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126-0212018-002         Agenda Item No. 5 (c) 

           Meeting of June 19, 2018 

 

MEMORANDUM 
 
TO: Commission on Community Investment and Infrastructure 

 
FROM: Nadia Sesay, Executive Director 
 
SUBJECT: Approving a variance under the Mission Bay South Design for Development for 

artwork on Block 40 at 1800 Owens Street that exceeds standards for vertical 

dimensions and for clearance from, and projection over, the sidewalk; Mission Bay 

South Redevelopment Project Area  

 
 

EXECUTIVE SUMMARY 
 
Kilroy Realty Corporation (“Project Sponsor”) is constructing a commercial project, consisting of 

approximately 667,500 square feet of office space on Block 40 at 1800 Owens Street within the 

Mission Bay South Redevelopment Project Area of San Francisco (“Project”). Under the Mission 

Bay South Redevelopment Plan, the Project must comply with a requirement for artwork, which the 

Project Sponsor proposes to be a wall mounted painted mural by Brazilian artist, Eduardo Kobra, 

on perforated metal panels.   

 

On February 3, 2015, the Commission on Community Investment and Infrastructure 

(“Commission”) conditionally approved the Basic Concept and Schematic Design Application for 

the Project, including a wall mounted artwork located along the parking garage on Owens Street.  

 

The Project Sponsor has requested a variance to the Mission Bay South Design for Development 

to allow the artwork located on Owens Street to project 1’-0” over the sidewalk with an additional 

4’-0” for lighting fixtures, resulting in a maximum projection of approximately 5’-0” to maintain 

adequate ventilation of the parking garage and structural support of the artwork.  

 

Staff recommends approving the proposed variance to the Mission Bay South Design for 

Development. 

 

BACKGROUND 

 

Redevelopment Plan for the Mission Bay South Redevelopment Project  

 

The Board of Supervisors of the City and County of San Francisco (“Board of Supervisors”) 

approved the Redevelopment Plan for the Mission Bay South Redevelopment Project by Ordinance 

No. 335-98 (November 2, 1998), amended by Ordinance No. 143-13 (July 9, 2013) and Ordinance 

No. 032-18 (March 6, 2018) (collectively, the “Redevelopment Plan”). The Redevelopment Plan 

requires, among other things, the installation and maintenance of works of art costing an amount 

equal to 1 percent of the hard costs of initial construction of a project for commercial uses exceeding  
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25,000 gross square feet of floor area. Works of art “shall be located in and permanently affixed to a Project, its 

grounds or an Open Space Parcel or the surrounding area.” 

 

Basic Concept and Schematic Design 

 

On February 3, 2015, the Commission conditionally approved the Basic Concept and Schematic Design 

applications for an approximately 667,500 square feet commercial project on Blocks 40 in Mission Bay South. One 

of the conditions of the approval was “The landscape design and public art projects shall be subject to further review 

and approval by OCII staff during the Design Development Phase.” 

 

Mission Bay Design for Development 

 

Design controls in the Mission Bay South Redevelopment Project Area is controlled by the Mission Bay South 

Design for Development (“Design for Development”). The Design for Development was originally adopted by the 

former Redevelopment Agency Commission on September 17, 1998 (Resolution No. 191-98), and amended on 

February 17, 2004 (Resolution No. 24-2004), March 16, 2004 (Resolution No. 34-2004), March 17, 2015 (Resolution 

No. 13-2015), November 3, 2015 (Resolution No. 71-2015), October 17, 2017 (Resolution No. 42-2017), and June 

5, 2018 (Resolution No. 25-2018). The Design for Development limits architectural projections vertical clearance to 

a minimum of 8’-0” above the sidewalk, vertical dimensions of no more than 2’-6”, and a maximum projection of no 

more than 3’-0“ over the public right-of-way. 

 

DISCUSSION 

 

Variance to Mission Bay South Design for Development 

 

The Basic Concept and Schematic Design Application for the Project included wall-mounted artwork located along 

the parking garage on Owens Streets and wrapping the building to the north. The location and size of the artwork 

remains unchanged, consistent with the Project’s approval. The artwork consists of a painted mural by Brazilian 

artist, Eduardo Kobra, on perforated metal panels and includes associated lighting, as depicted in Attachment C. 

