From: Clarke Miller

To: Oerth, Sally (Cll

Cc: CPC-WarriorsAdmin

Subject: GSW Section 321 application

Date: Friday, October 30, 2015 5:56:11 PM
Attachments: GSW 321 Application.pdf

Sally,

For your records, I'm sending you GSW’s Section 321 application (see attached). Let me know if you
have any questions.

Thanks,
Clarke

Clarke Miller

Strada Investment Group

101 Mission Street, Suite 420 | San Francisco, CA 94105
Phone: 415.572.7640

Email: cmiller@stradasf.com


mailto:CMiller@stradasf.com
mailto:sally.oerth@sfgov.org
mailto:CPC-WarriorsAdmin@sfgov.org
mailto:cmiller@stradasf.com

Neil Sekhri
Direct: 415.393.8334
Fax: 415.374.8435

October 9, 2015 NSekhri@gibsondunn.com

Client: R 36445-00001

VIA MESSENGER

San Francisco Planning Department
1650 Mission Street, Suite 400

San Francisco, California 94103
Attn: David Winslow

Re:  Mission Bay South Blocks 29-32 (the “Property”): Design Review Pursuant to
Section 321 of the Planning Code

Dear Mr. Winslow:

We are counsel to GSW Arena LLC (“Project Sponsor’), the project sponsor of that
certain proposed event center and mixed-use commercial development located on Assessor’s
Block 8722 Lots 1 and 7 lying within the Mission Bay South Redevelopment Plan Area (the
“Project”). In connection with the Project, Project Sponsor has requested that the City and
County of San Francisco, acting by and through the Department of Planning, review the
design of two proposed office towers on Blocks 29 and 31 of Mission Bay South (the “Office
Project”) to confirm that the Office Project is in conformity with the design standards and
guidelines set forth in the Mission Bay South Design for Development (the “Design Review
Application™).

In connection with the Design Review Application, we, on behalf of Project Sponsor,
hereby submit the enclosed Application for Office Allocation including each of the following
items:

e Completed Office Allocation application, executed by the Project Sponsor;

e A supplement to the Office Allocation application including the Office Allocation
Guidelines (Conformity with Mission Bay South Design for Development) and
Priority General Plan Policies Findings;

e 300-foot radius map of the Property;

e One set of original address labels for each owner of the properties within 300 feet of
the subject property; a set of stamped and addressed envelopes for each such owner
shall be delivered to you on Monday, October 12" by the Project Sponsor;

e Plans for the Office Project, including a site plan, floor plan and elevations for each
proposed tower (please note that the plans remain subject to minor editorial
refinements and updated plans shall be delivered to you by Project Sponsor when
available); and
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e Photographs of the Office Project site.

In addition, enclosed is a check payable to the San Francisco Department of Planning in the
amount of $5,499.

We look forward to working with you on this matter. Please do not hesitate to reach out with
any questions you may have in connection with this matter.

Very truly yours,

Neil H. Sekhri

NHS/djn
Enclosures

102008398.1





SAN FRANCISCO

PLANNING
DEPARTMENT

Planning Department
1650 Mission Street
Suite 400

San Francisco, CA
94103-9425

T 415.558.6378
F: 415.558.6409

Print Form

APPLICATION PACKET FOR

Office Allocation

Pursuant to Planning Code Section 321, the Planning Commission shall hear and

make determinations regarding applications for Office Allocations. The first pages
consist of instructions which should be read carefully before the application form

is completed.

Planning Department staff are available to advise you in the preparation of this
application. Call (415) 558-6377 for further information.

WHAT IS AN OFFICE ALLOCATION?

Proposition M passed in 1986 to help manage high levels of office growth in San Francisco

and its impacts on the City. It imposed a limit on how many square feet of office space may

be created in the City each year, and established criteria for review of newly proposed office
developments. On October 17 of each year, 950,000 gross square feet of office space are

made available for allocation. All unallocated office space in a given year is rolled over into

the next year’s allotment. An Office Allocation is the process of reviewing a proposed office
development to ensure that it is within the annual limit and meets the relevant adopted criteria
for new office developments. Office Allocations are entitlements that run with the property, not
the tenant.

WHEN IS AN OFFICE ALLOCATION NECESSARY?

An Office Allocation is required when any project proposes to add more than 25,000 gross
square feet of new (net) office space, regardless of the project site’s zoning classification. An
Office Allocation is required even if other entitlements are also required, such as a Conditional
Use Authorization or Variance.

HOW DOES THE PROCESS WORK?

Please review the instructions in this application and ask PIC staff if you have any questions.
After filling out the application and collecting the required notification materials and plans,
please contact the Planning Department for an intake appointment to process your application.
At this appointment a planner will review your application to ensure that it is complete. The
application will then be assigned to a planner on a specific Quadrant Team, dependent upon
the location of the subject property. The assigned planner will review the application against
the San Francisco General Plan, the Planning Code, and Planning Department policies and
set a Planning Commission hearing date. All property owners within 300 feet of the subject
property will receive notification of the hearing. The assigned planner will gather comments
and concerns from the neighborhood during the notification period. Neighborhood support
or opposition will be reflected in a staff report presented at the Planning Commission hearing
complete with the Planning Department recommendation for approval or disapproval of the
Office Allocation.





SAN FRANCISCO

PLANNING
DEPARTMENT

FOR MORE INFORMATION:

Call or visit the San Francisco Planning Department

Central Reception
. 1650 Mission Street, Suite 400
San Francisco CA 94103-2479

TEL: 415.558.6378
FAX: 415.558.6409
WEB: http://www.sfplanning.org

Planning Information Center (PIC)
1660 Mission Street, First Floor
San Francisco CA 94103-2479

TEL: 415.558.6377

Planning staff are available by phone and at the PIC counter,
No appointment is necessary.
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PLANNING
DEPARTMENT

Planning Department
1650 Mission Street
Suite 400

San Francisco, CA
94103-9425

T 415.558.6378
F: 415.558.6409

Print Form

APPLICATION PACKET FOR

Office Allocation

Pursuant to Planning Code Section 321, the Planning Commission shall hear and

make determinations regarding applications for Office Allocations. The first pages
consist of instructions which should be read carefully before the application form

is completed.

Planning Department staff are available to advise you in the preparation of this
application. Call (415) 558-6377 for further information.

WHAT IS AN OFFICE ALLOCATION?

Proposition M passed in 1986 to help manage high levels of office growth in San Francisco

and its impacts on the City. It imposed a limit on how many square feet of office space may

be created in the City each year, and established criteria for review of newly proposed office
developments. On October 17 of each year, 950,000 gross square feet of office space are

made available for allocation. All unallocated office space in a given year is rolled over into

the next year’s allotment. An Office Allocation is the process of reviewing a proposed office
development to ensure that it is within the annual limit and meets the relevant adopted criteria
for new office developments. Office Allocations are entitlements that run with the property, not
the tenant.

WHEN IS AN OFFICE ALLOCATION NECESSARY?

An Office Allocation is required when any project proposes to add more than 25,000 gross
square feet of new (net) office space, regardless of the project site’s zoning classification. An
Office Allocation is required even if other entitlements are also required, such as a Conditional
Use Authorization or Variance.

HOW DOES THE PROCESS WORK?

