COMMISSION ON COMMUNITY INVESTMENT AND INFRASTRUCTURE

RESOLUTION NO. 71-2015
Adopted November 3, 2015

APPROVING AMENDMENTS TO THE MISSION BAY SOUTH DESIGN FOR
DEVELOPMENT IN CONNECTION WITH A GOLDEN STATE WARRIORS EVENT
CENTER AND MIXED-USE DEVELOPMENT ON BLOCKS 29-32 IN MISSION BAY

SOUTH; MISSION BAY SOUTH REDEVELOPMENT PROJECT AREA

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

On September 17, 1998, by Resolution No. 190-98, the Commission of the former
Redevelopment Agency of the City and County of San Francisco
(“Redevelopment Agency”) approved the Redevelopment Plan for the Mission
Bay South Redevelopment Project Area (“Plan”). On the same date, the
Redevelopment Agency Commission adopted related documents, including
Resolution No. 193-98 authorizing execution of an Owner Participation
Agreement (“South OPA”) and related documents between Catellus Development
Corporation, a Delaware corporation (“Catellus”), and the Redevelopment
Agency. On November 2, 1998, the San Francisco Board of Supervisors (“Board
of Supervisors”), by Ordinance No. 335-98, adopted the Plan. The Plan and its
implementing documents, as defined in the Plan, constitute the “Plan
Documents”; and,

Catellus, the original master developer of the Mission Bay North and South
Redevelopment Project Areas, has sold most of its remaining undeveloped land in
Mission Bay to FOCIL-MB, LLC, (“FOCIL-MB”), a subsidiary of Farallon
Capital Management, LL.C, a large investment management firm. The sale
encompassed approximately 71 acres of land in Mission Bay, and the remaining
undeveloped residential parcels in Mission Bay South. FOCIL-MB assumed all of
Catellus’s obligations under the South OPA and the Redevelopment Agency’s
Owner Participation Agreement for Mission Bay North (collectively, the “OPAs”),
as well as all responsibilities under the related public improvement agreements and
land transfer agreements with the City and County of San Francisco (“City”); and,

On February 1, 2012, state law dissolved the former Redevelopment Agency and
required the transfer of certain of its assets and obligations to the Successor
Agency to the Redevelopment Agency (“Successor Agency”), commonly knowns
as the Office of Community Investment and Infrastructure (“OCII”), and on June
27, 2012, state law clarified that successor agencies are separate public entities,
Cal. Health & Safety Code §34170 et seq. (“Redevelopment Dissolution Law’);
and,

Redevelopment Dissolution Law required creation of an oversight board to the
successor agency and provided that with approval from its oversight board and the
State Department of Finance (“DOF”), a successor agency may continue to
implement “enforceable obligations” such as existing contracts, bonds and leases,
that were executed prior to the suspension of redevelopment agencies’ activities.
On January 24, 2014, DOF finally and conclusively determined that the Mission
Bay North and South Owner Participation Agreements and Mission Bay Tax



WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

Increment Allocation Pledge Agreements are enforceable obligations pursuant to
Health and Safety Code Section 34177.5(i); and,

On October 2, 2012, the Board of Supervisors of the City, adopted Ordinance No.
215-12 (the “Implementing Ordinance”), which Implementing Ordinance was
signed by the Mayor on October 4, 2012, and which, among other matters: (a)
acknowledged and confirmed that the Successor Agency is a separate legal entity
from the City, and (b) established this Commission (this “OCII Commission”) and
delegated to it the authority to (i) act in place of the Redevelopment Agency
Commission to, among other matters, implement, modify, enforce and complete
the Redevelopment Agency’s enforceable obligations, (ii) approve all contracts
and actions related to the assets transferred to or retained by the Successor
Agency, including, without limitation, the authority to exercise land use,
development, and design approval, consistent with applicable enforceable
obligations, and (iii) take any action that the Redevelopment Dissolution Law
requires or authorizes on behalf of the Successor Agency and any other action that
this OCII Commission deems appropriate, consistent with the Redevelopment
Dissolution Law, to comply with such obligations. The Implementing Ordinance is
incorporated herein by reference; and,

