses within certain land use districts. 
 
For each of these reasons, OCII staff concludes that the Event Center constitutes a “Recreation 
Building” pursuant to the Plan, which will generally offer passive recreation opportunities for the 
public (i.e. it will provide a venue for watching sporting events, etc.). 
 



(5) OCII Staff has Evaluated the Project in the Context of Each Section 104 Objective and 
Policy and Concludes the Project Generally Conforms to Each Applicable Policy Set 
Forth Therein. 



Land Use   
 
1. Objective 1. Create a vibrant urban community in Mission Bay South which incorporates 
a variety of uses including medical research, office, business services, retail, entertainment, hotel, 
light industrial, education, utility, housing, recreation and open space, and community facilities. 
 
OCII staff believes the Event Center generally conforms to this Land Use Objective.  The Project, 
including the Event Center, provides a diverse array of uses including office, retail, entertainment, 
recreation and community facilities.  OCII staff believes these uses will complement the existing 
business, institution and residential uses within the Plan Area and assist in achieving the Plan’s 
objective to create a vibrant urban community. 
 
1.1 Policy 1 -  Consider land use compatibility in siting the various uses. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  As noted herein, 
the Project is located within the Commercial Industrial / Retail land use district, which provides for 
a diverse and intense array of land uses.  Additionally, the Project site’s location on the east side 
of 3rd Street creates a buffer separating the Project site from the other land use districts in the 
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Plan Area.  Therefore, OCII staff believes that the Project and its Event Center are compatible 
with surrounding uses. 
 
1.2 Policy 2 - Integrate Mission Bay South land uses, scale and circulation systems with 
surrounding districts and San Francisco Bay. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project will 
be integrated into the Mission Bay’s existing circulation system, which pursuant to the Plan and 
the Mission Bay South Infrastructure Plan was designed to interconnect the Plan Area with 
surrounding districts and San Francisco Bay.  Furthermore, as compared to the surrounding 
districts and the San Francisco Bay area, the Plan Area generally includes more vacant and 
underutilized blocks, including the Project site.  Continuing to build out Mission Bay, with 
developments like the Project, will reduce inconsistencies in the scale of development of Mission 
Bay as compared to the surrounding area.  Additionally, OCII staff believes the Project is 
consistent with uses in the surrounding area such as AT&T Park.   
 
1.3 Policy 3 - Create a variety of retail and other visitor-serving uses that benefit residents, 
workers and visitors, including regional retail, entertainment, recreational, and hotel uses. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project, 
including the Event Center, includes a variety of retail and other visitor-serving uses including 
regional retail, entertainment, and recreational uses.  OCII staff believes adding such uses to the 
Mission Bay will provide amenities that benefit residents, workers, and visitors.  
 
1.4 Policy 4 - Where appropriate, encourage the siting of ground floor neighborhood-serving 
retail and personal service uses in locations convenient to serve Mission Bay South businesses, 
residents, visitors and working populations, and/or encourage the siting of other pedestrian-
interest activities along pedestrian pathways, at major intersections and at transit stops. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  The Project, 
including the Event Center, proposes retail and open space amenities adjacent to pedestrian 
pathways and transit resources within the Plan Area.  OCII staff believes the Project site’s 
location is well suited for the Project because it is located on the east side of 3rd Street which 
provides a reasonable buffer between the Project and other land use districts in the Plan Area; 
yet, the Project will also be easily accessible to Mission Bay residents, visitors and working 
populations using pedestrian pathways and transit services. 
 
1.5 Policy 5 - Where appropriate, design building forms and ground floor uses that enliven 
and activate streets and open space and which provide visual interaction between building 
occupants and pedestrians (“eyes on the street”) for safety and security. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  OCII staff 
believes the Project is well designed and will enliven and activate streets and open space.  The 
Event Center includes visual interaction between building occupants and pedestrians through, for 
example, the Bayfront Terrace.  Furthermore, the Project will include retail and entertainment 
uses, including the Event Center, which will expand the hours in which surrounding streets 
remain active thereby increasing the times of day eyes are literally on the streets.  
 
2. Objective 2. Assure that adequate community services and facilities are provided for 
Mission Bay South residents and working population. 
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OCII staff believes the Event Center generally conforms to this Land Use Objective.  Based on 
the existing employee and residential population of Mission Bay, OCII staff believes the Plan Area 
would benefit from additional community services and facilities.  Consistent with this objective, the 
Project, including the Event Center, will provide retail, cultural and entertainment amenities to 
help meet existing demand for community services and facilities within the Plan Area.   
 
2.1 Policy 1 - Provide for general community services and recreational facilities at a scale 
appropriate to serve Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  Particular given 
the current deficit in community service and recreational facilities within the Plan Area, OCII staff 
believes the Project, including the Event Center, is proposed at a scale that is appropriate to 
address existing unmet demand for such resources in Mission Bay South. 
 