Please review the instructions in this application and ask PIC staff if you have any questions.
After filling out the application and collecting the required notification materials and plans,
please contact the Planning Department for an intake appointment to process your application.
At this appointment a planner will review your application to ensure that it is complete. The
application will then be assigned to a planner on a specific Quadrant Team, dependent upon
the location of the subject property. The assigned planner will review the application against
the San Francisco General Plan, the Planning Code, and Planning Department policies and
set a Planning Commission hearing date. All property owners within 300 feet of the subject
property will receive notification of the hearing. The assigned planner will gather comments
and concerns from the neighborhood during the notification period. Neighborhood support
or opposition will be reflected in a staff report presented at the Planning Commission hearing
complete with the Planning Department recommendation for approval or disapproval of the
Office Allocation.





WHO MAY APPLY?

An Office Allocation is an entitlement that runs with
the property; therefore, the property owner or a party
designated as the owner’s agent may apply for a Office
Allocation. [A letter of agent authorization from the
owner must be attached.]

INSTRUCTIONS:

The attached application for a Office Allocation includes
a project description, necessary contact information,
and two sets of questions that must be answered. The
first set of questions is based upon the guidelines for
office allocation found within the Planning Code. The
second set of questions are Priority General Plan Policy
Findings, which determine San Francisco General Plan
consistency. Please answer all questions fully. Please
type or print in ink and attach pages if necessary.

Please provide the following materials with this
application:

= 300 Foot Radius Map and Address List: See
instructions on page 3.

= Authorization: If the applicant in this case is the
authorized agent of the property owner, rather than
the owner, a letter signed by the owner and creating
or acknowledging that agency must be attached and
is included in the application for Office Allocation
Application.

= Owner, Applicant, Contact Person, and Community
Liaison: The attached application includes fields
for the property owner, applicant, project contact,
and community liaison contact information (in
many cases, these roles may be held by the same
individual). The property owner is the owner of the
parcel of land associated with the entitlement. The
applicant may be the property owner, a business
owner, an architecture firm or an expediter. The
project contact may be a representative of any of the
above and will serve as the primary contact for the
planner assigned to the application. The community
liaison may also be a representative of any of the
above and will serve as the primary contact to
address any construction and/or operational concerns
of the community. The community liaison contact
is an ongoing requirement; therefore, any changes
to the community liaison should be reported to the
Zoning Administrator.

SAN FRANCISCD PLANNING DEPARTMENT V.DB.07.2012

8 Drawings: The application must be accompanied by
plans sufficient for proper determination of the case.
In most cases a plot plan will be required, accurately
showing existing and proposed structures on both
the subject property and on immediately adjoining
properties, open spaces, driveways, parking areas,
trees, and land contours where relevant. Where the
size or use of floor areas is material to the case, floor
plans will also be required.

Drawings of building elevations must be provided in
most cases. All landscaping should be clearly shown
on the plans, calling out species type. A sign program
may be submitted at this time. A north arrow and
scale shall be shown on each plan, and unless an
exception is specifically granted by the Zoning
Administrator the scale shall be not less than 1”7 = 20’
for plot plans, 1/8” = 1”0 for floor plans, and 1/4” =1’
0” for plans showing layout of parking and loading.

= Photographs: The application must be accompanied
by unmounted photographs, large enough to show
the nature of the property but not over 11 X 17 inches.

All plans and other exhibits submitted with this
application will be retained as part of the permanent
public record in this case.

After your case is assigned to a planner, you will be
contacted and asked to provide an electronic version
of this application including associated photos and
drawings.

Fees: Please refer to the Planning Department Fee
Schedule available at www.sfplanning.org or at the
Planning Information Center (PIC) located at 1660
Mission Street, First Floor, San Francisco. For questions
related to the Fee Schedule, please call the PIC at

(415) 558-6377. Fees will be determined based on the
estimated construction costs. Should the cost of staff
time exceed the initial fee paid, an additional fee for
time and materials may be billed upon completion of
the hearing process or permit approval. Additional fees
may also be collected for preparation and recordation
of any documents with the San Francisco Assessor-
Recorder’s office and for monitoring compliance with
any conditions of approval.





CEQA Review: The California Environmental Quality
Act (CEQA) and Chapter 31 of the San Francisco
Administrative Code implementing that act may require
an Environmental Evaluation before the application
may be considered. Please consult the Planning
Department staff to determine if an Environmental
Evaluation application must be submitted with this
application. A separate fee is required for environmental
review.

Planning Commission Hearing Material:

This timeline includes a deadline for project sponsors
to submit material to staff to be included in the
Commission packet. If the Sponsor does not submit the
necessary material by the deadline, the project will be
continued to a later hearing date.

@ Three weeks prior to hearing: Project Sponsor
submits draft project graphics (plans, renderings
etc) to project planner.

® Two weeks prior to hearing: Project planner
submits Draft staff report (must include draft
attachments) to Team Leader for review.

¢ Ten days prior to hearing (5pm on Monday):
Deadline for submittal of all sponsor material and
public comment to be included in Commission
packets

® One week prior to hearing: Project planner
delivers complete Commission packets to the
Commission Secretary.

Application for Office All

To file your Office Allocation
application, please call (415) 558-

6378 in advance to schedule an intake
appointment. At your scheduled
appointment with a staff planner,
please bring your completed
application with all required materials.

oC

ation





300-foot Radius Map Instructions

1. The map must show all properties within

300-feet of the EXTERIOR boundaries of
the property; a 300-foot radius map, drawn
to a scale of 1 inch to 50 feet, either the
original on TRACING paper or a blueprint
copy (no photocopy accepted) is required
for submittal with applications under

the Planning Code, including variance,
reclassification (rezoning), large project
authorization, conditional use, and certain
subdivision applications.

. Submit two lists of the names and addresses,

including the block and lot for each one, of
all owners of the properties within 300 feet
of the subject property and self-adhering
labels with the same data. The latest
Citywide tax roll is available at the Office
of the Treasurer and Tax Collector, City
Hall Room 140, 1 Dr. Carlton B. Goodlett
Pl., San Francisco, CA 94102, for the
preparation of this list. The labels will be
used to mail notice of the time and place of
the public hearing required.

EXAMPLE OF MAILING LABEL

Block # | Lot # #9331 | #07
Name JOHN DOE
Address 123 South Streat #2

San Francisco, CA 94100

. If you wish to prepare the materials
yourself, block maps may be traced at the
office of the Assessor, 81 Dr. Carlton B.
Goodlett Place, City Hall, Room 190.

The width of the public right-of-way for
the streets separating the blocks may be
determined at the Department of Public
Works, Bureau of Street Use and Mapping,
875 Stevenson Street, Room 460, 554-5810.

. You may, for a fee that varies by firm, have
a private drafting or mailing service prepare
these materials.

BAN FRANCISCOD PLANNING DEPARTMENT W.0B.07.2012
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di d that they provide professional

notification services, This listing does not constitute an endorsement.
Other professionals can also perform this work and can be added to this

list upon request.

Build CADD

3515 Santiago Street
San Francisco, CA 94116
(415) 758-8710

Javier Solorzano

3288 - 21st Street #49
San Francisco, CA 94110
(415) 724-5240
Javier131064@yahoo.com

Jerry Brown Designs
619 - 27th Street, Apt. A
Oakland, CA 94812
(415) 810-3703
jbdsgn328@gmail.com

Notificationmaps.com
Barry Dunzer

(866) 752-5266
www.notificationmaps.com

Radius Services

1221 Harrison Street #18
San Francisco, CA 84103
(415) 391-4775
radiusservices@aol.com

Motice This
(650) 814-6750

Ted Madison Drafting
PO. Box 8102

Santa Rosa, CA 95407
(707) 228-8850
trmadison@pacbell.net





Application fo

What Applicants Should Know About the Public Hearing
Process and Community Outreach |

A. The Planning Commission encourages applicants
to meet with all community groups and parties
interested in their application early in the
entitlement process. Department staff is available
to assist in determining how to contact interested
groups. Neighborhood organization lists are
available on the Department’s website. Notice of
the hearing will be sent to groups in or near the
neighborhood of the project. The applicant may be
contacted by the Planning Department staff with
requests for additional information or clarification.
An applicant’s cooperation will facilitate the timely
review of the application.