The Board of Supervisors’ delegation to this Commission includes the authority to
grant approvals under specified land use controls for the Mission Bay Project
consistent with the approved Plan and enforceable obligations, including amending
the Plan and related documents; and,

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), and March 17, 2015 (Resolution No. 15-2015); and,

The Design for Development sets forth certain design standards and guidelines for
development of buildings within the Plan Area, including standards related to
building height and bulk, tower location and separation, streetwalls and setbacks,
parking and loading, view corridors and signage; and,

Mission Bay South Blocks 29-32 are currently owned by GSW Arena LLC
(“GSW”), an affiliate of the Golden State Warriors, LLC, which owns and
operates the Golden State Warriors National Basketball Association team and is
bound by the terms of the South OPA; and,

GSW proposes to construct a multi-purpose event center and a variety of mixed
uses, including office, retail, open space and structured parking on an
approximately 11-acre site on Blocks 29-32 in Mission Bay (the “Event Center
Project”). The Project site is bounded by South Street on the north, Third Street on
the west, 16th Street on the south, and by the future planned reahgned Terry A.
Francois Boulevard on the east; and

OCII proposes an amendment to the Design for Development for an Event Center
Project that would address the unique design features of the Event Center and its
integration into the remainder of Blocks 29-32 and the surrounding neighborhood,
which amendments are attached hereto as Exhibit A and incorporated herein (the
“D for D Amendments”); and,

The D for D Amendments comply with the land use controls of the Plan and are
consistent with the Plan’s redevelopment objectives; and,
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WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

WHEREAS,

The Successor Agency is the lead agency that administers environmental review
for private projects in Mission Bay North and South Redevelopment Plan Areas in
compliance with the requirements of CEQA; and,

On June 5, 2015, OCII released for public review and comment the Draft
Subsequent Environmental Impact Report for the Project (OCII Case No. ER-
2014-919-97, Planning Department Case No. 2014.1441E, State Clearinghouse
No. 2014112045, the “GSW DSEIR”). This document is tiered from the certified
Mission Bay Final Subsequent Environmental Impact Report that the
Redevelopment Agency and City and County of San Francisco certified on
September 17, 1998 (State Clearinghouse No. 7092068, the “Mission Bay SEIR”).
The Mission Bay SEIR document provided programmatic environmental review of
the overall Mission Bay Redevelopment Plan (consisting of approximately 300-
acre Mission Bay North and South Redevelopment Plan Areas); and,

OCII prepared a Final Subsequent Environmental Impact Report (“FSEIR”) for the
Project consisting of the GSW DSEIR, the comments received during the review
period, any additional information that became available after the publication of
the GSW DSEIR, and the Responses to Comments document, all as required by
law; and,

On November .3, 2015, the Commission reviewed and considered the FSEIR and,
by Resolution No. 69-2015, certified the completion of the FSEIR for the Project;

~and

In accordance with the approval of the D for D Amendments contemplated by this
Resolution, this Commission adopted Resolution No.71-2015 making findings
under the California Environmental Quality Act (California Public Resources
Code sections 21000 et seq.) regarding the alternatives, mitigation measures and
significant environmental impacts analyzed in the FSEIR, and adopting mitigation
measures and a mitigation monitoring and reporting program, and a statement of
overriding considerations, and rejecting infeasible alternatives(the “FSEIR
Findings™). A copy of such Resolution is on file with the Secretary of this
Commission and is incorporated herein by reference; and

OCII staff has prepared the proposed D for D Amendments and finds them
acceptable and recommends approval thereof; and, now, therefore, be it

RESOLVED, That the Commission finds and determines that the proposed D for D Amendments

are within the scope of the Project analyzed in the FSEIR; and be in further

RESOLVED, That the Commission approves the D for D Amendments in the form attached to

this Resolution as Exhibit A.