 

As the Project advanced into construction drawings, it became evident that in order to maintain adequate ventilation 

of the parking garage and to properly fasten the artwork to the structure, there is a need for the artwork along Owens 

Street to project into the sidewalk. The proposed variance to the Design for Development’s architectural projection 

standards includes the art projecting approximately 1’-0” over the sidewalk with an additional 4’-0” for lighting 

fixtures if necessary, a minimum vertical clearance of 7’-6” from the sidewalk, and a maximum vertical dimension 

of not more than 31’-4”. 

 

The Design for Development requires that architectural projections over a street, alley, park, or plaza shall provide 

a minimum of 8’-0” of vertical clearance from the sidewalk above which it is situated and that the projections have 

a vertical dimensions of no more than 2’-6” and that they project no more than 3’-0” over streets, alleys, and public 

open space (Design for Development, p. 28). 

 

The Design for Development provides the following discretionary standard for the approval of a variance from the 

provisions governing development:   

“The Agency may, in its discretion, grant variances to the design standards 

contained in this Design for Development where the enforcement would otherwise 

constitute an unreasonable limitation beyond the intent and purpose of the Design 
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for Development and the Redevelopment Plan and is consistent with the public 
health, safety and welfare." (Design for Development, Section III, p. 19). 

As described above, the proposed variance is necessary for operation of the parking garage in a healthy, 
sustainable, and safe manner. The proposed variance allows the artwork wall to protrude outwards from the parking 
garage for ventilation purposes. The parking garage is designed to be passively ventilated, using natural airflow 
and not requiring the use of forced air to ventilate the garage. If forced air were to be used, potentially harmful gases 
from the parking garage would be ventilated through shafts interior to the building, creating an unnecessary health 
and safety risk for building occupants and visitors. 

The Design for Development's architectural projection standard aims to promote fagade treatments to enhance 
decorative character and variation, while limiting the vertical dimension as not to create a singular design element 
for an entire facade. The proposed variance and Basic Concept and Schematic Design build upon the Design for 
Development's intent of promoting variation through the artwork's use of scale, color, and texture. The proposed 
variance does not create a hazard, affect any other private property, nor increase the gross building area. 

Department of Public Works Encroachment Permit 

The Projection Sponsor will be seeking a minor encroachment permit from the Department of Public Works for the 
proposed variance's projection of approximately 1 "-0" over the sidewalk with an additional 4'-0" for lighting fixtures, 
if necessary, over the sidewalk and 7'-6" vertical clearance above the sidewalk. The Department of Public Works 
has preliminary reviewed the minor encroachment permit application and finds it acceptable. 

Citizens Advisory Committee 

The Mission Bay Citizens Advisory Committee ("CAC") reviewed the proposed variance to the Design for 
Development at the May 10, 2018 meeting. The CAC members responded positively to the proposed variance 
and recommended supporting the proposed variance to the Commission. 

California Environmental Quality Act Review 

Staff has determined that the proposed variance is categorically exempt from California Environmental Quality Act 
("CEQA") environmental review pursuant to CEQA Guidelines Section 15303, as new construction of an 
appurtenant structure, and therefore, requires no further environmental review. 

STAFF RECOMMENDATION 

Staff recommends that the Commission authorize the proposed variance to Design for Development for an 
architectural projection on Mission Bay South Block 40 as presented in Attachment B. 

(Originated by Nikki 

Nadia Sesay 
Executive Director 

Attachment A: Mission Bay Location Map 
Attachment B: Artwork Plan, Elevation, and Section 
Attachment C: Art Wall Design 2018 
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The Exchange on 16th– May 10th, 2018

Art Wall Section

OWENS STREET

Attachment B:
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Plan
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3/16" = 1'-0"1 SITE PLAN - FOR ART WALL PROPERTY EXHIBIT

3/16" = 1'-0"2 SECTOR 03 - EAST ELEVATION PARTIAL FOR ART WALL EXHIBIT
3/16" = 1'-0"3 SECTOR 03 - EA

TYPE OF CONSTRUCTION:
THE BUILDING WILL BE TYPE IA CONSTRUCTION.
TABLE 601: FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS.

PRIMARY STRUCTURAL FRAME: 3 HOUR
BEARING WALLS EXTERIOR: 3 HOUR
BEARING WALLS INTERIOR: 3 HOUR
NONBEARING WALLS AND PARTITIONS INTERIOR: 0 HOUR
FLOOR CONSTRUCTION AND ASSOCIATED SECONDARY MEMBERS: 2 HOUR
ROOF CONSTRUCTION AND ASSOCIATED SECONDARY MEMEBERS: 1 1/2 HOUR
MECHANICAL PENTHOUSES NON-CONBUSTIBLE 0 HOUR PER SECTION 1509.2.5,
EXCEPTION 1

TABLE 602: FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED ON
SEPARATION. BASED ON OCCUPANCY GROUP B, S-2

FIRE SEPARATION DISTANCE (FEET): RATING REQUIREMENTS
x<5: 1 HOUR
5< x <10: 1 HOUR
10< x<30: 1 HOUR
X>30: 0 HOUR.