B. The Commission requests that applicants
familiarize themselves with the procedure for public
hearings, which are excerpted from the Planning
Commission’s Rules and Regulations below.

Hearings. A public hearing may be held on any
matter before the Commission at either a Regular
or a Special Meeting. The procedure for such public
hearings shall be as follows:

1. A description of the issue by the Director or a
member of the staff along with the Planning
Department’s recommendation.

2. A presentation of the proposal by the project
sponsor for a period not to exceed 15 minutes.

3. A presentation of opposition to the proposal,
by organized opposition, for a period not to
exceed 15 minutes. Organized opposition will
be recognized only upon written application
to the president at or prior to the hearing. Such
application should identify the organization(s)
and speaker(s).

4. Public testimony from proponents of the
proposal. An individual may speak for a period
not to exceed 3 minutes. An organization or
group will be given a period not to exceed
5 minutes if the organization or group is
represented by one speaker.

5. Public testimony from opponents of the proposal
would be taken under conditions parallel to those
imposed on proposal proponents, 3 minutes
for an individual and 5 minutes for a group
or organization if the group or organization is
represented by one speaker.

6. The project sponsor or applicant will be given
a period, not to exceed 5 minutes, within which
to clarify any questions raised in previous
testimony.

7. Organized opposition, recognized in accordance
with Paragraph 3 above, will be given a period
not to exceed 5 minutes, within which to clarify
any questions raised in previous testimony.

8. Discussion and vote by the Planning Commission
on the matter before it.

9. The President may impose time limits on
appearances by members of the public and
may otherwise exercise his or her discretion on
procedures for the conduct of public hearings.

. Private Transcription. The Commission President

may authorize any person to transcribe the
proceedings of a Regular, Special or Committee
Meeting provided that the President may require
that a copy of such transcript be provided for the
Commission’s permanent records.

. Opportunities for Appeals by Other Bodies:

Generally, Planning Commission actions on Office
Allocation applications are final unless appealed to
the Board of Appeals.
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A\pplication for Office Allocation

CASE NUMBER:
Far Statf Use only
APPLICATION FOR
Office Allocation
1. Owner/Applicant Information
PROPERTY OWNER'S NAME:
GSW Arena LLC
PROPERTY OWNER'S ADDRESS: TELEPHONE:
(510 ) 986-2200
1011 Broadway e
Oakland, CA 94607 .
dkelly@warriors.com
APPLICANT'S NAME: o >l
Same as Above
APPLICANT'S ADDRESS: TELEPHONE:
( )
RoTE o
T =
Neil Sekhri B m
ADDRESS: TELEPHONE:
Gibson, Dunn & Crutcher LLP (415 ) 393-9334
555 Mission Street EMAIL:
San Francisco, CA 94105 nsekhri@gibsondunn.com

COMMUNITY LIAISON FOR PROJECT (PLEASE REPORT ANY CHANGES BEFORE OR AFTER APPROVAL TO THE ZONING ADMINISTRATOR);

Oakland, CA 94607

Theo Ellington N
| ADDRESS: | TELEPHONE:
1011 Broadway [(510) 986-2278
EMAIL:

 tellington@warriors.com

2. Location and Classification

STREET ADDRESS OF PROJECT: ZIP CODE:
Mission Bay Blocks 29-32 94158
| cROSS STREETS:

 Third Street and South Street

. ASSESSORS BLOCK/LOT: LOT DIMENSIONS:

8722 / 001 Approx. 575 ft. x 864 ft.
ZONING DISTRICT: HEIGHT / BULK DISTRICT: i

- Mission Bay South C-1-R HZ-5

LOT AREA (SQ FT):
' Approx. 500,000

-





3. Project Description

— e
| (Please check all that apply ) ADDITIONS TO BUILDING:

' [] Change of Use [] Rear Vacant Lot/Parking

[7] Change of Hours [] Front PROPOSED USE- N

New Construction Height

- . L ) 9 Office and retail buildings

- [J Alterations O'sdeyped . =
| [J Demolition BUILDING APPLICATION PERMIT NO.: [ DATE FILED:

[ Other ease ary: N/A

4. Project Summary Table

If you are not sure of the eventual size of the project, provide the maximum estimates.

PROJECT TOTALS:

PROJECT FEATURES
e it ST ST A A AN A0 i i i
g B S !
P R B S
| Losding Spaces | N
B ”Numberof Buildings | 0 - 2 b - B
HelgweBidngy | 200 00 | _ [60feeteach 160 feet each .
e l1storieseach  [11storieseach
Bicycle Spaces - 107 total 107 total
GROSS SQUARE FOOTAGE (GSF)
Rasndentlal N
foll | o 65000 65000
a Qffigs | 0 580,000 580,000
o DEERPDS
Parking 0 -
. Other (Specify Usa) R
TOTALGSF 0 645,000 645,000

Please describe any additional pI’OjBC‘l features that are not included in this table:

( Attach a separate sheet if more space is need
The larger mixed-use development proposed for the site will include 950 parking stalls below-grade or at-
grade and 13 truck docks below-grade.

SAN FRANCISCO PLANNING DEPARTMENT V.0B.07.2012





Application tor Office Allocation

‘CASE NUMBER:
For Statt Use only

Office Allocation Guidelines

Pursuant to Planning Code Section 321, the Planning Commission shall approve only those office developments
which promote the public welfare, convenience and necessity. The following guidelines shall be considered by the
Planning Commission during the approval process. Please respond to each guideline on this sheet or use another
sheet if necessary.

1. Apportionment of office space over the course of the approval period in order to maintain a balance between
economic growth, on the one hand, and housing, transportation and public services, on the other;

2. The contribution of the office development to, and its effects on, the objectives and policies of the Master Plan;
3. The quality of the design of the proposed office development;

4. The suitability of the proposed office development for its location, and any effects of the proposed office
development specific to that location;

5. The anticipated uses of the proposed office development, in light of employment opportunities to be provided,
needs of existing businesses, and the available supply of space suitable for such anticipated uses;

6. The extent to which the proposed development will be owned or occupied by a single entity;

7. The use, if any, of TDR by the project sponsor.

See attached supplement.
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Priority General Plan Policies Findings

Proposition M was adopted by the voters on November 4, 1986. It requires that the City shall find that proposed
projects and demolitions are consistent with eight priority policies set forth in Section 101.1 of the Planning Code.
These eight policies are listed below. Please state how the project is consistent or inconsistent with each policy. Each
statement should refer to specific circumstances or conditions applicable to the property. Each policy must have a
response. IF A GIVEN POLICY DOES NOT APPLY TO YOUR PROJECT, EXPLAIN WHY IT DOES NOT.

1. That existing neighborhood-serving retail uses be preserved and enhanced and future opportunities for resident
employment in and ownership of such businesses enhanced,;

See attached supplement.

2. That existing housing and neighborhood character be conserved and protected in order to preserve the cultural
and economic diversity of our neighborhcods;

3. That the City's supply of affordable housing be preserved and enhanced;

See attached supplement.