I hereby certlfy that the foregoing resolution was adopted by the Commission at its meetlng of

Exhibit A:

Design for Development Amendments
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Exhibit A

DESIGN FOR DEVELOPMENT

ForR THE MissioN BAY SOoUTH PROJECT AREA

ORIGINAL DOCUMENT APPROVED|
BY THE REDEVELOPMENT AGENCY COMMISSION
REsoLuTioN No. 191-98, SEPTEMBER 17, 1998

AMENDMENTS APPROVED

By THE REDEVELOPMENT AGENCY COMMISSION
ResoLuTioN No. 24-2004, FEBRUARY 17, 2004
ReEsoLuTioN No. 34-2004 MARCH 16, 2004

AMENDMENTS APPROVED
BY THE CommISSION ON COMMUNITY INVESTMENT AND INFRASTRUCTURE
ResoLuTioN No. 13-2015, MARcCH 17, 2015

PROPOSED AMENDMENTS TO BE APPROVED
BY THE CoMMISSION ON COMMUNITY INVESTMENT AND INFRASTRUCTURE
NoveEMBER 3, 2015
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. INTRODUCTION

The Redevelopment Plan (“Redevelopment Plan™) for the Mission Bay South Redevelopment Project,
as approved by the San Francisco Board of Supervisors, establishes the basic land use standards for
the Mission Bay South Plan Area (“Plan Area™), and includes general objectives, including planning
objectives, that apply to the Plan Area. This Mission Bay South Design for Development (“Design
for Development”) is a companion document containing Design Standards and Design Guidelines
which apply to all development within the Plan Area. The Redevelopment Plan and this Design for
Development supersede the San Francisco Planning Code in its entirety, except as otherwise provided
in the Redevelopment Plan. In the event of any conflict between this Design for Development and
the Redevelopment Plan, the Redevelopment Plan provisions shall control. The Redevelopment
Agency Commission may also enter into one ot more ownet participation agreements related to devel-
opment projects in the Plan Area. Such agreements may contain design guidelines as well as design
review and document approval procedures.

Section II. of this Design for Development Document contains a listing of definitions used in

this document. Section IIL contains Design Standards that govern development of the Plan Area.
Section IV. consists of Design Guidelines that apply to the Plan Area. Section V. contains, for
informational purposes, Design Objectives that were adopted by the Mission Bay Citizen’s Advisory
Committee (CAC).

Plan Boundary,
Development Block and Street Grid Map
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[. DEFINITION OF TERMS

The following definitions apply to certain terms used in this Design for Development.

Articulation:

Variation in the massing, setback, height, or design features of a building, such as vertical
recesses, changes in wall plane, changes in apparent height, changes in materials and colors,
changes in facade recesses and projections, changes in floor levels, changes in roof forms,
parapets, or cornice treatments, changes in the shape and location of garage and residential
entries, or changes in window forms and patterns.

Awning:

A light roof-like structure, supported entirely by the exterior wall of a building; consisting
of a fixed or movable frame covered with cloth, plastic or metal; extending over doors, win-
dows, and/or show windows; with the purpose of providing protection from sun and rain
and/or embellishment of the facade; as further regulated in Sections 4506 and 5211 of the
San Francisco Building Code (in effect as of the adoption of this Design for Development).

Base Height:

The first tier in the overall height of buildings within the Plan Area as prescribed in the
Height Zone Chart and Diagram included herein, and which includes an Event Center up to
135 feet in height.

Block:
An area of land as designated numerically on the Plan Boundary, Development Block and
Street Grid map.

Building:
Any structure having a roof supported by columns or walls intended for permanent occu-
pancy.

Building Base:
Architectural term used in the guidelines to describe the portion of a building typically con-

sisting of the first two floors and usually associated with its relationship to human scale.

Building Height:

Building height is the vertical distance between finished grade and the top of a building. The
allowable height of a building is specified by the Height Zone in which the building is locat-
ed. Building top is defined as the top of the finished roof in the case of a flat roof, and the
average height of the rise in the case of a pitched or stepped roof (See Figs. 7 & 8 on p.21).
On a sloping site, this measurement is taken at the median grade height for each building
face. Total building height is calculated by determining the average height of all individual
building faces. Exemptions to building height include:

*  Mechanical equipment and appurtenances necessary to the operation or maintenance of

the building,

* Enclosed space related to the recreational and/or community use of the roof, not to
exceed 20 feet in height above the roof level.
*  Ornamental and symbolic features of buildings, including towers, spires, cupolas, domes,

where such features are not used for human occupancy.

