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  126-0212020-002       Agenda Item No. 5(c) 
        Meeting of October 6, 2020

                                                                                                                  

TO:  Commission on Community Investment and Infrastructure 

FROM: Nadia Sesay, Executive Director

SUBJECT: Workshop on Proposed Amendments to the Redevelopment Plan for the 
Mission Bay South Redevelopment Project, the Design for Development 
for the Mission Bay South Project Area and the Mission Bay South Owner 
Participation Agreement (collectively “Plan Documents”), and the Basic 
Concept / Schematic Design related to a Proposed Mixed-Use Life 
Sciences Facility on Parcel 7 of Block 43; Mission Bay South 
Redevelopment Project Area

EXECUTIVE SUMMARY

The Redevelopment Plan for the Mission Bay South Redevelopment Project 
(“Redevelopment Plan”) authorizes 5,953,600 Leasable square feet of Commercial 
Industrial uses within the Mission Bay South Project Area (“Project Area).  Over the twenty-
one years that the Redevelopment Plan has been in effect, the Successor Agency and its
predecessor, the Redevelopment Agency,  have authorized the use of all of the Leasable 
square feet under the cap for other commercial projects in the Project Area, leaving no 
square footage available for new projects. Alexandria Real Estate Equities (“ARE” or 
“Project Sponsor”) owns Parcel 7 of Block 43 (“Property”) within the Project Area and has 
proposed to develop the Property with 169,810 square feet of commercial space.        

ARE seeks amendments to the Redevelopment Plan and related documents (“Plan 
Documents”) to allow up to 170,000 Commercial Industrial leasable square feet on the 
Property. ARE’s proposal, reflected in its Basic Concept / Schematic Design (“BC/SD”) 
submittal, is for a 7-story, 109-foot-high, mixed-use life sciences building. The proposed 
project consists of 169,810 leasable square feet in total, comprised of research and 
laboratory space, up to 49,999 square feet of office space, meeting rooms, and ground 
floor neighborhood-serving retail (“Project or 1450 Owens Life Sciences Facility”).  

Attachments 1 and 2 show the Project Area, including the Property, as well as 
neighborhood retail and community facilities.
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OCII staff, along with representatives from ARE, will present an overview of the proposed project 
amendments and BC/SD at an informational workshop at the Commission meeting on October 6, 2020.  
Pending feedback from the Commission and members of the public, staff anticipates returning to the 
Commission on October 20, 2020, for approval actions on the amendments for the proposed Project. 

BACKGROUND

The Mission Bay South Project Area is a 238-acre development governed by the Plan Documents: the 
Redevelopment Plan for the Mission Bay South Redevelopment Project (“Redevelopment Plan”), the 
Design for Development for the Mission Bay South Project Area (“D for D”) and Mission Bay South 
Owner Participation Agreement (“South OPA”). The South OPA was executed between the San 
Francisco Redevelopment Agency (“Former Redevelopment Agency”), now the Office of Community 
Investment and Infrastructure (“OCII”), and the original landowner and master developer, Catellus 
Development Corporation (“Catellus”). The South OPA, along with its development rights and 
obligations, was later transferred by Catellus to FOCIL-MB LLC (“FOCIL”). The Plan Documents create 
the land use designations, regulatory and contractual framework for development in the Project Area. 
Pursuant to the South OPA, the master developer, first Catellus and then FOCIL, sold vertical parcels 
to individual developers, who have then designed and constructed buildings according to the permitted 
land uses and design controls specified in the Plan Documents.

Parcel 7 of Block 43

The Property, 1.13 acres, is currently underutilized with a temporary surface parking lot use. It is bound 
by a yet-to-be-designed future active recreation public open space (Park P7) to the north, Owens Street 
(a public street) to the east, “A” Street (a private street) to the south, and the raised I-280 freeway and 
the Caltrain right-of-way to the west. See Attachment 1, Mission Bay Land Use Map, for the location of 
the Property, and Attachment 2, Mission Bay Amenities Map, for a description of nearby community 
amenities.