4. That commuter traffic not impede Muni transit service or overburden our streets or neighborhood parking;

See attached supplement, s e g e s s e g
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Application for Office Allocation

CASE NUMBER: |
For Staff Use only

5. That a diverse economic base be maintained by protecting our industrial and service sectors from displacement
due to commercial office development, and that future opportunities for resident empioyment and ownership in
these sectors be enhanced;

See attached supplement,

6. That the City achieve the greatest possible preparedness to protect against injury and loss of life in an
earthquake;

See attached supplement.

7. That landmarks and historic buildings be preserved; and

See attached supplement.
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Estimated Construction Costs

TYPE OF APPLICATION:
Section 321 Design Review
OCCUPANCY CLASSIFICATION
B
BUILDING TYPE
Office
TOTAL GROSS SQUARE FEET OF CONSTRUCTION:

267,486 (16th St. tower) and 309,436 (South St.

tower)
ESTIMATED CONSTRUCTION COST
$123,000,000

ESTIMATE PREPARED BY

FEE ESTABLSHED:

Applicant’s Affidavit

BY PROPOSED USES

Office; retail

Under penalty of perjury the following declarations are made:
a; The undersigned is the owner or authorized agent of the owner of this property
b: The information presented is true and correct to the best of my knowledge.

¢ The other information or applications may be required,

Signature L—\é;_\

Print name, and indicate whether owner, or authorized agent

PVawd \Ae,ny , AsThorized Ac:)en'\"

Owner / Authorized Agent {circle one)

w\O/2/15





Application Submittal Checklist

Application for Office Allocation

Applications listed below submitted to the Planning Department must be accompanied by this checklist and
all required materials. The checklist is to be completed and signed by the applicant or authorized agent and a

department staff person.

APPLICATION MATERIALS

Application, with all blanks completed

300-foot radius map, if applicable

CHECKUST

O

Address labels (copy of the above), if applicable

Site Plan

Floor Plan

Elevations

Section 321 Requirements

Priority General Plan Findings

Historic photographs (if possible), and current photographs

. Check payable to Planning Dept.

NOTES:

[] Required Material. Write “N/A" if you believe
the itemn is not applicable, (e.g. letter of
authorization is not required if application is

signed by property owner.)

Letter of authorization for agent

T Typically would not apply. Nevertheless, in a
specific case, staff may require the item.

Other:

Section Plan, Detail drawings (i.e. windows, door entries, trim), Specifications (for

cleaning, repair, etc.) and/or Product cut sheets for new elements (i.e. windows, doors)

O |O|ojo|o|ojo|o|o/o/o|o)

() Two sets of original labels and one copy of
addresses of adjacent property owners and
owners of property across strest.

After your case is assigned to a planner, you will be contacted and asked to provide an electronic version of this

application including associated photos and drawings.

Some applications will require additional materials not listed above. The above checklist does not include material
needed for Planning review of a building permit. The “Application Packet” for Building Permit Applications lists

those materials.

No application will be accepted by the Department unless the appropriate column on this form is completed. Receipt

of this checklist, the accompanying application, and required materials by the Department serves to open a Planning
file for the proposed project. After the file is established it will be assigned to a planner. At that time, the planner
assigned will review the application to determine whether it is complete or whether additional information is
required in order for the Department to make a decision on the proposal.

For Department Lse Only
Application received by Planning Department:

By:

Date:
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Call or visit the San Francisco Planning Department

Central Reception
. 1650 Mission Street, Suite 400
San Francisco CA 94103-2479
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FAX: 415.558.6409
WEB: http://www.sfplanning.org

Planning Information Center (PIC)
1660 Mission Street, First Floor
San Francisco CA 94103-2479

TEL: 415.558.6377

Planning staff are available by phone and at the PIC counter,
No appointment is necessary.





Mission Bay Blocks 29-32
Supplemental to Application for Office Allocation (Design Approval)

CONFORMITY WITH MISSION BAY SOUTH DESIGN FOR DEVELOPMENT

On September 17, 1998, the Planning Commission adopted Motion No. 14702, in which
it determined that the Mission Bay South Redevelopment Plan (“MBS Development Plan”)
provides for a type, intensity, and location of development that is consistent with the overall
goals, objectives, and policies of the General Plan, as well as the Eight Priority Policies of
Section 101.1(b) of the Planning Code (“Code”). Under that Resolution, the Planning
Commission also determined that the office development contemplated in the MBS
Development Plan in particular promotes the public welfare, convenience and necessity, and
therefore, that the determination required pursuant to Section 321 et seq. of the Code for office
development shall be deemed to have been made for all specific office development projects
undertaken pursuant to the MBS Development Plan.

Further, the Planning Commission considered under Resolution 14702 the guidelines set
forth in Section 321(b)(3)(A)-(G) and determined that the apportionment of office space over the
anticipated 30-year build-out of the Mission Bay South Plan Area will remain within the limits
set by Section 321, and will maintain a balance among economic growth, housing,
transportation, and public services, pursuant to terms of the MBS Development Plan and
accompanying documents, which provide for the appropriate construction and provision of
housing, roadways, transit, and all other necessary public services in accordance with the
Infrastructure Plan (as defined in the MBS Development Plan). In its consideration of
Resolution 14702, the Planning Commission reviewed the design guidelines of the MBS
Development Plan, as set forth in the Mission Bay South Design for Development Document
(hereinafter “D for D”’) and determined that the standards and guidelines in the D for D will
ensure the design quality of any proposed office development. The Planning Commission
resolved to review and approve the designs of specific office developments in the Plan Area
using the D for D guidelines and standards, when such proposals would be subject to the
provisions of Section 321 et seq., to confirm that said development is consistent with the findings
set forth in Resolution 14702. The Planning Commission further resolved that, upon confirming
that a specific development is consistent with the findings set forth in Resolution 14702, the
Planning Commission would issue an Office Allocation Authorization for that development.

On October 2, 2008, the Planning Commission adopted Motion 17709 containing certain
authorizations under Section 321 for the creation of an Alexandria Mission Bay Life Sciences
and Technology Development District (the “Development District”), which includes, among
other property, Blocks 29 and 31 (the “Site”) on which the two proposed offices towers subject
to this application (the “South Street Building” and the “16™ Street Building”, respectively;
and collectively, the “Buildings” and the “Office Project”) would be constructed.
Implementing the terms of Planning Commission Resolution 14702, Motion 17709 approved the
allocation of 1,350,000 leasable square feet of office space within the Alexandria Mission Bay
Life Sciences and Technology Development District until such time as the entire allocation has





been built and leased for office space. Motion 17709 also provided that authorization for
construction of future buildings in the Development District with an office component would be
subject to Planning Commission review with regard to design for compliance with the D for D
and in accordance with Resolution 14702.

On November 1 2010, ARE-SF No. 16, LLC transferred Mission Bay South
Development Blocks 29, 30, 31, and 32 to Bay Jacaranda 2932, LLC, along with 677,020 square
feet of the office space allocation authorized by the Development District (“Bay 2932”). Bay
2932 will be transferring the entire 677,020 office space allocation to GSW Arena LLC (the
“Project Sponsor”’) when the Project Sponsors purchases the property prior to consideration of
this Motion by the Planning Commission. In accordance with the Development District
requirements, Project Sponsor submits this application for a review by the Planning Commission
of the design of the Office Project using the design standards and guidelines set forth in the D for
D to confirm that the specific office development continues to be consistent with the findings set
forth in Resolution 14702.