(REFER TO SITE PLAN SHEET G100 FOR BUILDING FIRE SEPARATION DISTANCES. NO WALL
RATINGS ARE REQUIRED.)

MINIMUM ROOF COVERING REQUIRED
TABLE 1505.1 CLASS B MINIMUM

SAN FRANCISCO PLANNING CODE:

SEC 136. OBSTRUCTIONS OVER STREETS AND ALLEYS AND IN RQEUIRED
SETBACKS, YARDS, AND USABLE OPEN SPACE.

(a) The following obstructions shall be permitted in the manner specified, as indicated buy the
symbol "X" in the columns at the left, within the reqired open areas listed herein:

(1) Projects from a building or structure extending over a street or alley as defined by this
code. Every portion of such projects over a street or alley shall provide a minimum 7-1/2 feet
of vertical clearance from the sidewalk or other surface above which its is situated, or such
greater vertical clearance as may be rqeuired by the San Francisco Building Code, unless the
contrary is stated below. The permit under which any such projection over a street or alley is
erected over public property shall not be construed to create any perpetual right but is a
revocable license.

SHEET NOTES:

3/16" = 1'-0"4 SECTOR 03 -

Attachment B:
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Elevation
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3/16" = 1'-0"2 SECTOR 03 - EAST ELEVATION PARTIAL FOR ART WALL EXHIBIT
3/16" = 1'-0"3 SECTOR 03 - EAST

TYPE OF CONSTRUCTION:
THE BUILDING WILL BE TYPE IA CONSTRUCTION.
TABLE 601: FIRE-RESISTANCE RATING REQUIREMENTS FOR BUILDING ELEMENTS.

PRIMARY STRUCTURAL FRAME: 3 HOUR
BEARING WALLS EXTERIOR: 3 HOUR
BEARING WALLS INTERIOR: 3 HOUR
NONBEARING WALLS AND PARTITIONS INTERIOR: 0 HOUR
FLOOR CONSTRUCTION AND ASSOCIATED SECONDARY MEMBERS: 2 HOUR
ROOF CONSTRUCTION AND ASSOCIATED SECONDARY MEMEBERS: 1 1/2 HOUR
MECHANICAL PENTHOUSES NON-CONBUSTIBLE 0 HOUR PER SECTION 1509.2.5,
EXCEPTION 1

TABLE 602: FIRE-RESISTANCE RATING REQUIREMENTS FOR EXTERIOR WALLS BASED ON
SEPARATION. BASED ON OCCUPANCY GROUP B, S-2

FIRE SEPARATION DISTANCE (FEET): RATING REQUIREMENTS
x<5: 1 HOUR
5< x <10: 1 HOUR
10< x<30: 1 HOUR
X>30: 0 HOUR.

(REFER TO SITE PLAN SHEET G100 FOR BUILDING FIRE SEPARATION DISTANCES. NO WALL
RATINGS ARE REQUIRED.)

MINIMUM ROOF COVERING REQUIRED
TABLE 1505.1 CLASS B MINIMUM

SAN FRANCISCO PLANNING CODE:

SEC 136. OBSTRUCTIONS OVER STREETS AND ALLEYS AND IN RQEUIRED
SETBACKS, YARDS, AND USABLE OPEN SPACE.

(a) The following obstructions shall be permitted in the manner specified, as indicated buy the
symbol "X" in the columns at the left, within the reqired open areas listed herein:

(1) Projects from a building or structure extending over a street or alley as defined by this
code. Every portion of such projects over a street or alley shall provide a minimum 7-1/2 feet
of vertical clearance from the sidewalk or other surface above which its is situated, or such
greater vertical clearance as may be rqeuired by the San Francisco Building Code, unless the
contrary is stated below. The permit under which any such projection over a street or alley is
erected over public property shall not be construed to create any perpetual right but is a
revocable license.

SHEET NOTES:

Attachment B:
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Art Wall Design 2018

© Eduardo Kobra - Todos os direitos reservados

Attachment C:
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