ARE acquired the Property from Catellus on September 1, 2004, and subsequently submitted a BC/SD 
package for a 39-foot-high (the  maximum allowable building height under the D for D), 61,581 leasable-
square-foot building, approved by the Former Redevelopment Agency on October 21, 2008, by 
Resolution No. 128-2008. ARE chose not to move forward with this project and is now proposing to 
develop a larger project.
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DISCUSSION 

ARE Proposed 1450 Owens Life Sciences Facility

Project Description

ARE is proposing a 7-story, 109-foot-high mixed-use life sciences building. The proposed Project 
consists of 169,810 leasable square feet in total, comprised of research and laboratory space, up to 
49,999 square feet of office space, meeting rooms, and ground floor neighborhood-serving retail. As 
stated previously, the Plan Documents would be amended to allow up to 170,000 Commercial Industrial 
leasable square feet (a 2.8 percent increase to the overall Commercial Industrial square footage for the 
Project Area), increase the maximum building height up to 109-feet, increase the maximum bulk 
controls, and additional amendments to facilitate the proposed design. Please see Attachment 5 for a 
summary of the necessary amendments. 

As proposed in the BC/SD submittal, the Project would be designed for the primary purpose of 
laboratory work for life sciences with 15-foot 6-inch ceiling heights to accommodate laboratory 
equipment, and an allowable 20-foot rooftop mechanical equipment penthouse. The Project 
programming is comprised of 119,812 research and laboratory space, 49,998 square feet of office 
space, and auxiliary meeting rooms and ground floor neighborhood-serving retail. 

The proposed building will be set back from Owens Street providing a publicly accessible plaza with 
benches, trees, bike parking, and a potential future public art location. The proposed ground floor will 
feature a 2,580 square foot neighborhood-serving retail space, lobby and life science meeting 
conference center. All building utility and back of house space will be located on “A” Street, a private 
street. The North frontage is slightly set back from the property line providing a planting area for 
stormwater treatment adjacent to future Park P7. For fire separation the Project will be seeking a no 
build easement on the Park P7.  

No vehicle parking is being proposed for the Project. The required parking spaces to accommodate the 
Project’s employees and visitors driving to the Project are available in an ARE owned multi-level parking 
structure (Block 43 Parcel 6) located directly across “A” Street. In addition to the bicycle parking in the
plaza, secured spaces will be provided within the Project. 

The building’s massing is formed by the Property’s irregular shape. The proposed building height 
provides a balance of preserving views and minimizing shadow. The building design uses a mix of 
bronze vertical window mullions and glass in an arrangement inspired by the patterns of DNA. It is 
further articulated by horizontal shifts in certain floor plates and curtain wall surface openings creating 
visual permeability to the workspaces from Potrero Hill, Mission Bay and Downtown. 

Please see Attachment 2 for renderings and program information for the proposed Project.
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Public Benefits  

ARE will pay development impact fees as required by the Redevelopment Plan, and as outlined in the 
City and County of San Francisco Planning Code Article 4 and the San Francisco Citywide 
Development Impact Fee Register. These one-time development impact fees include the Jobs-Housing 
Linkage Program Fee, Inclusionary Housing Program Fee, Transportation Sustainability Fee, Mission 
Bay Artwork Fee, SFUSD’s School Development Impact Fee and the Child Care Fee. ARE will pay the 
standard amounts associated with these fees with the exception of the Child Care Fee, for which they 
acknowledge the current rate was significantly lower for research and laboratory space and propose a 
higher payment. Additionally, ARE will pay an ongoing fee to support maintenance of Mission Bay Parks. 
Both of these additional benefits are discussed in more detail below.  In total, the amount of one-time 
development impact fees is estimated at approximately $12.2 million, as shown in the following table.  
For further detail on development impact fees and on other fiscal impacts including increases to 
property tax increment, please see Attachment 4, the Fiscal Analysis of Proposed 1450 Owens Life 
Sciences Facility prepared by Seifel Consulting, Inc.

1) Increase to Child Care Fee:  For this Project, only 52,578 gross square feet (“GSF”) of office and 
retail uses would be assessed a Child Care Fee pursuant to the Redevelopment Plan. ARE has agreed 
the 133,046 GSF of research and laboratory space would also be assessed a Child Care Fee. Based 
on the GSF presented in the current proposed BC/SD package for the Project, the Child Care Fee will 
total $351,905. The standard fee for the office use would have only netted $97,496 outside of the 
Project Area. 