Project Sponsor has submitted proposed amendments to the D for D (the “D for D
Amendments”) to the San Francisco Office of Community Investment and Infrastructure
(“OCII”), which OCII will transmit for review to Planning Department staff and which would be
adopted by OCII as a condition to the Planning Commission’s action on this application. Project
Sponsor respectfully suggests that the Office Project is in conformity with the requirements of
the D for D, as amended by the D for D Amendments, including, but not limited, the following
elements of the Office Project:

Design Standards

e Land Use. Blocks 29-32, as shown in Attachment 2 of the MBS Development Plan,
“Redevelopment Land Use Map”, are within a designated Commercial Industrial Retail
District.

Plans for development of Blocks 29 and 31as the Olffice Project indicate that the intended
use would be office and retail, which are permitted uses in that District (Section 302.4 of
the MBS Development Plan).

e Height. According to Map 4 of the D for D, Blocks 29-32 are within Height Zone-5
(HZ-5), which has the following development controls:

o Base Height: 90°
o Base Height Coverage: 93% of HZ-5
o Tower Height: 160’

o Tower Height Coverage: 7% of HZ-5. Under the D for D Amendments, if a
second building with tower height is developed on Blocks 29 or 31, the square
footage of the additional building with tower height shall be in addition to, and
not count against, both the total developable area for HZ-5 and the total





percentage and square footage of base and tower height allowed in HZ-5 as set
forth in the Height Zone Chart.

o Maximum number of towers at max. bulk and height: 3, plus 1 additional tower at
Blocks 29 or 31.

o Location of Towers: No tower permitted in Blocks 26a, 28, 30, 32, 34 & X4.

o Corners: Except for the corner of 16th Street and Third Street (under the D for D
Amendments), no intersection to allow more than 2 towers within 50 of the
corner. Under the D for D Amendments, the maximum number of towers allowed
within 50’ of the intersection of 16th Street and Third Street shall be four (4).

o Tower Separation: 100’
o Orientation: Towers along Third Street not to exceed 160’

o Mechanical Equipment: Exempt from the Height limitation. The exemption is
limited to the top 36’ (20° for a mechanical penthouse, 16 for top of a ventilator
stack) of such features where the height limit is more than 65°.

o Note: The Event Center, as defined in the D for D Amendments, is not
considered a Midrise or Tower building.

Each of the Buildings would have a podium height of 90 feet and a tower height of 160
feet. These heights are in conformance with the maximum height limitations for buildings
in the HZ-5 Commercial/Industrial district and along Third Street as described in the D
for D.

Towers within HZ-5, if developed, would be required to have a maximum tower floor
plate of 20,000 s.f. of developable area (as discussed in “Bulk” below). In addition,
under the D for D Amendments, the square footage of an additional building with tower
height on Blocks 29 or 31 is in addition to, and does not count against, the total
percentage and square footage of tower height allowed in HZ-5. Therefore, under the D
for D Amendments, one of the proposed towers would not count towards the tower height
coverage limitation, in conformance with the D for D Amendments, and the other
proposed tower would have a maximum tower floor plate of 20,000 s.f. of developable
area, which, when combined with the other two towers allowed within H-Z, would result
in an aggregate tower floor plate of at most 60,000 s.f. of developable area, which is
below the maximum tower floor coverage of 7% / 65,954 s.f. of developable area allowed
under the D for D and thus in conformance therewith.

The South Street Building would be the first tower located at the intersection of South
Street and Third Street, as permitted by the D for D, and one of four towers permitted in
HZ-5 under the D for D Amendments. Under the D for D Amendments, four towers are
allowed within 50° of the intersection of 16th Street and Third Street, of which, the 1 6"
Street Building would be one.





There are currently no towers developed within HZ-5. The Buildings would bring the
total number of towers within HZ-5 to two, one each on Blocks 29 and 31, which is
compliant with the D for D. Assuming two more towers could be developed within HZ-5,
the maximum of four towers within HZ-5 would remain consistent with the D for D
Amendments. It is noteworthy that the D for D Amendments would not result in a net
increase in the maximum number of towers within Mission Bay South Plan Area. Of the
25 buildings with tower height permitted under the D for D, only 13 have been developed
or approved and there remains development potential within Mission Bay South for a
total of approximately only 20 towers. The redistribution of tower placement permitted
under the D for D Amendments will create a desirable focal point at the corner of 16th
and 3rd Street.

The Buildings comply with the location, orientation and separation of towers as required
in the D for D (the proposed Event Center is not considered a ‘tower’ under the D for D
Amendments). Mechanical equipment would be located on the roof and screened from
view. The maximum height of the proposed screens would be 16’ for all Buildings.

Bulk. Under the D for D, the HZ-5 district, including Blocks 29 and 31, has the following
bulk controls, applicable above 90°:

o Maximum plan length: 200’
o Maximum floor plate: 20,000 s.f. of developable area

The 16" Street Building would have a maximum tower plan length of 192 feet, 6 inches
and a maximum tower floor plate of 20,000 s.f. of developable area. The South Street
Building would have a maximum tower plan length of 199 feet, and a maximum tower
floor plate of 20,000 s.f. of developable area. The podium components of the Buildings
would be located below 90 feet in height, and therefore would not be subject to the above
described bulk controls. These dimensions are in conformance with the bulk controls for
buildings in the HZ-5 district as described in the D for D.

Setback. Under the D for D, the Commercial/Industrial district, including Blocks 29 and
31, has the following applicable setback requirements:

o 5'setback on east side from Mission Rock to Mariposa Street.
o 20'setback on north side of 16th Street from Terry Francois to Owens.

The South Street Building would have a 27-foot, 9-inch setback on Third Street and a 4-
foot setback on South Street. The I 6" Street Building would have a 7-foot, 2-inch setback
on Third Street and a 22-foot, 3-inch setback on 16th Street. These setbacks are in
conformance with the setback requirements for buildings in the Commercial/Industrial
district as described in the D for D.

Lot Coverage and Streetwall. Under the D for D, the Commercial/Industrial district has
no maximum lot coverage requirement, but is subject to the following applicable
streetwall requirements:





o Minimum length: 70% of block length frontage required for streetwalls along
primary streets (including 3rd and 16th).

o Minimum height: 15 feet
o Maximum height: Not to exceed 90’ except for mid-rise and towers

o Corner Zone conditions: At all intersections along primary streets (including the
intersection of 3rd and 16th), buildings must be built to streetwall at all corners
for a distance of 50'. Corner entries are exempted. The height of buildings at
corner may be no less than 15 feet.

o Projections: Architectural projections over a street, alley, park, or plaza shall
provide a minimum of 8 feet of vertical clearance from the sidewalk or other
surface above which it is situated.

o Under the D for D Amendments, however, such streetwall standards shall not
apply to a project on Blocks 29-32 that is approved to include an Event Center,
subject to findings by the OCII Commission that the project with the addition of
the Event Center is, on balance, consistent with the Commercial Industrial
Guidelines.

Along Third Street, the South Street Building would have 188’ (30%) streetwall block-
length coverage, 90° streetwall height and no proposed streetwall projection; along
South Street, the South Street Building would have 274° (36%) streetwall block-length
coverage, 42 to 160’ streetwall height and 2°-4°’ awning projection. Along Third Street,
the 16™ Street Building would have 198" (32%) streetwall block-length coverage, 90’ to
160’ streetwall height and no proposed streetwall projection; along 1 6™ Street, the 16"
Street Building would have 241° (32%) streetwall block-length coverage, 90’ streetwall
height (excluding tower heights) and no proposed streetwall projection. Assuming
approval by the OCII Commission of the Event Center Project as currently designed, the
Office Project together with the rest of the Event Center Project would conform to the
streetwall standards set forth in the D for D.

