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126-0032021-002 Agenda ltem No. 5(d)

Meeting of February 2, 2021
TO: Community Investment and Infrastructure Commissioners

FROM: Sally Oerth, Interim Executive Director

SUBJECT: Determining that the Concept Design Of UCSF’s Proposed Development
on Block 34 of the Mission Bay South Project Area substantially conforms
to the required design standards of the Memorandum of Understanding for
the Mission Bay Redevelopment Project Area Blocks 33-34, providing
notice that this approval is within the scope of the Mission Bay
Redevelopment Project approved under the Mission Bay Final Subsequent
Environmental Impact Report (“FSEIR”), a Program EIR, and is adequately
described in the FSEIR for the purposes of the California Environmental
Quality Act; and, adopting Environmental Review Findings pursuant to the
California Environmental Quality Act; Mission Bay South Redevelopment
Project Area

EXECUTIVE SUMMARY

In 2015, The Regents of the University of California (the “Regents”) purchased a 3.8-acre parcel in
the Mission Bay South Redevelopment Project Area (“Project Area”), known as Blocks 33 and 34
to expand the Mission Bay facilities of the University of California at San Francisco (“UCSF”).
Blocks 33 and 34 are located between 16 Street to the north, lllinois Street to the east, Third Street
to the west and Mariposa Street to the south. These blocks represent UCSF’s Mission Bay East
Campus (“East Campus”) and form the southern and easternmost gateway to the UCSF campus
area and the Project Area.

In 2014, the Successor Agency to the San Francisco Redevelopment Agency, commonly known
as the Office of Community Investment and Infrastructure, (“OCII”) approved several actions,
including an amendment to the Mission Bay South Owner Participation Agreement (“OPA”) and a
Memorandum of Understanding with The Regents (the “MOU”) to allow The Regents to develop
Blocks 33 and 34 with UCSF facilities. These actions acknowledged and agreed to the suspension
of the Mission Bay South Redevelopment Plan (the “Redevelopment Plan”) over Blocks 33 and 34
so long as The Regents used Blocks 33 and 34 in furtherance of UCSF’s educational mission under
the California Constitution, provided that, among other things, The Regents’ made payments of
affordable housing and infrastructure fees and entered into a memorandum of understanding
providing OCII with certain design review of the development on Blocks 33 and 34 consistent with
design standards under the Redevelopment Plan (the “MOU”).
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Blocks 33 and 34 are being constructed in two phases. Phase 1 (also known as the Wayne and Gladys Valley
Center for Vision on Block 33) consists of clinical uses, administrative uses, a teaching lab / academic space, a
conference center, and a small amount of ground floor retail. Construction on Block 33 was completed in March
of 2020. Phase 2, or Block 34, is the adjacent parcel to the south of Block 33 and will contain a parking structure
as well as an ambulatory surgery center with additional clinical space.

The MOU requires The Regents to provide OCIl and members of the local community with the opportunity to
review the design of the exterior of the proposed vertical improvements and of the site plan for Blocks 33 and 34
and requires the design to substantially conform with the Redevelopment Plan’s design standards. OCII’s review
of the Block 34 design is scheduled to occur in advance of approvals to be taken by the Regents on the design
of the development of Phase 2.

Staff recommends the Commission find the design to be in substantial conformance with the Required Design
Standards.

BACKGROUND

The Fifth Amendment to the Mission Bay South Owner Participation Agreement (“OPA”), approved by the
Commission on Community Investment and Infrastructure (the “Commission”) on April 29, 2014 through
Resolution No. 30-2014, allows for the development on Blocks 33 and 34 of 500,000 gross square feet of Floor
Rentable Area permitted under the Commercial/Industrial land use category in the Redevelopment Plan for the
Mission Bay South Project Area (“Redevelopment Plan”). Development on Blocks 33 and 34 is also subject to a
2014 Memorandum of Understanding (“MOU”) between OCII, and the Regents, pursuant to which, the Regents
agreed to design and develop each project on the Blocks 33 and 34 to conform substantially with the following
(collectively, the "Required Design Standards"): (1) The Design for Development for the Mission Bay South
Project Area (“D for D”); (2) The layout of public streets set forth in the Redevelopment Plan, including Third,
Sixteenth, lllinois and Mariposa Streets; (3) The Mission Bay South Streetscape Plan; and (4) The Mission Bay
South Signage Master Plan. The Commission must approve any variations from these Required Design
Standards.