2) Annual Open Space Maintenance Fee: ARE has agreed to pay an annual park maintenance fee 
contribution to Mission Bay Parks. The fee amount is $50,000 and will be paid annually beginning at 
the first construction-related permit for the project and shall continue for so long as the project remains 
in operation. The fee amount is a negotiated figure derived from examining the current Mission Bay 
Open Space Maintenance Community Facilities District that funds the ongoing maintenance of Mission 
Bay Parks.

Mission Bay Parks total 41 acres, of which 28 acres is currently completed and open to the public, with 
the remaining parks anticipated to be complete within the next 5 years. The fee will be paid directly to 
OCII and is a contribution towards the projected cost of extra maintenance due to usage of the park by 
the Project’s workers and guests throughout the life of the project. This park maintenance fee will help 
defray additional costs of maintenance, repair and replacement of ordinary park services, and 
potentially provide a future capital reserve.  



126-0212020-002 Page 5 

Below is a summary of all proposed development impact fees:

Fee Summary (BC/SD Proposal)

Fee Category Proposed Fee* Payment Trigger

Transportation Sustainability $4,345,999    First construction document

Jobs – Housing Linkage $6,522,028    First construction document

Mission Bay Artwork $911,000 (or onsite installation) First construction document

Childcare $351,905    First construction document

San Francisco Unified School District  $111,621

Subtotal One Time Fees to OCII / City $12,242,553 First construction document

Park Maintenance $50,000 annually. First construction document

* Based on net Gross Square Feet of development presented in current BC/SD submittal

Proposed Amendments to the Plan Documents

The aforementioned changes require amendments to the Design for Development, Redevelopment 
Plan and Owner Participation Agreement.  In summary, the changes for the Project would require 
increasing the amount of Commercial Industrial leasable square feet allowed in the Project Area,
increasing the Floor Area Ratio (ratio of gross building square footage to developable land area), 
increasing maximum allowable height from approximately 39 feet to 109 feet on the Property, and 
increasing the allowable bulk as well as other design controls.

As indicated previously, please see Attachment 5 for a summary of the necessary amendments to the 
Plan Documents for the 1450 Owens Life Sciences Facility.

EQUAL OPPORTUNITY PROGRAM AND COMPLIANCE WITH OCII POLICIES

ARE must comply with the South OPA Program in Diversity/Economic Development Program, which 
includes OCII’s Small Business Enterprise (SBE) Program and have worked closely with contract 
compliance staff to comply with the program. ARE has also agreed to apply the SBE Program to all 
tenant improvements for the Project. This is a positive step forward in opening opportunities to small 
businesses in tenant improvements, which, unless performed by an owner as part of owner 
improvements, are currently excluded from the SBE Program. 
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The project is currently exceeding OCII's 50% SBE participation goal for professional services contracts. 
To date, the project has achieved 66.3% SBE participation, 40% for San Francisco-based SBEs, 6.6% 
for minority-owned firms, 39.7% for minority women-owned businesses and 3% for women-owned firms.  

During the construction phase, ARE is committed to meeting OCII's requirements and goals which 
includes the 50% SBE construction subcontracting goal, payment of prevailing wages, and the 50% 
local construction workforce hiring goal.  With regards to permanent workforce hiring, the developer is 
obligated to follow the First Source Hiring Program administered by the Office of Economic and 
Workforce Development (OEWD).  Compliance staff will engage OEWD staff well in advance to ensure 
opportunities are made available to local residents.  

COMMUNITY OUTREACH: MISSION BAY CITIZENS ADVISORY COMMITTEE

The Mission Bay Citizens Advisory Committee has recommended the proposed project move forward 
to Commission for review and action. 

ARE first pursued a recommendation from the Mission Bay Citizens Advisory Committee (“MB CAC”) 
for the previously proposed project, at a maximum height of 183-feet, at its July 11, 2019 meeting. 
Some members of the MB CAC and public had concerns about the proposed height. MB CAC majority
voted to recommend the previously proposed project on the condition the project sponsor would 
perform outreach and seek input from the Potrero Hill neighborhood.