2.2 Policy 2 - Include adequate public improvements, utilities and amenities. 
 
OCII staff believes the Event Center generally conforms to this Land Use Policy.  OCII staff 
believes Project includes adequate public improvements and related amenities because, for 
example, the Project includes 3.2 acres of open space.  Furthermore, as determined in the 
Project’s FSEIR, the Project will result in less than significant project-specific utility and service 
system impacts.  With respect to significant cumulative utility and service system impacts that 
may result from continued buildout of Mission Bay, the FSEIR requires the Project to contribute 
its fair share towards those future improvements. 
 
 
Urban Design 
 
3. Objective 3. Emphasize in Mission Bay South the characteristic San Francisco 
development patterns, which give its neighborhoods image and means of orientation. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Objective.  One 
important characteristic of San Francisco’s development pattern is that a substantial portion of 
Bay is developed with community oriented civic, entertainment, and open space uses that draw 
residents and visitors to waterfront areas of the City.  OCII staff believes development of the 
Project, including the Event Center, is consistent with this development pattern and will create an 
iconic Mission Bay attraction near the waterfront. 
 
3.1 Policy 1 - Provide pedestrian scale and interest in ground floor treatments of buildings 
through the use of treatments such as clear glass fenestration, cornice treatments and detailed 
facades.  
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.   The Project, 
including the Event Center, includes innovative design and is pedestrian scale with appropriate 
ground floor treatments.  For example, the Project includes an outdoor, glass-covered 
passageway that will extend from ground level on 16th Street to the Third Street Plaza.  OCII staff 
believes the design of the Event Center is generally consistent with the architectural guidance 
included in the South Design for Development Guidelines. 
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3.2 Policy 2 - Design in consideration of protecting major views of the Bay, the Bay Bridge 
and the Downtown skyline from Mission Bay South and, if feasible, the elevated I-280 freeway 
along Mission Bay South, using street view corridors, open space, the careful placement of 
building forms and building massing. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project will serve to draw visitors and residents toward the site and will honor the 
spirit of the Mission Bay street grid system by providing opportunities to view the Bay that are 
unparalleled in the Plan Area, including the elevated view terrace located on the cantilevered 
Bayfront Terrace and overlooking the Bayfront Park and the Bay beyond.  Therefore, OCII staff 
believes the Project will enhance public opportunities for major views of the Bay, the Bay Bridge 
and the Downtown skyline from Mission Bay South.   
 
3.3 Policy 3 - Create a visual and physical access to San Francisco Bay and the channel of 
China Basin. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project, including the Event Center, is well designed and will contribute to the visual 
experience looking into Mission Bay from San Francisco Bay and the channel of China Basin. 
 
3.4 Policy 4 - Recognize that buildings, open spaces and view corridors, seen together, will 
create the character of Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Project based on its design and diverse array of uses, including the Event Center 
and associated open space, will attract residents from other areas of the City as well as tourists to 
Mission Bay and will likely become one of the more iconic and well-known destinations in the 
Plan Area.  
 
3.5 Policy 5 - Achieve high quality design for buildings and landscaping. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy. OCII staff 
believes the design of the Event Center is generally consistent with the architectural guidance 
included in the South Design for Development Guidelines.  Furthermore, the project sponsor 
worked extensively with OCII staff to create a superior design concept for the Event Center and 
associated open space.   
 
3.6 Policy 6 - Emphasize the importance of intersections by encouraging higher density uses, 
taller buildings (one to two stories or the tallest portion of buildings) and architectural variety on 
street corners. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The Project 
focuses higher density uses as well as taller buildings including the office towers on street 
corners.  OCII staff believes architectural variety is included throughout the Project’s buildings 
and open space features, which will be visible from street corners surrounding the Project site. 
 
3.7 Policy 7 - Avoid extreme contrasts in color, shape and other characteristics, which will 
cause new buildings to stand out in excess of their public importance. 
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OCII staff believes the Event Center generally conforms to this Urban Design Policy.  OCII staff 
believes the Design is appropriate for the Project and its location.  The Project does not include 
extreme contrasts in color.  Furthermore, OCII staff believes that the shape and characteristics of 
the Project are commensurate with the civic, cultural and entertainment uses included in the 
Project and the role the Project will serve in drawing City residents and tourists to the Mission Bay. 
 
3.8 Policy 8 - Promote building forms that enhance sun exposure on public open spaces. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The Project, 
in combination with cumulative development in the area, will create new shadow but not in a 
manner that will substantially affect the use of publicly accessible open space or outdoor 
recreational facilities or other public areas within the Mission Bay South Plan Area. 
 