Blocks 33 and 34 Site (UCSF’s “East Campus”)

Blocks 33 and 34 comprise UCSF’s Mission Bay East Campus and are shown outlined in the Mission Bay Land
Use Map on Attachment A. Immediately adjacent uses consist of the Chase Event Center and mixed-use project
to the north, biotechnology and office buildings at 409 and 499 lllinois Street and park P24 to the east, light
industrial buildings to the south, which are outside of the Project Area, and the UCSF Medical Center on Blocks
36-39 to the west. The East Campus was designed to fit in with and differentiate between the varied heights and
density of the Dogpatch neighborhood to the south and the more institutional character of the UCSF main campus
to the northwest.

The East Campus is primarily composed of clinical uses, which aligns with UCSF's translational medicine model
by integrating and co-locating research and patient care. UCSF anticipates that these clinical uses would provide

health care to residents and workers in Mission Bay and the surrounding neighborhoods.

The East Campus will be developed in two phases, with Block 33, the first phase, already complete.
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Block 33 (Phase 1 of East Campus)

The Wayne and Gladys Valley Center for Vision on Block 33, immediately north of the Block 34 site, represents
the first phase of UCSF’s Mission Bay East Campus. It is comprised of a 12-story academic administrative office
tower with an attached three-story conference center and a five-story research, teaching, and clinical eye care
center. The Commission determined, by Resolution No. 56-2016, that the Block 33 design was in substantial
conformance with the Required Design Standards. Block 33 started construction in June of 2017 and the building
was completed in March of 2020.

Blocks 33 and 34 are separated by a 79-foot-wide landscaped mid-block crossing or “paseo,” yet to be built, which
will act as a landscaped courtyard to both buildings, as a path of circulation for pedestrians between Third Street
and lllinois Street, and as a patient drop-off zone.

In accordance with the Phase 1 program, Block 34 is currently being used as a 200-car surface parking lot. UCSF
will begin Phase 2 of the Blocks 33 and 34 East Campus upon the Commission’s review of substantial
conformance with the Required Design Standards and the Regent’s approval of the Block 34 Design Concept
Package.

Secondary Use Determination

Blocks 33 and 34 sit in the Project Area’s Commercial / Industrial land use district. Research and office uses are
principally permitted in the Commercial / Industrial land use district, however, clinical uses and outpatient facilities
are secondary uses that require discretionary approval by the Executive Director of OCIl. OCIl underwent a
secondary use authorization process to allow for UCSF’s proposed programming of the East Campus. In a letter
dated December 23, 2016, the Executive Director determined that the clinical uses proposed on Blocks 33 and
34 are a permitted secondary use within the Commercial Industrial/Retail land use district under Section 302.4.B
of the Redevelopment Plan and made findings under the California Environmental Quality Act (Cal. Pub. Res.
Code Section 21000 et seq.) related to the approval of these uses on the site. This authorization was based on
the proposed development of up to a total of 250,000 gross square feet of Floor Rentable Area of clinical uses
providing outpatient care as a secondary use within one or both of the two buildings comprising the East Campus.

The authorization was conditioned based on the following:

e Compliance with the Mission Bay Streetscape Plan

e Limiting vehicular ingress and egress to lllinois Street

e Adherence to the design review process and design standards laid out in the MOU

e The implementation of certain construction related mitigation measures related to lighting, archaeological
resources and noise

UCSF proposes to use a total of 203,986 square feet of Floor Rentable Area of the authorized secondary use for
the East Campus. A breakdown of the square footage is shown in the following section.
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DISCUSSION

Design Concept

Requirements

The MOU requires the design for Block 34 to conform with: the D for D; the layout of the public streets set forth
in the Redevelopment Plan; the Mission Bay South Streetscape Plan; and the Mission Bay South Signage Plan.
The MOU also states UCSF will endeavor to incorporate Additional Design Standards such as incorporating non-
neutral color tones, creating a design that differentiates from the remainder of the UCSF Mission Bay campus,
and providing for on-site loading and unloading.

In addition to the MOU, the streetscape along the southern edge of Block 34 is also governed by the Mission Bay
South Infrastructure Plan, or Attachment D to the South OPA (“Infrastructure Plan”), which requires a “30 foot
wide (20 foot building setback and 10 foot sidewalk) combined pedestrian and bicycle connection between
Mariposa Park and Mariposa Bayfront Park along the northern edge of Mariposa Street at Parcels X3 and 34 from
Terry Francois to Fourth Street. This setback area will be privately owned but publicly accessible.” This 30 foot
wide zone along Mariposa Street referred to in the Infrastructure Plan is known as “Mariposa Walk.”

Design Description

On December 23, 2020, UCSF submitted to OCII staff the Block 34 design concept package (Attachment B),
consisting of an 83 foot Clinic Building massing (with 20 foot allowed mechanical penthouse) and a nine-story
500-car Parking Structure at the corner of Mariposa and Third Streets.