ARE, over a year period, workshopped with Potrero Hill stakeholders to revise the proposed design 
and on June 30, 2020, the Potrero Boosters Neighborhood Association recommended to approve the 
current proposed project at 109-feet. ARE also worked with Mission Bay stakeholders and returned to 
the MB CAC on July 9,2020, when the MB CAC voted unanimously to recommend the proposed BC/SD 
and required Plan Document amendments to Commission. Specifically, the CAC took separate votes 
on five actions related to the Project: 1) recommendation of the proposed amendment to the 
Redevelopment Plan, 2) recommendation of the proposed amendments to the Owner Participation 
Agreement, 3) recommendation of the proposed amendments to the Design for Development, 4) 
recommendation of the proposed amendments to the Major Phase Blocks 41-43, 5) recommendation 
of the approval of the BC/SD. 

The ARE representative member of the CAC who was present at the meeting excused herself from the 
meeting during the item presentation and votes. 
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NEXT STEPS

The proposed amendments to the Redevelopment Plan, OPA, and Design for Development, BC/SD 
packages, and CEQA findings for the proposed Project will be presented to Commission at its upcoming 
October 20th meeting. Upon Commission approval of each action and consistent with Community 
Redevelopment Law, the Project Sponsor will proceed to seek necessary approval actions from the 
Planning Commission, the Oversight Board, the Board of Supervisors and the California Department 
of Finance. 

If the amendments to the Plan Documents are approved, ARE plans to begin construction of the 
proposed Project in 2021 with a completion date in 2023. 

(Originated by Nikki Henry, Assistant Development Specialist)

Nadia Sesay
Executive Director

Attachment 1: Mission Bay Land Use Map
Attachment 2: Mission Bay Amenities Map  
Attachment 3: Project Renderings and Program 
Attachment 4: Project Fiscal Benefit Report
Attachment 5: Plan Amendment Summary
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Land Use Program & Data Charts

Section 321 Project Authorization and  
OCII Building Area Calculations

Floor
Total Building 

Area 
(1)

Exclusions to OCII Gross Area
OCII Commercial/ 
Industrial Gross 

Area

BOMA 1996 
Commercial/ 

Industrial 
Exclusions 
(5) (Vertical
Circulation)

OCII Commercial/ 
Industrial 

Leasable Area

Exclusions to SF Planning 
Gross Area

SF Planning 
Gross Area

Mechanical, 
Operational, & 

Penthouse Areas 
(2)

Ground floor 
circulation/

service 
(3)

Retail < 5,000 SF 
(4) 

Mechanical, Operational, 
& Penthouse Areas (6)

1 29,829 12,483 4,104 2,580 10,662 946 9,716 12,483

2 27,659 1,002 0 0 26,657 934 25,723 1,002 26,657

3 29,238 1,002 0 0 28,236 934 27,302 1,002 28,236

4 28,419 1,002 0 0 27,417 934 26,483 1,002 27,417

5 29,125 1,002 0 0 28,123 934 27,189 1,002 28,123

6 28,641 1,002 0 0 27,639 934 26,705 1,002 27,639

7 28,628 1,002 0 0 27,626 934 26,692 1,002 27,626

P 5,312 5,312 0 0 0 0 0 5,312 0
TOTALS: 206,851 23,807 4,104 2,580 176,360 6,550 169,810 23,807 183,044

Of total lesable: Maximum non-Life Science dedicated Office use: 49,998 Section 321 Project 

Office Allocation (8) 

<50,000 GSF

49,998

Of total leasable: Minimum Life Science dedicated use: 119, 812

Remaining SF Planning 

Gross Area (7)
133,046(1) This area is measured at the perimeter of the building encompassing all portions of the building bound by that perimeter.

NOTE: The exclusions in footnotes 2, 3, and 4 are summarized from the Mission Bay South Design for Development document’s definition for Gross Floor Area.

(2) Comprises Exclusion #3: Penthouses and Other Rooftop Spaces for the Maintenance or Operation of the Building, and Exclusion #4: Mechanical Equipment, Appurte-

nances and Areas Necessary to the Operation of the Building.

(3) Exclusion #11: Ground Floor Building Pedestrian Circulation and Service.

(4) Exclusion #12: Personal Service, Restaurants and Retail establishments less than 5,000 square feet.

(5) From the Mission Bay South Design for Development document’s definition for Leasable Floor Area, these are exclusions as defined in the 1996 Building Owners and

Management Association International publication “Standard Method for Measuring Floor Area in Office Building to determine Lease Floor Area”.