4. Objective 4. Create a building form for the Mission Bay South area such that the scale of 
new development relates to the adjacent waterfront and to adjacent buildings. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Objective.  The 
Event Center is 135 feet tall, which is equivalent to approximately a 10-story building.  
Surrounding buildings include the 8-story UCSF parking structure and 14-story UCSF Hearst 
Tower, which includes student housing.  In considerations of these and other surroundings 
buildings, OCII staff believes the scale of the Event Center is appropriate for the area.  
Additionally, OCII staff believes the Event Center is an appropriate use for its location near the 
waterfront because it will attract employees, residents, and tourists to the waterfront and the 
planned Bayfront Park. 
 
4.1 Policy 1 - Building heights should decrease as they approach the water’s edge. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy.  The 
Projects tallest buildings are located on the west side of the Project site furthest from the Bay.  
Furthermore, OCII staff believes the Event Center is separated from the Bay by Bayfront Park 
and is an appropriate distance from the water’s edge. 
 
4.2 Policy 2 - Provide variety in building design within a block to break up the perception of 
bulk and to achieve a visually interesting streetscape. 
 
OCII staff believes the Event Center generally conforms to this Urban Design Policy. The Project, 
including the Event Center, includes numerous uses and structures.  OCII staff believes the 
design of the Event Center and associated Project buildings and open space includes diverse 
design elements and will create a visually interesting streetscape. 
 
 
Neighborhood Environment 
 
5. Objective 5. Develop new residential neighborhoods in consideration of the character and 
quality of traditional San Francisco neighborhoods. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment 
Objective.  The Project does not propose residential uses nor are residential uses authorized in 
the Commercial Industrial / Retail land use district.  Therefore, this objective is not directly 
applicable to the Project. However, OCII staff believes development of the Project will increase 
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the mixed-use nature of Mission Bay.  Mixed-use elements are a common quality of traditional 
San Francisco neighborhoods.  For this reason, OCII staff believes the Project will promote 
qualities that are common in San Francisco neighborhoods. 
 
5.1 Policy 1 - Create a pattern of buildings built to the front project site line so that building 
facades generally define streets and public places. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
The Project generally focuses development at the corners of the four block Project site and, 
therefore, generally includes buildings that front project site lines. 
 
5.2 Policy 2 - As appropriate to the neighborhood, provide on-street parking in the manner 
typical throughout the City. Limit the amount of curb cut and garage door access to off-street 
parking in housing blocks. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to parking associated with housing developed within the Plan Area and is not 
directly applicable to the Project.  However, OCII staff believes the Project includes a limited 
number of curb cuts and provides parking in a manner that is appropriate for the Project uses. 
 
5.3 Policy 3 - Whenever possible, orient housing entrances toward the street or walkway. 
 
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project. 
 
5.4 Policy 4 - Screen parking garages at-grade along streets with retail, housing, art 
elements or landscape treatments. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
The Project includes structured parking and, as such, onsite parking will generally be screened 
from view. 
 
5.5 Policy 5 - Encourage social interaction by use of outdoor common areas for horizontal 
circulation in residential blocks, when feasible. 
 
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project. 
 
5.6 Policy 6 - Provide adequate active outdoor recreation spaces, including passive 
recreational spaces, and facilities for the area’s residential population. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
OCII staff believes additional outdoor recreation spaces and facilities are needed to provide 
adequate entertainment and recreation opportunities for Plan Area residents.  OCII staff believes 
the Event Center helps to address the existing need for indoor recreation facilities within the Plan 
Area.  Additionally, the Project provides over 3.2 acres of open space that will generally be 
accessible to Plan Area residents as well as Project patrons.  
 
5.7 Policy 7 - Provide for building security through street orientation of housing, housing 
design and adequate street lighting. 
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OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project.  However, the Project design includes a state-of-the-art security system.  Moreover, 
by activating streets around the Project in the evening hours, the Project will inherently improve 
security through increasing eyes on the street. 
 
5.8 Policy 8 - Provide for pedestrian and open space security through visibility of public 
spaces and avoid obscured spaces with little sense of proprietorship. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
OCII staff believes the Project design, including its substantial open space, is designed to be 
highly visible and creates a sense of openness consistent with this policy. 
 
5.9 Policy 9 - Design buildings in consideration of noise and traffic in the area. Such design 
can include measures such as placing residential units above a podium of parking or commercial 
uses, installing double-glazed windows and using sound attenuation construction methods and 
materials along the traffic facing walls, placing sleeping quarters away from noise sources, and 
installing varieties of trees that tolerate traffic impacts. 
 
OCII staff believes the Event Center generally conforms to this Neighborhood Environment Policy.  
This policy relates to housing developments within the Plan Area and is not directly applicable to 
the Project.  As described in the FSEIR, although ambient noise is anticipated to increase as a 
result of crowd and traffic noise, noise generated from within the Event Center and associated 
Project buildings is anticipated to result in a less than significant impact due in part to building 
design. 
 
Recreation and Open Space 
 
6. Objective 6. Provide a variety of open spaces adequate to serve the Mission Bay South 
community and to augment the City’s open space network. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Objective.  The Project includes approximately 3.2 acres of open space and the Event Center 
includes additional open space for patrons including the Bayfront Terrace.   
 