The streetwall standards for the remainder of Blocks 29-32 will be reviewed by OCII in
accordance with the D for D Amendments. The D for D Amendments provide that the D
for D’s streetwall standards for the Commercial/Industrial district shall not apply to a
project on Blocks 29-32 approved to include an Event Center provided the OCII
Commission finds that the project is, on balance, consistent with the Commercial
Industrial Guidelines. The Project Sponsor has submitted to OCII an application for a
Major Phase and combined Basic Concept & Schematic Designs for an Event Center
Project (including, among other things, the Office Project), approval of which would
require a finding by OCII that the project is, on balance, consistent with the D for D
including the Commercial Industrial Guidelines.

o Sunlight Access to Open Space. Additional shadow analysis pursuant to the D
for D is not required unless, as a part of the specific project application, the applicant





seeks a variance from the D for D’s Design Standards establishing the shape and location
of buildings. A project for which an exception is sought may not create additional areas
of public open space, including Bayfront Park, which is adjacent to the Blocks 29-32, in
continuous shadow for periods of one hour, using the methodology described in the D for
D.

No variance from the D for D’s Design Standards (as amended by the D for D
Amendments) would be required to implement the Office Project and therefore no
additional shadow analysis is required. Notwithstanding the foregoing, sunlight access
and shadow analysis of the Olffice Project was prepared for, and discussed in, the Draft
Subsequent Environmental Impact Report prepared for the Event Center Project and
published on June 5, 2015 (the “DSEIR”) (see Appendix WS).

The DSEIR concluded that if the Event Center Project, including the South Street
Building and 16™ Street Building, were completed, the area of Bayfront Park that would
be in continuous shadow for a period of one hour from March to September between
10am and 4pm would be “well under 20 percent,” the threshold established by the D for
D. Thus, although additional shadow analysis would not be required under the D for D
for the Office Project, the DSEIR concluded that the entire Event Center Project,
including the Office Project, would be in conformance with the sunlight and shadow
requirements of the D for D.

Wind Analysis. The D for D requires wind review for all projects that include buildings
over 100 feet in height. Wind tunnel testing may also be required for these buildings
unless a qualified wind consultant, with concurrence by OCII, determines that the
exposure, massing, and orientation of the building are such that adverse wind impacts
will not occur. Wind analysis is conducted to assess wind conditions for projects in
conjunction with the anticipated pattern of development on surrounding blocks.

The Buildings would exceed 100’ in height, and therefore wind tunnel testing and wind
analysis would be required under the D for D. Two wind analyses were performed for
the entire Event Center Project in connection with, and discussed in, the DSEIR (the
“DSEIR Wind Analysis”) and the Responses to Comments to the DSEIR (the “RTC
Wind Analysis”). The RTC Wind Analysis considered the Event Center Project as
developed with the proposed mitigation measures, including design measures to reduce
or avoid wind impacts, incorporated into the DSEIR. The RTC Wind Analysis found that
the number of off-site study points at which wind speed would exceed the wind hazard
criterion would be reduced from eight to six or seven (depending on which mitigation
measures are incorporated) with construction of the Event Center Project, and that the
total duration of wind hazards on off-site public walkways in the project vicinity would
increase or decrease, depending on which mitigation measures are incorporated, from
112 hours per year under existing conditions to, variously, 107, 108, 110, 124, or 133
hours per year. The DSEIR Wind Analysis also found that the Event Center Project
would result in a reduction of so-called “wind comfort” criteria, including the average of
wind speeds exceeded 10 percent of the time, the average percentage of time the wind
speed would exceed the pedestrian comfort criterion, and the number of exceedances of
the pedestrian comfort criterion at off-site public areas.





e View Corridors. Under the D for D, no building or portion thereof may block a view
corridor, which follow street alignments and are defined by Map 3 of the D for D.

No portion of either the 1 6" Street Building or the South Street Building would be located
in a manner that would block a view corridor, as such terms is defined by the D for D.

e Parking. The D for D includes the following applicable parking standards:
o Parking for retail uses must be screened from view of pedestrians.

o The entrance to any offsite parking facility cannot be more than 600’ from the
entrance to the building in which units are located.

o Required ratio of compact spaces to standard size spaces: 50%

o Minimum size requirement for parking spaces: compact = 127.5 s.f.; standard =
160 s.f.

o Commercial/Industrial uses require one parking space for each 1,000 s.f. of gross
floor area.' Retail uses allow a maximum of one space for each 500 s.f. of gross
floor area up to 20,000 s.f. Restaurant uses allow a maximum of one space for
each 200 s.f. of gross floor area, where the occupied floor area exceeds 5,000 s.f.

o One secure bicycle parking space must be provided for every 20 vehicular parking
spaces or fraction thereof.

o Under the D for D Amendments, parking spaces provided for a project on Blocks
29-32 that is approved to include an Event Center may be shared among various
users of Blocks 29-32 as determined by such users (for example, without
limitation, parking spaces provided for daytime office use may be used by the
Event Center on nights and weekends).

The South Street Building and 16™ Street Building would share parking facilities with
other buildings and uses on Blocks 29-32, as permitted under the D for D Amendments.
Such shared facilities would be sub-grade and/or screened from view of pedestrians and
all such parking would be on-site, in conformance with the provisions of the D for D.
The South Street Building, which has a total gross floor area of 312,998 s.f., would have
313 vehicle parking spaces and 60 interior Class 1 bicycle parking spaces. The 1 6"
Street Building, which has a total gross floor area of 270,166 s.f., would have 270 vehicle
parking spaces and 64 interior Class 1 bicycle parking spaces. The number of vehicle
parking spaces for each tower, calculated at 1 per 1,000 s.f. of gross floor area, is
consistent with the requirements for Commercial/Industrial uses in the D for D. Such
calculation is also consistent with the requirements for Retail uses in the D for D, as the
number of spaces would not exceed 1 per 500 s.f. of gross floor area, and the

" As used herein, the term “gross floor area” has the meaning ascribed to it in the D for D.





requirements for Restaurant uses in the D for D, as the number of spaces would not
exceed 1 per 200 s.f. of gross floor area. Both Buildings are consistent with the bicycle
parking requirements under the D for D, as they exceed the 16 bicycle parking spaces for
the South Street Building and 14 bicycle parking spaces for the 1 6" Street Building under
the required 20:1 ratio. Also in conformance with the D for D, the vehicle spaces were
calculated with a 50% ratio of compact to standard spaces.

Loading. The D for D permits multi-parcel developments to aggregate the number of
loading spaces, and includes the following off-street loading space requirements:

o Commercial uses with a gross floor area above 500,000 s.f.: three spaces, plus one
for each additional 400,000 s.f.

o Retail uses with a gross floor area over 100,000 s.f.: three spaces, plus one for
each additional 80,000 s.f.

o Service and loading docks must be screened from streets and adjacent uses.
Loading spaces may be aggregated for multi-parcel developments.  The
dimensions of loading spaces must be at least 10° wide by 35’ long by 14’ high,
and loading areas and all refuse storage and dumpsters must be enclosed within
structures and out of view from pedestrian areas.