NOTE:  The exclusions in footnote 6 are summarized from the San Francisco Planning Code Section 102.9 defining Gross Floor Area.

(6) Comprises the following exclusions to the Total Building Area. Exclusion #3: Penthouses and Other Rooftop Spaces for the Maintenance or Operation of the Building,

and Exclusion #4: Mechanical Equipment, Appurtenances and Areas Necessary to the Operation of the Building.

(7) The uses in the gross area not allocated as office under Section 321 will be Life Science, Life Science Meeting/Conference, Retail, and Lobby/Entry.

(8) Under the existing Zoning Code, the interpretation of Science Support uses includes office space as long as that space is less than 33% of the entire facility.  The Section

321 office authorization will provide for any additional office space should the need arise, and it will be distributed throughout the building at the time the Tenant Improve-

ments are built. Section 321 has procedure to administer the office allocation.

   Of total leasable: Dedicated Office Use (non-Life Science):

        Of total leasable: Dedicated Life Science Use:
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Illustrative Rendering, From Owens Street Looking Southwest



Illustrative Rendering, From Ball Field Looking South
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Illustrative Rendering, Down ‘A’ Street, Looking West 
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Illustrative Rendering, View From the I-280 Freeway, Looking North 
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Illustrative Rendering, View At Entry Plaza 



Site View: From De Haro St & Southern Heights Ave



Site View: From Arden Complex
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I. Introduction

•
•

•

•

A. Summary of Projected Fiscal Benefits from 1450 Owens Street

1. Ongoing Annual Fiscal Revenues

•
•

•

•

•
•
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Figure 1
Projected Annual Revenues for San Francisco

1450 Owens Street
(In Constant FY 2019/2020 Dollars)

$0.0

$0.2

$0.4

$0.6

$0.8

$1.0

$1.2

$1.4

$1.6

$1.8

$2.0

General Fund OCII Transportation Related
Revenues

Other San Francisco
Dedicated and Restricted

Revenue

Pass-through Payments to
Other Taxing Entities

Mi
llio

ns

Property Tax Property Tax In-Lieu of Vehicle License Fee
Sales Tax Parking Tax
Business Taxes Utility User Tax
MUNI Revenues Mission Bay South Dedicated Revenues



1450 Owens Street Fiscal Analysis Seifel Consulting Inc.
July 2020 |  Page 4

2. Upfront and One-Time Revenues

Figure 2
Projected Upfront and One-Time Revenues

1450 Owens Street
(In Constant FY 2019/20 Dollars)
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II. Proposed Project

Figure 3
Project Site

1450 Owens Street
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Table 1
Summary of Development Program

1450 Owens Street

Land Land Square Feet Acreage

1450 Owens Street Building

Total Building 
Area 

(Square Feet)

OCII 
Leasable Area 
(Square Feet)

Planning Gross 
Area 

(Square Feet or 
GSF)

Offsite Parking Garage (1470 Owens Street) Number of Spacesc (Space)
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III. Fiscal Analysis 
A. Approach

1. Methodology

•

•

•

•

•

2. Data Sources
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3. Key Assumptions

•

•

•

•

•

•

B. Annual Fiscal Revenues 

•
•
•
•
•
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•
•
•
•

Table 2
Projected Annual Revenues for San Francisco

1450 Owens Street 
(In Constant FY 2019/20 Dollars)

Annual Revenues
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1. Annual Revenues to the City’s General Fund

Figure 4
Annual Fiscal Revenues to City General Fund 

City and County of San Francisco
(In Constant FY 2019/20 Dollars)
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Property Tax In-Lieu of 
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Business Taxes 
(Business Registration 

Tax), $34,100
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Utility User Tax,
$139,600
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2. Annual Revenues to OCII

3. Annual Transportation Related Revenues
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Table 3
Transportation Related Revenues

1450 Owens Street 
(In Constant FY 2019/20 Dollars)

4. Other San Francisco Dedicated and Restricted Annual Revenues

5. Pass-through Payments to Other Taxing Entities

Annual Revenues

One-Time Revenues
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C. Ongoing Revenue Sources

1. Property Tax and Community Facilities District Special Tax 
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2. Property Tax In-Lieu of VLF Revenue