6.1 Policy 1 - Create parks, open space and recreational facilities within a comfortable 
walking/wheelchair traveling distance to serve the needs of Mission Bay South residents, workers 
and visitors of all ages and that are accessible to everyone, including the physically disabled and 
the elderly. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  OCII staff believes the Project is proposed at an ideal location within Mission Bay near 
many transit resources and the waterfront and, therefore, is anticipated to attract and serve the 
needs of Mission Bay South residents, workers and visitors of all ages.  The Project will also 
comply with all requirements of the Americans with Disabilities Act as well as California Building 
Code accessibility requirements. 
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6.2 Policy 2 - Create an open space network which provides walking, jogging and bicycle 
paths between recreation and open space areas throughout Mission Bay South, and provide 
connections to City-wide pedestrian, bicycle and open space networks, where applicable. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  The Project includes 3.2 acres of open space and will connect visitors to Bayfront Park 
and other waterfront open space resources within Mission Bay. 
 
6.3 Policy 3 - Orient development and parks, public and private open space, and pedestrian 
areas to facilitate solar access and wind protection for public open space where feasible and 
consistent with the land uses and intensities contemplated by this Plan. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  As discussed in the FSEIR, the Project will have less than significant wind and shadow 
impacts as mitigated.   
 
6.4 Policy 4 - Enhance parks and open spaces by maintaining view corridors from such areas. 
 
OCII staff believes the Event Center generally conforms to this Recreation and Open Space 
Policy.  The nearest park and open space to the Project site is the planned Bayfront Park.  The 
Project will not interfere with views from Bayfront Park looking out to the Bay and Bay Bridge.  
Moreover, the Project will attract Mission Bay residents, employees, and visitors to Bayfront Park 
and, therefore, increase the opportunities for members of the public to enjoy views from Bayfront 
Park.   
 
Commerce and Industry 
 
7. Objective 7. Maintain, enhance and diversify a sound and dynamic economic base for 
Mission Bay South and the City. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Objective.  
OCII staff believes the Project, and its Event Center, will enhance and diversify the economic 
base in the Mission Bay South. Furthermore, the Project includes a multi-purpose Event Center 
capable of hosting a variety of events, some of which could not be hosted at any other existing 
venue within the City due to size or logistical constraints.   
  
7.1 Policy 1 - Encourage the siting of educational institutions, medical research and 
development, retail, multi-media/ telecommunications, recreational, entertainment and public and 
private utility uses at Mission Bay South in a manner compatible with adjacent uses. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
OCII staff believes the Project and its retail, recreation, and entertainment uses are located close 
enough to surrounding business, institution, and residential uses that Project amenities are 
expected to be frequently utilized by employees and residents of the Plan Area.  However, OCII 
staff notes that the Project is also situated on the east side of 3rd Street, which separates the 
Project from other land use Districts within the Plan Area, which helps to reduce potential conflicts 
between the Project and other existing uses.  
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7.2 Policy 2 - Encourage complementary support services to Mission Bay South such as 
office, light industrial, business service and neighborhood-serving retail in order to add to the 
economic diversity of the area and the City. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  In 
addition to the Project’s recreation and entertainment uses, the mixed-use project includes office 
and retail uses consistent with this policy and its goal to promote economic diversity of the area 
and the City. 
 
8. Objective 8. Expand employment opportunities in Mission Bay South for San Francisco 
residents. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Objective.  
OCII staff believes the Project, including the Event Center, will provide thousands of construction 
and permanent jobs that will pay prevailing and living wages. Therefore, the Project will expand 
employment opportunities within the Plan Area. 
 
8.1 Policy 1 - Promote the creation of jobs for a highly skilled and professional work force. 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
The Project, including the Event Center, will provide full- and part- time jobs requiring a variety of 
skill levels including highly skilled and professional jobs associated with, for example, managing 
the Event Center. 
 
8.2 Policy 2 - Promote efforts to attract, retain and expand employment improvement 
opportunities for unskilled and semi-skilled workers. 
 
OCII staff believes the Event Center generally conforms to this Commerce and Industry Policy.  
Specifically, the Project does not interfere with efforts to attract, retain and expand employment 
improvement opportunities for unskilled and semi-skilled workers. 
 
Transportation  
 
9. Objective 9. Establish a street system, which is consistent in function and design with the 
character and use of adjacent land and efficient traffic flow. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  As 
described in detail in the FSEIR, the Event Center may cause significant and unavoidable traffic 
before and after some events held each year.  However, the majority of events at the Event 
Center will be held in the evening or on weekends and, as a result, the Project will generate the 
greatest traffic impacts after business hours, which reduces potential conflicts with commercial, 
industrial, and institutional operations in the Plan Area.  Therefore, OCII staff believes the Project 
generally will not interfere with transportation access to commercial and industrial uses within the 
Plan Area during regular business hours. Furthermore, OCII staff believes the Project constitutes 
an efficient use of the existing street system during hours when the street system is typically 
underutilized.   
 