Loading spaces would be shared among the 16" Street Building, the South Street
Building and all retail uses on Blocks 29-32, as permitted under the D for D. The two
Buildings would share 3 commercial loading spaces, 3 retail loading spaces and 2 trash
loading spaces. The two Buildings would have a combined Commercial/Industrial gross
floor area of over 500,000 s.f. but less than 900,000 s.f., and all retail uses on Blocks 29-
32 would have a combined Retail gross floor area of over 100,000 s.f. but less than
180,000 s.f., and thus 3 shared commercial spaces and 3 shared retail spaces are
consistent with the loading space requirements of the D for D. The service and loading
docks, refuse storage and dumpsters would be sub-grade and thus screened from
pedestrians, streets and adjacent uses, in conformance with the requirements of the D for
D. The dimensions of such loading spaces would be in conformance with the
requirements of the D for D.

Signage. A signage program for the Office Project has not yet been developed. A
signage program that conforms to the D for D Amendments will be submitted to OCII by
the Project Sponsor at a later date.

Design Guidelines’

The applicable Design Guidelines are: Commercial Industrial Guidelines.

Block Development.

*  Additional Design Guidelines proposed as part of the D for D Amendments are identified with brackets.





o View Corridors. “View corridors are defined by the Mission Bay street grid. No
building or portion thereof shall block a view corridor established by that grid of
streets and dedicated right-of-ways.”

The proposed Buildings would not block any view corridor established by the
Street grid.

o Open Spaces. “Encourage the development of publicly-accessible open space at
ground level [or, where required by the site requirements for an Event Center,
develop multi-layered open spaces or varied elevations that offer a variety of
vantage points, including strong visual access and visual connections]. Where
feasible, design these open spaces in relation to local-serving retail such as cafes
and to the public open space network.”

The Building design incorporates publicly-accessible pedestrian plazas at the
corners of future South Street and Third Street and 16™ Street and Third Street,
each of which is at ground level. In addition, the Buildings would be adjacent to
the “Main Plaza” to be located at plaza level between the Buildings as part of the
proposed Event Center Project; this plaza-level open space would be part of a
multi-layered open space system permitted under the D for D Amendments. Both
the 16™ Street Building and the South Street Building will feature ground-floor
and plaza-level, local-serving retail, including cafes that spill out into the open
space plaza, creating a connection between the retail and the public open space
network. By providing such local-serving retail, the interplay between the
proposed towers and the adjacent open space will encourage the use of such open
space as a public amenity for people not attending events within the Event Center
or when no events are occurring.

o Pedestrian Walkways. “Walkways are encouraged to enhance the pedestrian
experience in the Commercial Industrial area.” “Walkways to mid-block open
spaces or courtyards are encouraged.” [“Pedestrian walkways should be designed
as activated paths or covered passageways to encourage free and natural
movement of pedestrians through the site. Pedestrian walkways should be
provided to help pedestrians navigate around the Event Center and reduce the
perceived scale of the Event Center on-site.” “Design pedestrian walkways to
create alternative through-site circulation and porosity that achieves the spirit and
intent of the planned grid extensions implicit in the varas across from Campus
Lane, Illinois Street, and Bridgeview Way.”]

The proposed design of the Buildings features pedestrian walkways along each
internal edge within the site. Each of the Buildings would curve toward the other
into the site, providing expansive pedestrian accessways from Third Street into
the proposed pedestrian plaza to be located between the Buildings (the proposed
Main Plaza). Along the eastern edge of each Building, a wide pedestrian
stairway would allow pedestrians to move from street level to the plaza level. The
pedestrian walkways leading from Third Street to the proposed Event Center
would be activated by passing by the ground-floor retail and dining to be located





in each of the Buildings, and would be sufficiently broad to allow free movement
by and along each of the proposed Buildings. With access to the Event Center
provided at both the western and southern ends of the Buildings, the pedestrian
walkways associated with the Building design would enhance circulation and
porosity of the Event Center and achieve the intent of the varas.

e Street Frontage

o Streetwall. “Commercial areas in San Francisco are noted for streets with
buildings at the property line where there is little or no space between buildings.
This historical pattern of development gives San Francisco its intense urban
quality and should be a model for Mission Bay development. Commercial
Industrial buildings should be continuous at the property line on streets, except for
occasional breaks in the streetwall.” “Variations from the streetwall are allowed to
create open space, pedestrian circulation space, mid-block lanes and landscaping
areas. However, open spaces should not be so frequent or close together that they
undermine the sense of a continuous streetwall.” [“Breaks in the streetwall for an
Event Center Project are allowed to create open spaces and routes and
landscaping areas. Along Third Street, open spaces within these streetwall breaks
should be expansive enough to provide passive uses or views to on-site
development, but should be interspersed with complementary smaller structures to
maintain the urban edge and reduced the perceived scale of an Event Center.”
“Streetwalls along the 16" Street and South Street frontages of an Event Center
Project should be designed with varied and mostly continuous streetwalls to
support their identification as urban local streets, but should also offer breaks in
massing or pedestrian entry points to avoid creating a ‘superblock’.”]

Along Third Street, the Buildings are not continuous and, in order to permit
expanded public open spaces, pedestrian access points to the proposed Event
Center and landscaping are set back from the property line by approximately 29 -
9” in the case of the South Street Building and 7°-2"" in the case of the 16" Street
Building. Through the proposed placement of landscaping and hardscaping in
front of each of the Buildings, as well as the placement of an auxiliary building
(the “Gatehouse”) between the Buildings, the urban edge along Third Street
would be maintained notwithstanding the absence of continuity with another
building. Moreover, along Third Street, the open spaces within the streetwall are
expansive enough to provide views to the Event Center proposed to be located
immediately to the east of the Buildings.

Along South and 16" Streets, the majority of the Buildings’ facade would be built
at the property line. Each of the of the Buildings would be set back along the
eastern portion of South and 16™ Streets, respectively, to accommodate the
proposed public plazas located at each corner with Third Street, and each
Building would feature pedestrian entry points from the public street to the
internal public plaza along its eastern edge. Thus, along South and 1 6" Streets,
the Buildings’ frontages would contribute to the streets’ identification as urban
local streets without creating a “superblock.”
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o Streetwall Height. “Within high density commercial areas of San Francisco such
as downtown and south of Market, a typical ratio of street width to streetwall
height is approximately 1:1.25.” [“Streetwall height for an Event Center Project
may be variable amongst buildings on-site to maintain a dense urban character
that compliments the Event Center’s mass.”]

The relation of streetwall height to the width of the streets (other than the tower
portion) would not exceed the typical ratio found in high density commercial
areas of San Francisco. Third Street is approximately 100 feet wide, future South
Street would be approximately 69 feet wide and 16" Street is approximately 90
feet wide where each of those streets borders the project site, whereas the podium
heights would not exceed 90 feet. As part of an Event Center Project, the tower
portions of the Buildings (which would exceed a 1:1.25 ratio of street width to
streetwall height) contribute variability amongst the buildings on-site to maintain
a dense urban character.

o Pedestrian Scale. “Office and other commercial buildings are encouraged to be
active and to incorporate visually interesting details and/or decoration into the
design of the building base.” “Where a substantial length of windowless wall is
found to be unavoidable, a contrast in wall treatment, outdoor seating and/or
landscaping should be used to enhance visual interest and pedestrian area vitality,
thereby eliminating blank walls.”