3. Sales Tax 

•

•

•
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•

4. Parking Tax

5. Business Taxes

Payroll Expense Tax
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Gross Receipts Tax and Tax Revenues from Proposition C

•

•



1450 Owens Street Fiscal Analysis Seifel Consulting Inc.
July 2020 |  Page 17

Business Registration Tax 

6. Utility Users Tax 

7. Mission Bay Open Space Maintenance

8. MUNI Fare
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D. Upfront and One-Time Revenues

Table 4
Projected Upfront and One-Time Revenues

1450 Owens Street 
(In Constant FY 2019/20 Dollars)

Annual Revenues
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1. Development Impact Fees and School Contribution

2. Sales Tax from Construction

3. Business Taxes (Payroll Expense Tax and Gross Receipts Tax) 
from Construction

Payroll Expense Tax

Gross Receipts Tax and Prop C Revenues
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E. Conclusion

1. Limitations to this Analysis
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Appendix Tables
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Appendix Table 1
New Development Space Value Assumptions
(All Figures in Constant FY 2019/20 Dollars)

Office - Class A R&D and Life Sciences Retail

Appendix Table 2
Annual Property Tax Generation at Build-out 

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Total
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Appendix Table 3
Annual Pass Through Payments to Taxing Entities at Build-out 

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Taxing Entity
Property 

Tax Sharea

Tier 1 
Pass Through 

Payments

Tier 2 
Pass Through 

Payments

Total 
Pass Through 

Paymentsb

Appendix Table 4
FY 2019/20 Community Facilities District (CFD) Revenues

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Est. FY 2019/20 Special 
Tax Rates

CFD
Revenuesa
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Appendix Table 5
Annual Property Tax In-Lieu of Vehicle License Fee (VLF) Revenue

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Appendix Table 6
Projected Annual Sales Tax Revenues

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Sales Assumed Estimated Sales Estimated
Development per Estimated % Taxable Tax Sales Tax

Program NSF Sq.Ft. Sales Taxable Sales Rate Revenuea
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Appendix Table 7
Parking Tax Revenue

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Business and Parking Annual Total Parking Tax to Parking Tax to
Development Tax Regulation Parking Rate Incl. Vacancy Gross Parking Parking Taxb General Fundc SFMTAb

Program Code Spacesa Parking Tax Rate Revenue 25% 20% 80%

Appendix Table 8
Tenant and Gross Receipts Tax Assumptions

1450 Owens Street

Gross GSF Number
Development Square Feet  Per  of

Program (GSF) Employee Employee
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Appendix Table 9
Estimated Wages Per Employee

NAICS Code 2017 2017 2017 FY 2019/20 
Business Associated with 2017 Annual Total Annual Wages

Land Use Code SF Business Number of Average Annual Wages Per Per
Sectiona Code Sectiona Descriptiona Establishmentsb Employmentb Wagesb Employee Employeec

Appendix Table 10
Annual Payroll Expense Tax Revenues

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Number Average Annual Estimated Effective Estimated
Development  of Payroll Payroll Payroll Tax Payroll Tax

Program Employeesa per Employeeb Expenses Ratec Revenued
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Appendix Table 11
Proposed Methodology for Gross Receipts Tax Projections

NAICS Code 2016 Average 2016 FY 2019/20 FY 2019/20 
Associated 2017 Total Gross  Calculated Gross Tax 

Business with Annual San Francisco Receipts Gross Receipts Revenues
Code SF Business Average Gross Tax Receipts Tax Per

Land Use Sectiona Code Sectiona Descriptiona Employmentb Receiptsc Ratec Tax Revenuesc Revenuesd Employee
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Appendix Table 12
Other Business Tax Revenues

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Annual Gross Receipts Tax From Building Tenants Gross Receipts
2016 Gross Receipts Tax Citywide Office/ Gross Receipts Tax Revenues (Office/R&D) Per Employeec Projected Office/ Estimated Gross
Revenues (Office/R&D)a R&D Employeesb 2016 Est. FY 2019/20 R&D Employees Receipts Tax Revenue

Annual Business Registration Tax
2017 Business Registration  Est. FY 2019/20 Business  Citywide Private BusinessRegistration Tax Project Estimated Business 