9.1 Policy 1 - Design the Mission Bay South street system in consideration of the layout of 
surrounding City streets consistent with the Infrastructure Plan for Mission Bay South. 
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This policy relates to street infrastructure projects within the Plan Area and is not directly 
applicable to the Project.  However, OCII staff believes the Event Center and its associated 
parking and pedestrian pathways generally conform to the intent of this policy as they are 
designed to safely and efficiently connect pedestrian and vehicular traffic to streets surrounding 
the Project site.    
 
9.2 Policy 2 Design the Mission Bay South streets (curb to curb) to the minimum scale 
necessary to provide required movement, parking, transit, bicycle and access functions. 
 
This policy relates to street infrastructure projects within the Plan Area and is not directly 
applicable to the Project.  However, OCII staff believes the Event Center generally conforms to 
the intent of this policy by including off-street parking and a Traffic Management Plan to manage 
traffic flow consistent with this policy.   
 
9.3 Policy 3 - Establish a truck route system to facilitate truck movements within and through 
Mission Bay South. 
 
This policy relates to the development of a truck route system within the Plan Area and is not 
directly applicable to the Project.  However, OCII staff believes the Event Center generally 
conforms to the intent of this policy by requiring construction trucks to follow designated routes as 
discussed in the FSEIR. 
 
9.4 Policy 4 - Within a “Transit First” environment, provide parking facilities in consideration 
of the needs of residents, workers, visitors and their service providers. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  OCII staff 
believes, particularly in consideration of the transit rich area in which the Project site is located, 
the Event Center includes adequate off- and on- site parking for patrons. 
 
9.5 Policy 5 - Explore opportunities for shared use of parking facilities, both day and night. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The project 
sponsor has and will continue to work with adjacent project site owners to potentially make 
neighboring parking garages and lots available to Event Center patrons during after hour events.  
10. Objective 10. Accommodate the expansion of transit services to, from, through and within 
Mission Bay South. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  The 
Project will make improvements to the UCSF/Mission Bay light rail stop.  OCII staff believes these 
improvements will help to accommodate future expansion of transit services to, from, through and 
within Mission Bay South.  
 
10.1 Policy 1 - Work with transit providers to coordinate the siting of transit stops at locations 
serving high-density uses. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  As 
demonstrated in the FSEIR and associated related project documents, OCII and the project 
sponsor have worked extensively with transit providers throughout the Project approval process 
to coordinate the location of, and improvements to, transit stops as well as to discuss increases in 
frequency of service.  
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10.2 Policy 2 - Encourage the siting of shelters, and retail and personal service uses at or near 
transit stops. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project site is located adjacent to a variety of transit options.  Therefore, OCII staff believes the 
Project site is an appropriate location for retail uses as well as recreation and entertainment uses 
offered by the Event Center. 
 
11. Objective 11. Provide for the safe and convenient use of the bicycle as a means of 
transportation and recreation. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective.  As 
determined in the FSEIR, the Project will not result in potentially hazardous conditions for 
bicyclists, or otherwise substantially interfere with bicycle accessibility to the Project site and 
adjoining areas. 
 
12. Objective 12. Provide for convenient, safe, and pleasant pedestrian circulation. 
 
OCII staff believes the Event Center generally conforms to this Transportation Objective. The 
Project includes a Traffic Management Plan that is designed, in part, to ensure convenient, safe, 
and pleasant pedestrian circulation after events. 
 
12.1 Policy 1 - Recognize the importance of the pedestrian environment in the street level 
design of buildings. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  OCII staff 
believes through the inclusion of approximately 3.2 acres of open space spread throughout the 
Project, including pedestrian pathways that will link the public to Bayfront Park, the Project 
promotes the pedestrian environment in the street level design of buildings and surrounding 
spaces. 
 
12.2 Policy 2 - Where appropriate, provide for public pedestrian-dominated streets with limited 
vehicular access. 
 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project includes a Traffic Management Plan that includes limitations of vehicular access on 
certain streets after events to provide for safe and efficient pedestrian flows to transit stops and 
surrounding areas.  
 
12.3 Policy 3 - Ensure quality street level environments, including street furniture. 
OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project’s open space will include a variety of amenities for pedestrians including sitting areas.  
OCII staff believes the design of the Project’s open space will create a quality street level 
environment. 
 
12.4 Policy 4 - Expand and enhance pedestrian access to San Francisco Bay and to the 
channel of China Basin. 
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OCII staff believes the Event Center generally conforms to this Transportation Policy.  The 
Project, including the Event Center, expands and enhances pedestrian access to San Francisco 
Bay.  The Project site is currently fenced and pedestrian access through the site is generally 
prohibited.  The Project will include approximately 3.2 acres of open space and will provide 
pedestrian access through the Project site to the planned Bayfront Park. 
 