The Building bases have been designed to engage pedestrians and to encourage
use of the proposed, adjacent Main Plaza (to be located between the Buildings),
Northwest Plaza (to be located at the corner of future South Street and Third
Street) and Southwest Plaza (to be located at the corner of 1 6™ Street and Third
Street). Each of the Buildings would feature visually interesting details and
decorations along the building base, including a glazed low-E unitize curtain wall
system allowing visual access to the building interior including the office lobby
and ground-floor retail, exterior columns, landscaping and outdoor seating areas.
Along the retail frontages, tenants will be encourages to select from a harmonious
palette of “infill” materials such as metal, wood, concrete, stone, glazing and
illuminated glass, to create visual distinction and interest at the pedestrian level.

Though the eastern portion of the Building facades along South Street and 1 6"
Street respectively will not feature windows, the proposed design of the streetwall
incorporates different materials, including resin coated wood and landscaping, to
maintain visual interest and eliminate the appearance of blank walls.

o Curb Cuts. “In order to preserve the continuity and quality of the pedestrian
environment, curb cuts for parking and service uses are strongly discouraged
along Third Street.”

No curb cut (whether for parking or any other use) is proposed along Third

Street. Rather, it is proposed that Third Street be a significant, continuous and
high-quality pedestrian access-way.
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Building Height and Form

o Height Locations. “The predominant commercial height zone in Mission Bay

allows buildings to a maximum of 90’ high. [Except as otherwise permitted in the
Design Standards for an Event Center Project,] Buildings up to 160’ high may be
constructed within a percentage of the developable area of each height zone as
indicated in the Design Standards.”

Both the 16" Street Building and the South Street Building would have podium
heights of 90 feet, punctuated with tower heights of 160 feet. The tower heights
would be within the percentage of developable area for Height Zone 5 (HZ-5) as
amended by the D for D Amendments.

Skyline Character. “Skyline character is a significant component of the overall
urban composition that is San Francisco and the guidelines encourage
development which will complement the existing city pattern and result in a new,
attractive view element as seen from nearby vantage points.”

The Building heights are consistent with heights in Mission Bay generally, and
therefore would complement the existing city pattern.

Building Base. “For pedestrians, the character of the building base is important in
establishing a comfortable scale and environment and should be designed to
achieve this.” “Variety at street level for pedestrian scale can be achieved through
the use of design features such as stairs, entries, expressed structural elements,
arcades, projections, rusticated materials, and landscaping.”

The Building bases have been designed to engage pedestrians by providing
variety in design and material. FEach of the Buildings would feature visually
interesting details and decorations along the building base, including a glazed
low-E unitize curtain wall system allowing visual access to the building interior
including the office lobby and ground-floor retail, overhangs, exterior columns,
landscaping and outdoor seating areas. Along the retail frontages, tenants will
be encouraged to select from a harmonious palette of “infill” materials such as
metal, wood, concrete, stone, glazing and illuminated glass, to create visual
distinction and interest at the pedestrian level. Along South Street and 16" Street
respectively, the proposed design of the streetwall incorporates different
materials from those present along Third Street, including resin coated wood and
landscaping, to maintain visual interest and eliminate the appearance of blank
walls.  Similarly, the broad stairways located on the eastern border of each
Building leading from street level to the plaza level create visual variety at the
pedestrian scale.

Roofscape. “Recognizing that Mission Bay building roofs may be visible from
higher surrounding locations, they should be designed consistent with the
distinctive architecture of the building.” “Mechanical equipment should be
organized and designed as a component of the roofscape and not appear to be a
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leftover or add-on element. Mechanical equipment should be screened as
provided in the Design Standards.”

The roof of the podium in each tower will include a living, green roof that will be
both usable by tenants and a highly-attractive feature visible from higher
surrounding locations, including other office towers in the vicinity. Mechanical
systems on the tower roof will be fully screened by painted metal screenwall.
Podium rooftop equipment will be incorporated, where feasible, into landscape
elements so hide such equipment from view. The maximum height of the proposed
screens would be 16’ for all buildings, consistent with the Design Standards.

e Architectural Details

o Visual Interest. “To mitigate the scale of development and create a pedestrian
environment, building massing should be modulated to create interest and visual
variety.”

A rich variety of architectural details are proposed, in particular at the
pedestrian level of the buildings. At the intersections of South Street and 1 6"
Street with Third Street, the buildings are recessed, creating visual variety in the
building form. Further, the office lobby entrances would feature an overhang that
brings the downward thrust of the tower to pedestrian scale. Each Building will
round the corner into the main plaza, breaking down the scale of the building at
the podium and adding contrasting visual interest to the curved form of the
buildings. Further, a serrated curtainwall system has been proposed, creating the
experience of modulation along the public rights-of-way. From a vertical
perspective, the towers have both setbacks and projections, in addition to the
podium/tower design, all of which contribute the visual interest of the design.

o Colors and Materials. “Extreme contrast in materials, colors, shapes and other
characteristics which will cause buildings to stand out in excess of their public
importance should be avoided.”

The colors and materials of the proposed towers are similar to that of other
towers along 1 6" Street, including outside glazed low-E unitize curtain wall
system, fritted spandrel glazing and resin coated wood accent panels and soffits
to add warmth. The retail components will feature steel beam, charcoal metal
and glass framework that will align, and not contrast, with the office architecture
above.

PRIORITY GENERAL PLAN POLICIES FINDINGS

On September 17, 1998, by Resolution No. 14702, the Planning Commission
determined that the MBS Development Plan provides for a type, intensity, and location of
development that is consistent with the overall goals, objectives, and policies of the General
Plan, as well as the Eight Priority Policies of Section 101.1(b) of the Planning Code (“Code”).
Under that Resolution, the Commission also determined that the office development

13





contemplated in the MBS Plan in particular promotes the public welfare, convenience and
necessity, and therefore, that the determination required pursuant to Section 321 et seq. of the
Code for office development shall be deemed to have been made for all specific office
development projects undertaken pursuant to the MBS plan.
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BY DR  CHKD. BR

DATE  7/21/15

NOT TO SCALE SHEET

1 OF 4

JOB NO. 5-8851

MARTIN M. RON ASSOCIATES, INC.

LAND SURVEYORS

859 HARRISON STREET, SUITE 200
SAN FRANCISCO, CA. 94107

(415) 543—4500





SUBJECT: PHO TOS

ASSESSOR’S BLOCK NO. 8722
SAN FRANCISCO, CA.

BY DR  CHKD. BR

DATE  7/21/15

NOT TO SCALE

SHEET 2 OF 4 JOB NO. 5-8851

MARTIN M. RON ASSOCIATES, INC.

LAND SURVEYORS

859 HARRISON STREET, SUITE 200
SAN FRANCISCO, CA. 94107
(415) 543—4500





SUBJECT: PHO TOS

ASSESSOR’S BLOCK NO. 8722
SAN FRANCISCO, CA.

BY DR  CHKD. BR

DATE  7/21/15

NOT TO SCALE

SHEET 3 OF 4 JOB NO. 5-8851

MARTIN M. RON ASSOCIATES, INC.

LAND SURVEYORS

859 HARRISON STREET, SUITE 200
SAN FRANCISCO, CA. 94107
(415) 543—4500





SUBJECT: PHO TOS

ASSESSOR’S BLOCK NO. 8722
SAN FRANCISCO, CA.

BY DR  CHKD. BR

DATE  7/21/15

NOT TO SCALE

SHEET 4 OF 4 JOB NO. 5-8851

MARTIN M. RON ASSOCIATES, INC.

LAND SURVEYORS

859 HARRISON STREET, SUITE 200
SAN FRANCISCO, CA. 94107
(415) 543—4500