The Clinic Building has three massing elements that correspond to different programming: 1) 20-foot-high clear
glass ground floor lobby and circulation space, as well as a retail pharmacy, urgent care center, and a small café,
2) fiber cement or precast panels with vertical slot windows forming an ambulatory surgery suite on the second
floor, and 3) a clear glass upper massing for floors 3-5 for clinic space such as exam and treatment areas. The
three massing elements are framed and recessed so as to further distinguish from one another and to create an
effect of multiple, varied, smaller buildings. Entrances to the Clinic Building are marked by wood portals.

The nine-story Parking Structure is planned on the southern edge of the site and will serve both the Wayne and
Gladys Valley Center for Vision on Block 33 and the Clinic Building on Block 34. The exterior of the Parking
Structure is woven stainless steel mesh on the gateway corner of Third and Mariposa and perforated aluminum
panels on the fagade facing lllinois Street. A graphic fabric mesh panel also sits on both the Third Street and
lllinois Street fagades and represents a cellular pattern to indicate a health and science building use. The Parking
Structure will have a Transportation Services office which will include meeting and amenity space for staff on the
ground floor at the corner of lllinois and Mariposa Streets, which will be made up of clear storefront glass to
increase transparency and activate that corner of the Block 34 site.

Consistent with the MOU’s Additional Design Standards and the D for D, all back of house uses and the loading
dock are contained within the building and positioned along lllinois Street. While the colors of the buildings are
grays, whites, wood tones and glass, they differ from the colors used in the main UCSF campus and also
complement the surrounding buildings. Additionally, the varied massing of the Clinic Building is consistent with
the D for D’s design guidelines for Commercial/Industrial areas in the Project Area, which state that “to mitigate
the scale of development and create a pedestrian friendly environment, building massing should be modulated
and articulated to create interest and visual variety.” Finally, the Mariposa Walk area at the corner of Mariposa
and Third Streets meets the dimensions required in the Infrastructure Plan and is publicly accessible.
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This project will comply with the University of California Policy on Sustainable Practices. As required by this policy,
the project will adopt the principles of energy efficiency and sustainability to the fullest extent possible, consistent
with budgetary constraints and regulatory and programmatic requirements. Specifically, the project is eliminating
the use of fossil fuels, tracking embodied carbon, and targeting a US Green Building Council LEED™ Gold rating.

Block 34’s design was developed in collaboration with OCII staff. There were six design concept meetings where
OCII staff provided several recommendations including: breaking up or differentiating the singular mass of the
Clinical Building, focusing on the fagcade treatment of the Parking Garage, and ensuring that the gateway facade
of the Parking Garage, in particular, has a placemaking and striking presence, consolidating and reducing the
number of curb cuts for loading and pick up uses, and focusing on landscaping to emphasize pedestrian entrances.

Square Footage Allocation

Gross Square Feet of Floor Rentable Area

Total for East Campus Authorized Built or Proposed
Block 33 327,518

Block 34 172,148

Total: 500,000 499,666

Clinical (Secondary Use) Built or Proposed
Block 33 35,703

Block 34 168,283

Total Clinical: 250,000 203,986

CITIZENS ADVISORY COMMITTEE REVIEW PROCESS

The Mission Bay Citizens Advisory Committee (CAC) reviewed the proposed design in November 2020 and again
in January 2021. CAC members and the meeting attendees were supportive of the overall massing and design
of the clinical building but requested that the exterior curtainwall of the parking garage be refined due to its
importance at the southern gateway to the Mission Bay neighborhood. Another request related to the gateway
position of the site was to reduce hardscape and concrete seating at the southern edge along Mariposa to
incorporate more landscaping. Other questions from CAC members and members of the public had to do with
lighting, UCSF shuttle drop-offs and sea level rise given the parcel’s proximity to the waterfront.

To address the concern regarding the exterior of the parking garage, UCSF returned to the CAC for a design
update on January 14, 2021. The design update responded to CAC feedback by updating exterior materials for
the parking structure, specifically perforated metal panel types with varying degrees of perforation. The update
showed a decrease in hardscape and an increase in plantings along Mariposa. Members of the CAC and public
concluded that the design changes were appropriate and a significant improvement to what was shown at the
November 2020 CAC meeting.
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MISSION BAY PROGRAM IN DIVERSITY

As a State agency UCSF follows its own contracting and hiring goals. UCSF has identified as one of its Community
Planning Principles in its 2014 Long Range Development Plan (LRDP) the encouragement and support of local
employment opportunities. UCSF has stated the goal of establishing a strong, results-oriented plan for equitable
opportunities that includes the promotion of purchasing from and contracting with small, women-owned and
disadvantaged businesses, hiring and contracting with community residents, and promoting diversity in UCSF's
faculty, students and staff. Also, another identified goal is the coordination of hiring programs with community
employment and job training programs, labor unions, and local high schools and colleges. Although UCSF's
current programs will change over time in response to changing conditions in the community, the makeup of target
populations and UCSF policy, UCSF remains committed to the goals of promoting diversity and benefits for local
residents and businesses in its employment and contracting practices.