Mission Bay Design for Development - South Definition of Terms 9



Bulk:

These standards specify the maximum physical dimensions of upper stories of new build-
ings, above 90 feet. Standards include: maximum diagonal, maximum plan dimension, and
maximum floor plate atea.

Canopy:

A light roof-like structure, supported by the exterior wall of a building and on columns or
wholly on columas, consisting of a fixed or movable frame covered with approved cloth,
plastic or metal, extending over entrance doorways only, with the purpose of providing pro-
tection from sun and rain and embellishment of the facade, as further regulated in Sections
4504, 4506, 4508, and 5213 of the San Francisco Building Code (in effect as of the adoption

of this Design for Development).

City Serving Retail:

A retail use that is designed to draw customers from the entire city.

Connector:

Term used to describe a pedestrian path along a street linking open spaces within Mission
Bay.

Corner:
The first fifty feet of a block measured from the intersection of two or more streets.

Court:

Any space on a lot other than a yard which, from a point not more than two feet above the
floor line of the lowest stoty in the building on the lot in which thete are windows from
rooms abutting and served by the court, is open and unobstructed to the sky, except for
obstructions permitted herein. An “outer court” is a coutt, one entire side or end of which
is bounded by a front setback, a rear yard, a side yard, a front lot line, a street, or an alley. An
“inner court” is any court which is not an outer court.

Developable Area:
Developable Area shall be the net area of land excluding dedicated streets, public open space,
and view corridors.

Dwelling Unit:

A room or suite of two or more rooms that is designed for residential occupancy for 32 con-
secutive days or more, with or without shared living spaces, such as kitchens, dining facilities
ot bathrooms.

Mission Bay Design for Development - South Definition of Terms



[. DEFINITION OF TERMS

Event Center:

A primarily indoor structure located on Blocks 29-32 having tiers of seats rising around a
central court, field, or stage, intended for assembly and entertainment or other public use
purposes and which may include such accessory uses as snack bars, restaurants, retail sales,
team and facility administration offices, sports team practice facilities, media/broadcasting
functions and other support facilities, and may include below-grade or podium parking
facilities.

Event Center Project:
A mixed-use project located on Blocks 29-32 that includes an Event Center.

Facade:
Exterior walls of a building which are adjacent to or front on a street, mid-block walkway,

park, or plaza.

Floor Area, Gross
The sum of the gross areas of the several floors of a building or buildings, measured from
the exterior faces of exterior walls or from the centetlines of walls separating two buildings.
Where columns are outside and separated from an exterior wall (curtain wall) which encloses
the building space or are otherwise so arranged that the curtain wall is cleatly separate from
the structural members, the exterior face of the curtain wall shall be the line of measure-
ment, and the area of the columns themselves at each floor shall also be counted.

A Except as specifically excluded in this definition, “gross floor area” shall include,

although not be limited to, the following:

1 Basement and cellar space, including tenants’ storage areas and all other space
except that used only for storage or services necessary to the operation or main-
tenance of the building itself;

2 Elevator shafts, stairwells, exit enclosures and smokeproof enclosutes, at each
floot;

3 Floor space in penthouses except as specifically excluded in this definition;

4 Attic space (whether or not a floor has been laid) capable of being made into
habitable space;

5  Floor space in balconies or mezzanines in the interior of the building;

6 Floor space in open or roofed porches, arcades or exterior balconies, if such
porch, arcade or balcony is located above the ground floor or first floor of occu-
pancy above basement or garage and is used as the primary access to the interior
space it serves;

7 Floor space in accessory buildings, except for floor spaces used for accessory off-
street parking or loading spaces as described herein, and driveways and maneu-
vering areas incidental thereto; and

8  Any other floor space not specifically excluded in this definition.

B “Gross floor area” shall not include the following:

1 Basement and cellar space used only for storage or services necessary to the
operation or maintenance of the building itself;

2 Attic space not capable of being made into habitable space;

3 Elevator or stair penthouses, accessory water tanks or cooling towers, and other
mechanical equipment, appurtenances and areas necessaty to the operation ot
maintenance of the building itself, if located at the top of the building or sepa-
rated therefrom only by other space not included in the gross floor area;