(6) For the Purposes of the Secondary Use Findings, OCII Considers the Secondary Use’s 
General Conformity with Design Controls. 



Secondary use findings required by the Plan only require the Executive Director to consider 
whether the secondary use generally conforms with redevelopment objectives and planning and 
design controls established pursuant to the Plan.  Therefore, were a project includes both 
principle and secondary uses, the Executive Director’s secondary use findings should focus on 
general conformity considerations relating specifically to the secondary uses rather than the 
project as a whole. 
 
The Project includes both principle and secondary uses.  The Project’s secondary uses are all 
proposed within the Event Center.  Therefore, OCII staff concludes that the Executive Director’s 
findings relating to the Plan’s design controls should focus on design issues associated with the 
Event Center component of the Project.  However, OCII staff recognizes that some of the D for D 
amendments requested by the project proponent relate to the Project’s principle uses rather than 
its secondary uses.    
 
For example, the Project includes two retail and office towers (which are principle uses authorized 
in the Commercial Industrial / Retail Land Use District).  The project proponent has requested an 
amendment to the D for D to reallocate an unused tower from height Zone 2 to height Zone 5.  
The D for D contemplates that a maximum of 25 towers could be developed within the Plan Area; 
approximately 10 have been developed to date within the Plan Area.  Reallocating a tower from 
Zone 2 to Zone 5 does not increase the D for D authorization for total number of towers within the 
Plan Area and the reallocation will not result in a total amount of office or retail development that 
exceeds the standards set forth in Section 304.5 of the Plan.  Moreover, the reallocation will 
assist OCII in achieving the major objective to strengthen the economic base of the Plan Area 
and the community by strengthening retail and other commercial functions in the Plan Area 
through the addition of up to approximately 335,000 Leasable square feet of retail space and 
about 5,953,600 Leasable square feet of mixed office, research and development and light 
manufacturing uses.  Therefore, OCII staff concludes this proposed amendment constitutes a 
minor amendment to the D for D that is consistent with the Plan’s major objectives.   
 
OCII staff has reviewed all the proposed amendments to the D for D, including amendments that 
relate to principle uses included as part of the Project.  OCII staff believes that, in consideration of 
the Plan’s applicable design controls as well as standards and guidelines included in the D for D, 
the Project generally conforms with the Plan’s design controls and the D for D.   
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Attachment A 



Mission Bay South Zone A Commercial/Industrial Square Footage Tracking 



Gross Leasable



Total Allowed in Zone A 5,000,000



Block 26a 312,173 293,117
Block 26 Bld 2&3 222,339 197,507
Block 28 308,913 287,319
Blocks 26-27 (Alexandria/UBER proposal) 422,980 401,831
GSW (29-32) 1,094,516 1,003,209
UCSF (Blocks 33/34) 500,000 475,000
UCSF (Blocks 36-39) n/a (1) 1,020,000
Block 40 682,475 636,713
1700 Owens (41-43/P1) 166,767 158,651
Gladstone (41-43/P2) 185,005 175,279
1600 Owens (41-43/P4) 245,367 216,847
1500 Owens (41-43/P5) 170,259 155,608
1450 Owens (41-32/P7) n/a (2) n/a 
Total 5,381,794 5,021,081



Total Retail approved in Zone A (3) 29,858



Adjusted Commercial/Office 4,991,223



Remaining Commercial/Office 8,777



(2) 1450 Owens has an approved SD, but is not permitted; ARE sold sq ft to salesforce.com



(3) The approved commercial buildings did not exclude the retail from the total square footage 
(except for Block 40, GSW, and future UCSF), so this line avoids double counting



(1) UCSF is allowed to build 1,020,000 LSF per the 2005 MOU
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Attachment B



Mission Bay South Retail Square Footage Tracking



TOTAL RETAIL SF ALLOWED IN MISSION BAY SOUTH: 180,000



 Retail SF
Market Rate Residential Schematic Design Permitted Amount
Block 2 7,971 8,100
Block 3W 7,030 6,570
Block 4W 10,350 9,358
Block 5 16,054 11,667
Block 10 10,184 9,726
Block 10a 0 0
Block 11 0 0
Block 12E 0 0
Block 13W 0 0
Subtotal 51,589 45,421



Zone A Commercial Schematic Design Permitted Amount(1)



Block 26a 6,938 10,055
Block 26 Bld 2 4,466 4,466
GSW Blocks 29-32 50,464 50,464
UCSF Blocks 36-39 Allocation 40,000 40,000
Block 40 14,257 14,257
1700 Owens (41-43/P1) 3,306 3,306
1600 Owens (41-43/P4) 5,086 9,233
1500 Owens (41-43/P5) 2,749 2,798
Subtotal 127,266 134,579