The LRDP includes Community Planning Principles that call for UCSF to maximize the economic benefits for
residents and businesses adjoining the existing Campus Site and any new site. Per the MOU it has been agreed
that for any development on the Block 33, UCSF will make good faith efforts to hire and contract with community
residents for construction and career jobs. As the second largest employer in San Francisco and a major factor
in the health of the city's overall economy, the Regents recognizes that the construction projects that take place
on its campuses can financially benefit the surrounding neighborhoods, as well as the entire City. The Regents is
firmly committed to creating job opportunities for hiring San Francisco residents to help build its construction
projects. In its most recent report to the State legislature, UCSF Medical Center reported an SBE utilization of
35.6 percent for design and construction activities in fiscal year 2019/20.

In 2011, UCSF voluntarily set construction hiring goals of at least 20 percent of the construction hours, on projects
with constructions costs exceeding $5 million, to be performed by San Francisco residents; with this percentage
increasing to 30 percent by 2015/16. UCSF provides access to construction opportunities on these projects to
qualified San Francisco residents through their Community Construction Outreach Program (CCOP), a
mechanism that has knowledge of, and will assist with the construction hiring process, to help ensure resident
workers are made aware of employment opportunities and are fairly and equitably considered for hire at the time
job opportunities become available. As of December 2020, over 1,080 San Francisco resident trade-workers have
contributed nearly 800,000 hours in UCSF construction projects.

UCSF has had five projects in Mission Bay that were subject to their voluntary local hire program.

UCSF also administers the EXCEL program (Excellence through Community Engagement & Learning), which is
a work-based learning program that uses both classroom and on-the-job training to prepare participants for
clerical/administrative career path jobs in the healthcare sector. After completing 9 weeks of computer,
administrative, customer service, and medical terminology training at Jewish Vocational Services (JVS), UCSF's
community-based training partner, participants are placed in paid, four-month clerical/administrative internships
within UCSF's various departments, throughout both the campus and medical center. Since 2010 over 283 San
Francisco residents have graduated from the EXCEL program. Of these graduates, 77 have gone on to earn full-
time permanent positions with UCSF, and many are in full or part-time temporary positions within UCSF’s
Temporary Employment Program. Additionally, other graduates have earned full-time permanent positions with
external employers including Kaiser Permanente, California Pacific Medical Center, San Francisco Department
of Public Health, and San Francisco Human Services Agency. Key demographics of participants in the EXCEL
program: 90% are female, 49% are Black/African American and 23% are Latinx.
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STAFF ANALYSIS

UCSF has worked cooperatively with OCII on its design of Block 34. UCSF has conformed with the Required
Design Standards by adhering to the D for D; the layout of the public streets set forth in the Redevelopment Plan
and the Mission Bay South Streetscape Plan. The 83-foot height of the clinical building is below the 90-foot height
limit in the D for D. The sidewalks bordering the East Campus were found to be consistent with the Mission Bay
South Streetscape Plan and were installed in conjunction with the construction of Block 33, through Street
Improvement Permit No. 17IE-1097. Signage has not yet been designed for the block and will be submitted at a
later date for approval by OCII. UCSF has also incorporated Additional Design Standards such as incorporating
non-neutral color tones, creating a design that differs from the remainder of the UCSF Mission Bay campus and
providing for on-site loading and unloading.

NEXT STEPS

Upon Commission review and passing of Resolution No. 05-2021, it is anticipated that the Design Concept
Package for the Mission Bay East Campus’s Block 34 will be presented to the UC Board of Regents for design
approvals in March 2021. Pending The Regents’ approval of the design, construction of the parking garage portion
of Block 34 is estimated to begin in early calendar Q2 2021 and will finish in calendar Q3 2022. Construction of
the clinical building is estimated to begin in calendar Q3 2021, and the building is projected to open to patients in
approximately calendar Q3 2024.

(Originated by Gretchen Heckman, Development Specialist)
DocuSigneM
Eg;:f;i%UMBA .
Sally Oerth
Interim Executive Director

Attachment A:  Mission Bay Land Use Map
Attachment B:  Block 34 Design Concept Package
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DocuSign Envelope ID: 6EC9E757-79EE-4518-9ED3-B59E92C99969
SCALE AND MASSING

BLOCK #34 AT MISSION BAY

Note: 90 and 110 feet measurements are height limits from Mission Bay Design for Development
110 feet includes an allowance for a 20 foot mechanical penthouse
UCsr Health () Stantec
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