Mission Bay Design for Development - South Definition of Terms n



Mechanical equipment, appurtenances and areas, necessary to the operation

or maintenance of the building itself (i) if located at an intermediate stoty of
the building and forming a complete floor level; or (i) if located on a number
of intermediate stories occupying less than a full floor level, provided that the
mechanical equipment, appurtenances and areas are permanently separated from
occupied floor areas and in aggregate area do not exceed the area of an average
floor as determined by the Redevelopment Agency

Outside stairs to the first floor of occupancy at the face of the building which
the stairs serve, or fire escapes;

Floor space used for accessory off-street parking and loading spaces and drive-
ways and maneuvering areas incidental thereto;

Arcades, plazas, walkways, porches, breezeways, porticos and similar features
(whether roofed or not), at or near street level, accessible to the general public
and not substantially enclosed by exterior walls; and accessways to public transit
lines, if open for use by the general public; all exclusive of areas devoted to sales,

service, display, and other activities other than movement of persons;

Balconies, porches, roof decks, terraces, courts and similar features, except those

used for primary access as described in Paragraph (a)(6) above, provided that:

a  If more than 70 percent of the perimeter of such an area is enclosed,
either by building walls (exclusive of a railing or parapet not more than
three feet eight inches high) or by such walls and interior lot lines, and the
clear space is less than 15 feet in either dimension, the area shall not be
excluded from gross floor area unless it is fully open to the sky (except for
roof eaves, cornices or belt courses which project not more than two feet
from the face of the building wall).

b If more than 70 petcent of the perimeter of such an area is enclosed,
either by building walls (exclusive of a railing or parapet not more than
three feet eight inches high), or by such walls and interior lot lines, and
the clear space is 15 feet ot more in both dimensions, (1) the ared shall be
excluded from gross floor area if it is fully open to the sky (except for roof
eaves, cornices ot belt courses which project no more than two feet from
the face of the building wall), and (2) the area may have roofed areas along
its perimeter which are also excluded from gross floor area if the minimum
clear open space between any such roof and the opposite wall or roof
(whichever is closer) is maintained at 15 feet (with the above exceptions)
and the roofed area does not exceed 10 feet in depth; (3) in addition, when
the clear open area exceeds 625 square feet, a canopy, gazebo, or similar
roofed structure without walls may cover up to 10 percent of such open
space without being counted as gross floor atea.

¢ If, however, 70 percent or less of the perimetet of such an area is enclosed
by building walls (exclusive of a railing or parapet not more than three feet
eight inches high) or by such walls and intetior lot lines, and the open side
or sides face on a yard, street or court whose dimensions satisfy the require-
ments of this Code and all other applicable codes for instances in which
required windows face upon such yatd, street or court, the area may be
roofed to the extent permitted by such codes in instances in which required
windows are involved;
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. DEFINITION OF TERMS

9  On lower, nonresidential floors, elevator shafts and other life-suppott systems
serving exclusively the residential uses on the upper floots of a building;

10 One-third of that portion of a window bay conforming to the requirements of
Section 136(d)(2) of the San Francisco Planning Code (in effect as of the adop-
tion of the Design for Development) which extends beyond the plane formed by
the face of the facade on either side of the bay but not to exceed seven square
feet per bay window as measured at each floot;

11 Ground floor area devoted to building or pedestrian circulation and building ser-
vice;

12 Space devoted to personal services, restaurants, and retail sales of goods intend-
ed to meet the convenience shopping and service needs of workers and residents,
not to exceed 5,000 occupied square feet per use and, in total, not to exceed 75
percent of the area of the ground floor of the building plus the ground level,
on-site open space.