Tax Revenuesd Registration Tax Revenuese Employeesf Revenue Per Employee Employees Registration Tax Revenue

Annual Early Care and Education Rents Tax (Prop C June 2018)
Tenant Annual Est. Total SF Gross Estimated Effective Est. Gross

Development Leasable Areag Lease Vacancy Annual Lease Receipts as SF Gross Gross Tax Receipts
Program (Square Feet) Rate (NNN) Rate Revenue % of Total Receipts Base Rate Tax Revenue

Homelessness Gross Receipts Tax (Prop C November 2018)
2016  Est. FY 2019/20  Gross Receipts Estimated 

Gross Receipts From  Gross Receipts  Tax Revenue SF Gross Estimated
Businesses with  From Businesses Per Employee Receipts Effective Gross 
Gross Receipts   with Gross Citywide From Businesses Base Gross Receipts

Larger Than  Receipts Larger  Private Receipts Larger Project Attributable Tax Tax
$50Ma Than $50Mb Employeesf Than $50Md Employees to Project Rate Revenue
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Appendix Table 13
Projected Annual Utility User Tax Revenue

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Development Annual Utility Billing Utility User Tax
Program Assumptiona Annual Billing 7.50%

Appendix Table 14
Projected One-Time Fees and School Contribution

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Land Use Office Retail
R&D and Life 

Sciences Total
Planning Gross Area (GSF) 49,998 GSF 2,580 GSF 130,466 GSF 183,044 GSF
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Appendix Table 15
Projected One-Time Sales Tax Revenue from Construction

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Appendix Table 16
One-Time Payroll Expense Tax Revenues from Construction

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

Estimated
Estimated Effective Payroll

Busiess Payroll Gross Tax Tax
Category Expenses Ratea Revenue
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Appendix Table 17
One-Time Gross Receipts Tax Revenue Project Construction

1450 Owens Street
(All Figures in Constant FY 2019/20 Dollars)

One-Time Gross Receipts Tax From Project Construction
Business and Direct SF Gross Estimated Effective Estimated

Business Tax Regulation Construction Receipts as % SF Gross Gross Receipts Gross Receipts
Category Code Costa of Total Receipts Base Tax Rate Tax Revenue

Homelessness Gross Receipts Tax (Prop C November 2018) From Construction
Business and Direct SF Gross Estimated Effective Estimated

Business Tax Regulation Construction Receipts as % SF Gross Gross Receipts Gross Receipts
Category Code Costa of Total Receipts Baseb Tax Rateb Tax Revenue



Attachment 5: Plan Amendment Summary  

 

PROPOSED PLAN DOCUMENT AMENDMENTS
Mission Bay South Block 43, Parcel 7

1450 Owens Life Sciences Project

Redevelopment 
Plan for the 
Mission Bay 
South 
Redevelopment 
Project

1. Increase the Commercial Industrial area permitted in the Mission Bay South Project 
Area by 170,000 leasable square feet to only be located on Parcel 7 of Block 43

2. Increase the maximum allowable Floor Area Ratio (the ratio of gross building area to
developable site area) from 2.9:1 to 2.95:1 if some or all of the additional leasable 
square allocated to Parcel 7 of Block 43 is constructed 

Mission Bay 
South Owner 
Participation 
Agreement  

1. Increase the Commercial Industrial area permitted in the Mission Bay South Project 
Area by 170,000 leasable square feet  

2. Define an augmented child care fee and open space maintenance financial 
contribution 

Design for 
Development
for the Mission 
Bay South 
Project Area

1. Increase the maximum height permitted on Block 43, Parcel 7 from 39 feet (the 
adjacent Freeway height) to 109 feet

2. Revise the Height Zone 7 total allowable developable area to accommodate additional 
height   

3. Remove the Tower Location limitation to include the entirety of Block 43

4. Increase the Commercial Industrial maximum allowable building plan length, above 90 
feet, from 200 feet to 260 feet.  

5. Increase the maximum allowable floor plate area, above 90 feet, from 20,000 square 
feet to 30,000 square feet

6. Revise the street wall frontage location for Block 43, Parcel 7 to account for the 
existing public utilities easement

7. Revise the Freeway Zone Open Space / Panorama guideline on Block 43 to allow 
additional height above 39 feet (the adjacent Freeway height)  

 