Total Zone A plus Res 178,855 180,000



Remaining amount 0



(1) The approved commercial buildings did not exclude the retail from the total square 
footage (except for Block 40, GSW, and future UCSF), the permitted retail square footage 
has been subtracted from the Commercial/Industrial square footage total (except for Block 
40, GSW, and future UCSF).
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Attachment C



Developable Area in Height Zone 5 (HZ-5): 942,200



Block
Base Tower Total Base Tower Base Tower



OTHER BUILT OR PLANNED DEVELOPMENT
Blocks 26-27 (Alexandria/UBER proposal) 322,980 100,000 422,980 53,830 20,000 6% 2%
Block 26 (Buildings 2 & 3) 222,339 222,339 44,468 5% 0%
Block 26a 312,173 312,173 52,029 6% 0%
Block 28 308,913 308,913 51,486 5% 0%
Blocks 33-34 (UCSF proposal) 400,000 100,000 500,000 66,667 20,000 7% 2%
Block X4 450,000 450,000 75,000 8% 0%
SUBTOTAL 2,016,405 200,000 2,216,405 343,480 40,000 36% 4%



GSW PROPOSED DEVELOPMENT
South Street Office/Retail Tower 214,158 98,840 312,998 25,911 19,868 3% 2%
16th Street Office/Ratil Tower 171,326 98,840 270,166 19,344 19,868 2% 2%
Event Center 544,139 544,139 129,026 14% 0%
Other Development on Blocks 29-32 18,560 18,560 14,900 2% 0%
SUBTOTAL 948,183 197,680 1,145,863 189,181 39,736 20% 4%



TOTAL 2,964,588 397,680 3,362,268 532,661 79,736 57% 8%



HZ-5 Allowed % 90% 10%



Gross Sq. Ft. Floor Plate (Sq. Ft. est.) HZ-5 Buildout
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MEMORANDUM  
 
126-0622015-001 
October 27, 2015 
 
To:   Tiffany Bohee, Executive Director   
 
From:   Sally Oerth, Deputy Director   
 
Subject:  Review of square footage limitations applicable to the Golden State Warriors 



Event Center and Mixed-Use Project  
 



 
Executive Summary 
 
The Mission Bay South Redevelopment Plan (“Plan”) sets forth certain limitations on the amount 
of “Leasable Floor Area” (also called “leasable square feet”) for both commercial and retail uses 
within designated zones of the Mission Bay South Redevelopment Project Area (“Redevelopment 
Project Area”). (Plan,  § 304.5.)  In addition, the Design for Development for the Mission Bay 
South Project Area (“D for D”) establishes a separate standard for “Developable Area” within 
various height zones of the Redevelopment Project Area. (D for D, p. 23.)  GSW Arena LLC 
(“GSW” or “Project Sponsor”), an affiliate of Golden State Warriors, LLC, which owns and 
operates the Golden State Warriors National Basketball Association (“NBA”) team, proposes to 
construct a multi-purpose event center and a variety of mixed uses, including office, retail, open 
space and structured parking (the “Project”) on an approximately 11-acre site (Blocks 29-32) 
within the Redevelopment Project Area.  Blocks 29-32 are located within Zone A of the 
Redevelopment Project Area and Height Zone 5 (“HZ-5”) of the D for D.  A review of the 
environmental impact of the Project is underway, and staff has been working with the Project 
Sponsor to review the basic concept and schematic designs of the Project.  During this time staff 
has also reviewed the Project’s proposed square footages for commercial and retail uses, relying 
on the definitions of “leasable floor area” and “gross floor area” under the Plan and the definition 
of “developable area” under D for D, and has determined that the Project’s leasable square 
footage and developable area are within the allowable amounts for Zone A and HZ-5. 
 
Discussion 
 
Leasable Square Footage 
 
The Plan defines “Gross Floor Area,” which provides specific guidance on a building’s space that 
is included and excluded from this threshold calculation.  (Plan, Attachment 5, Definitions.) The 
Plan excludes certain uses from gross square footage calculations, namely spaces, not to exceed 
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5000 occupied square feet per use, devoted to (1) retail, (2) restaurant or (3) personal services 
uses.    (Attachment 5, Definitions, Gross Floor Area).  (See also D for D, Definition of “Floor Area, 
Gross,” p.p. 11-13.)  This exclusion fosters the creation of smaller retail type spaces.  Based on 
this definition of Gross Floor Area of a building, the Plan then requires application of the 1996 
Building Owners and Managers Association International publication “Standard Method for 
Measuring Floor Area in Office Buildings” to determine Lease Floor Area.  (Plan, Attachment 5, 
Definition of Leasable Floor Area.)          
 