13 An interior space provided as an open space feature in accordance with the
requirements herein;

14 Floor area devoted to child care facilities provided that:

a  Allowable indoor space is no more or no less than 3,000 square feet and no
more than 6,000 squate feet, and
The facilities are made available rent free, and

¢ Adequate outdoor space is provided adjacent, ot easily accessible, to the
facility. Spaces such as atriums, rooftops ot public parks may be used if they
meet licensing requirements for child care facilities, and

d  The space is used for child care for the life of the building as long as there
is a demonstrated need. No change in use shall occur without a finding by
the Redevelopment Agency that there is a lack of need for child care and
that the space will be used for a facility described herein dealing with cul-
tural, educational, recreational, religious, or social service facilities;

15 Floor area permanently devoted to cultural, educational, recreational, religious ot
social service facilities available to the general public at no cost or at a fee cover-
ing actual operating expenses, provided that such facilities are:

a  Owned and operated by a nonprofit corporation ot institution, or

b Are made available rent free for occupancy only by nonprofit corporations
or institutions for such functions. Building area subject to this subsection
shall be counted as occupied floor area, except as provided herein, for the
purpose of calculating the off-street parking and freight loading require-
ments for the project;

¢ For the purpose of calculating the off-street parking and freight loading
requirement for the project, building area subject to this subsection shall be
counted as occupied floor area, except as provided herein.

Fioor Area, Leasable:
Leasable Floor Area means Floor Rentable Area, as defined and calculated in the 1996

Building Owners Management Association International publication, “Standard Method For
Measutring Floor Area in Office Buildings.”

Mission Bay Design for Development - South Definition of Terms 13



Floor Area, Occupied:

Floor area devoted to, or capable of being devoted to, a principal or conditional use and
its accessory uses. For purposes of computation, “occupied floor area” shall consist of the
gross floor area, as defined herein, minus the following:

a Nonaccessory parking and loading spaces and driveways, and maneuveting areas inci-
dental thereto;

b Exterior walls of the building;

¢ Mechanical equipment, appurtenances and areas, necessary to the operation or mainte-
nance of the building itself, wherever located in the building;

d Restrooms, and space for storage and services necessary to the operation and mainte-
nance of the building itself, wherever located in the building;

e Space in a retail store for store management, show windows and dressing rooms, and
for incidental repairs, processing, packaging and stockroom stotage of merchandise
for sale on the premises; and

f Incidental storage space for the convenience of tenants.

Floor Area Ratio:

The ratio of the gross floor area of buildings to the developable land area measured for
Commercial Industrial, Commercial Industrial/Retail, and Retail areas as described in the
Redevelopment Plan. In cases in which portions of the gross floor area of a building project
horizontally beyond the lot lines, all such projecting gross floor area shall also be included in
determining the floor area ratio. If the height per story of a building, when all the stories
are added together, exceeds an average of 18 feet, then additional gross floor area shall be
counted in determining the floor area ratio of the building, equal to the average gross floot
area of one additional story for each 18 feet or fraction thereof by which the total building
height exceeds the number of stoties times 18 feet; except that such additional gross floor
area shall not be counted in the case of live/work units or a church, theater or other place of
public assembly.

Frontage:
Building width along a street, patk, or plaza.

Live/Work Unit:
A building or portion of a building combining residential living space with an integrated
work space principally used by one or more of the residents. Live/Work Units are subject to

the same land use controls as Dwelling Units.

Lot:

A block, or subdivision thereof, that is under one ownership.

Marquee:

A permanent roofed structure attached to and supported entirely by a building; including any
object or decoration attached to or part of said marquee; no part of which shall be used for
occupancy or storage; with the purpose of providing protection from sun and rain or embel-
lishment of the facade; as further regulated in Sections 414 and 4506 of the San Francisco
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. DEFINITION OF TERMS

Building Code (in effect as of the adoption of this Design for Development).

Massing:
The exterior shape of a building or structure.

Mid-block Lane:
A pedestrian-oriented walkway through a development project.

Midrise Height:
The second tier in the overall height of buildings within the Plan Area as prescribed in the
Plan Area Height Zone Charts and Diagrams.

Modulation:
Major variations in the massing, height, or setback of a building.

Neighborhood-Serving Retail:
Retail uses providing goods and services to a population within the immediate neighborhood.
Also referred to as “local-serving” retail in the Redevelopment Plan.

Parcel:
Same as lot.

Parking:
A parking facility serving uses located on either parcels or blocks occupied by said facility or
on other parcels or blocks.

