
From: Clarke Miller
To: Oerth, Sally (CII)
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
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Neil Sekhri 
Direct: 415.393.8334 
Fax: 415.374.8435 
NSekhri@gibsondunn.com 


Client: R 36445-00001 


 
October 9, 2015 
 
 
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: 


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


• 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;  


• 300-foot radius map of the Property; 


• 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 12th by the Project Sponsor;  


• 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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• 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 







































































 


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 “16th 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 
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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 


• 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 Office 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). 


• 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 
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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 16th 
Street Building would be one.  
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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 16th 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 16th 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: 
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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 16th Street Building would have 198’ (32%) streetwall block-length coverage, 90’ to 
160’ streetwall height and no proposed streetwall projection; along 16th Street, the 16th 
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.  


• 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 
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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 Office 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 16th 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. 
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• 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 16th 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. 


• 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.1 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 16th 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 16th 
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 


                                                 
 1 As used herein, the term “gross floor area” has the meaning ascribed to it in the D for D. 
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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 16th 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 16th 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 Guidelines2 


The applicable Design Guidelines are: Commercial Industrial Guidelines.  


• Block Development.   


                                                 
 2 Additional Design Guidelines proposed as part of the D for D Amendments are identified with brackets.  
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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 16th 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 16th 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 
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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. 


• 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 16th 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 16th 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 16th 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 16th 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 16th 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 16th 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 16th 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 16th 
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 16th 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.  


o 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.  


o 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.  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, 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 16th 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.   


o 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 







 13 


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. 


• 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 16th 
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 16th 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 
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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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