Zone A, as defined in the Redevelopment Plan, consists of up to 5,000,000 leasable square feet 
for commercial industrial uses.  In order to determine what portion of that allowance remains 
available for new development within Zone A, staff compiled a list of all other properties in Zone A.  
For properties that have been completed, permitted building plans were reviewed to confirm the 
amount of both leasable commercial and retail square footage that was constructed.  For 
properties that are not yet under construction, staff used either schematic designs (if the project 
was undergoing design review at OCII), or other documentation, such as MOU’s with property 
owners that provide maximum leasable square footage (e.g. the MOU between OCII and UCSF 
for Blocks 33 and 34).  In addition, staff reviewed the Project’s plans to determine the leasable 
square footage for both commercial and retail uses, and accounting for the square footage 
exclusions based on the Redevelopment Plan and Design for Development guidelines. 
 
The results of the analysis are shown on Attachment A and B, Commercial Industrial Square 
Footage Tracking and Retail Square Footage Tracking, respectively.  For Commercial Industrial 
Square Footage, the analysis calculated 5,021,081 square feet; however that included 29,858 of 
retail square footage that must be subtracted from the total because it is excluded from the initial 
determination of Gross Floor Area.  Thus the total leasable square footage for the entirety of 
Zone A, including 1,003,209 square feet planned for the Project, is 4,991,223 square feet.   
 
For Retail Square Footage Zone A allows for up to 180,000 square feet.  The Project design 
assumes up to 50,464 square feet of this allocation, after applying the allowed exclusions for 
spaces under 5,000 square feet, which is within the remaining allowable amount.   Staff estimates 
that 100% of the allowable retail square footage will be utilized at full build out of Zone A. 
 
Developable Area 
 
The D for D provides ancillary design standards and guidelines that must be consistent with the 
Plan.  The D for D defines “Developable Area” as the net area of land excluding dedicated streets, 
public open space, and view corridors.  (D for D, p. 10.)  In general terms, Developable Area 
refers to the footprint of buildings and Leasable Floor Area, as defined under the Plan, refers to 
certain building space occupied by and benefiting occupants.  The D for D’s Design Standards for 
Height establish the amount of Developable Area by square footage for various height zones in 
the Redevelopment Project Area.  The Project is located in the HZ-5 area, as shown on Map 4 of 
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the D for d.   In the HZ-5 area, the D for D provides that a maximum of 942,200 square feet of net 
area of land may be developed. 
 
To determine the Developable Area for completed or approved buildings in HZ-5, staff compiled a 
list of all properties in HZ-5.   For properties that have been completed, permitted building plans 
were reviewed to confirm the amount of Developable Area that was constructed.  For properties 
that are not yet under construction, staff used either schematic designs (if the project was 
undergoing design review at OCII), or other documentation, such as MOU’s with property owners 
that indicate the Developable Area.  The Project will use 228,917 square feet of Developable 
Area, which includes approximately 189,181 square feet of Developable Area for the Event 
Center, leaving approximately 713,283 square feet for other projects in HZ-5. 
 
The results of the analysis are shown on Attachment C, HZ-5 Developable Area Tracking.   
    
Conclusion 
 
The Project is proposing to use 1,003,209 leasable square feet for commercial uses and up to 
50,464 for retail uses and to use 228,917 square feet of Developable Area, as is depicted in the 
combined Basic Concept/Schematic Designs that the Commission is scheduled to consider on 
November 3, 2015.  Based on these figures and the analysis of other Zone A projects and other 
HZ-5 projects, the Project square footage is within the allowable allocations under the 
Redevelopment Plan and D for D.  Staff has recommended that the Commission adopt a 
condition of approval for the Project that requires deed restrictions for the applicable retail spaces 
under 5,000 square feet that have been excluded from the gross square footage calculations to 
ensure that the limitations on these small retail type of spaces are maintained throughout the life 
of the Project. 
 
During the course of design development and final construction document approvals, non-
material increases or decreases in the Projects Leasable Floor Area and Developable Area may 
occur. In such event, staff may approve any such non-material changes in accordance with the 
provisions of the Mission Bay South Owners Participation Agreement Exhibit G, Design Review 
and Document Approval Procedures.  However, any such change must be within the maximum 
allowable allocations under the Redevelopment Plan for Zone A and the D for D for HZ-5. 
 
 
Attachments 
Attachment A:  Mission Bay South Zone A Commercial/Industrial Square Footage Tracking  
Attachment B:  Mission Bay South Retail Square Footage Tracking 
Attachment C: Mission Bay South HZ-5 Developable Area Tracking 













From: Kate Aufhauser
To: Winslow, David (CPC)
Cc: Clarke Miller; David Carlock (david.carlock@machetegroup.com); Sekhri, Neil; Kidd, Allison H.; CPC-


WarriorsAdmin
Subject: Office SDs Submittal
Date: Wednesday, October 28, 2015 4:08:57 PM
Attachments: image003.png


David,
 
The Warriors are pleased to present our package of schematic designs for the two office buildings at
Mission Bay Blocks 29-32, available for download at THIS LINK.
 
Please reach out with any questions.
 
Thank you,
Kate
 
Kate Aufhauser
Project Analyst
510.986.5419 (office) | 202.230.2642 (cell)
KAufhauser@warriors.com
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