Plan Dimensions:

The linear horizontal dimensions of a building or structure, at a given level, between the
outside surfaces of its exterior walls. The “length” of a building or structure is the greatest
plan dimension parallel to an exterior wall or walls, and is equivalent to the horizontal dimen-
sion of the corresponding elevation of the building or structure at that level. The “diagonal
dimension” of a building or structure is the plan dimension between the two most separated
points on the extetior walls.

Principal Facades:
Exterior walls of a building which are adjacent to or front on a public street, park or plaza.

Setback:
The area between the edge of a building and the property line.

Story:

That portion of a building, except a mezzanine as defined in the San Francisco Building
Code (in effect as of the adoption of this Design for Development), included between the
surface of any floor and the surface of the next floor above it, or if there is no floor above
it, then the space between the surface of the floor and the ceiling next above it.

" Mission Bay Design for Development - South Definition of Terms 15



16

Story, Ground:
The lowest story of a building, other than a basement or cellar as defined in the San
Francisco Building Code (in effect as of the adoption of this Design for Development).

Street:
A right-of-way permanently dedicated to common and general use by the public, as described
in the Plan Area Project Boundary, Development Block and Street Grid Maps.

Streetwall:
Continuous facade of buildings generally built along the property line facing a street or open
space.

Structure:
Anything constructed or erected which requires fixed location on the ground or attachment
to something having fixed location on the ground.

Tower Base:
Term used within the Height Zone standards to desctibe the portion of a building below the
tower height as defined herein.

Tower Height:

That portion of any building, except for an Event Center, with height above 90 feet.

Vara Block:

San Francisco’s historic city block measuring 275 feet (100 Varas) by 412.5 feet (150 Varas).
A Vara is an eatly Spanish unit of measure equal to 2.75 feet. The Vara block is used within
Mission Bay as an extension of the City’s historic urban fabric.
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[11. DESIGN STANDARDS

Introduction:

The Design Standards contained in this document are mandatory provisions that will govern
the development of the Plan Area unless a variance is obtained. They regulate areas such as
land use, height, bulk, setbacks, coverage, streetwalls, view cortidors, open areas, parking/
loading and access. The Agency may, in its discretion, grant variances to the design standards
contained in this Design for Development where the enfotcement would otherwise constitute
an unreasonable limitation beyond the intent and purpose of the Design for Development
and the Redevelopment Plan and is consistent with the public health, safety and welfare.

Design Standards for the Plan Area are described herein. For informational purposes, a Land

Use Map is provided on the following page. Land uses are described in the Redevelopment
Plan.
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Land Use Plan

NN |

Map for Identification Purposes Only.
Specific Roadway Locations and
Alignments May Vary.

OPEN SPACE

MISSION BAY RESIDENTIAL
(Mixed use including
neighborhood serving Retail)

E]|E
[EIlE

HOTEL
(Mixed use including Retail}

COMMERCIAL INDUSTRIAL
(Mixed use including
nelghborhood serving Retail)

PUBLIC FACILITIES
(8chool, Police, Fire, Rail
and Area below Freaway)

COMMERCIAL INDUSTRIAL.
& RETAIL

0 300 -
1 N

Map 2

Maximum Development

The maximum development program that has been established fot the Plan Area is outlined
in the Redevelopment Plan.
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[11. DESIGN STANDARDS

Plan Boundary,
Development Block and
Street Grid Map

i M.ap for Identification Pu}pbéeé O.nAly:
Specific Roadway Locations and
Alignments May Vary.

~Z=> Public Right of Way / May be Pedesirian or Vehicular

Map 3
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Height

For the purposes of establishing height limits within the Plan Area, Height Zones ate estab-
lished as generally illustrated on the Height Zone Chart and Height Zone Diagram included
herein. Refer to Definition of Terms section for “Building Height” and “Developable Area.”
The percentage of Developable Area at a specified height is calculated for the entire develop-
able area within a height zone, not on a block by block basis.

> -
> S/ \\

/

e

o~
//,’/ ;> \¢
/ /

S & »,/\\_ /
/ 7N\

. Sixteenth S

Map for Identification Purposes Only.
Specific Roadway Locations and
Alignments May Vary.

| |

Buildings within 100’ of freeway on 7 Buildings Buildings within area not Buildingsto
E blocks 40, 41, 42, 43 - minimum 60% of /// within area @ to freeway height W be minimum
7

—, Mariposa Street

i

¥ ot e B0+ el 555

!

LI L 11 1. -

freeway frontage length not to exceed not to exceed (including any 20" high with a
freeway height (including any projections 90'in height projections above the minimum
above the building height). See freeway except foran building height). See depth of 20",
guidelines. EventCenter freeway guidelines.

on Blocks 29-

32 notto

exceed 135'in

height.

Map 4
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DESIGN STANDARDS

area

tures is limited to 25% of the roof area.

Base Height 65' 65' 65' 90’ (Event Center 135') 90 90 90
% of develop- 75% 80% 80% 93% 90% 90% 85% 89%
able area at
base height
Midrise Height || 90' 90' 90' NA NA NA NA
% & sq. ft. of 10%(41,818 | 13% 13% (28,824 sq. NA NA NA NA
developable sq. ft. of de- (89,246 sq. | ft. of develop.
area with velop. area) ft. of devel- | area)
midrise height op. area)
max.
Tower Height 160' 160' 160' 160’ 160" 160 160"
% & sq. ft. of 15% (62,726 | 7% (48,055 | 7% (15,520 sq. ft. 7%-(65,954-s¢-ft—of develop-area) 10%(42,427 | 15% (82,720 sq. | 11%
developable sq. ft. of de- sq. ft. of of develop. area) 10% (94,220 sq. ft. of develop. area) sq. ft. of ft. of develop. (21,006 sq.
area with tower || velop. area) | develop. develop. area) ft. of devel-
height max. area) area) op. area)
Maximum *6 6 2 @ 4, 2 of which must be on Blocks 29 or 31. 2 4 1
number of
towers at max.
bulk and height
Location NA NA No towers on par- No towers on parcels 262,28, 30, 32, 34 & X4 Buildings above | NA
cels 9a and 10a. height of freeway
Max. 50' average in limited loca-
on Bayfront to a tions (see map).
depth of 20' on Tower on parcel
each block. 43 limited to SE
corner.
Corners Except for 16th Street and Third Street, no intersection to allow more than 2 towers within 50' of corner.
Tower Sepa- Minimum 125' when located on the same block. Minimum 100' when located on the same block, and a minimum | Min 200' or sep- NA
ration Exceptions considered for slim/multiple tower of 40' between a tower and an Event Center. arated by 16th
designs with Agency approval, subject to further Street.
shadow and visual analysis (see Fig. 6)
Orientation Tower width along 3rd street not to exceed 160’
Rooftop For the purposes of height measurement, rooftop || NA
Recreation/ recreation structures are exempted, provided that
Community the total height measured from the top of roof
Structures does not exceed 16' in height, including mechani-
cal appurtenances, and their use is strictly limited
to community recreation.
% of total roof Total area of rooftop recreation/community struc- NA

Mechanical Mechanical equipment and appurtenances necessary to the operation or maintenance of the building or structure itself, including chimneys, ventila-
Equipment tors, plumbing vent stacks, cooling towers, water tanks, panels or devices for the collection of solar or wind energy, elevator, stair and mechanical
penthouses, skylights, and window-washing equipment, together with visual screening for any such features are exempt from the height restriction. This
exemption shall be limited to the top 10’ of such features where the height limit is 65’ or less, and 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’.
Note:

Method of Measurement: Refer to Definition of Terms section for “Building Height” and “Developable Area” for method of measurement and exemptions from height limits.
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These diagrams are intended to illustrate the Base, Midrise, and Tower concepts:

RESIDENTIAL DISTRICTS
HEIGHT DIAGRAM
HEIGHT ZONES 2, 3, 4

TOWER HEIGHT
MAXIMUM 160°

BASE HEIGHT o
MAXIMUM 65’ |

MID-RISE HEIGHT
MAXIMUM 90’

Fig. 1

COMMERCIAL INDUSTRIAL
DisTrRICTS HEIGHT DIAGRAM
HEIGHT ZONES 5, 6, 7 & 8

""" TOWER HEIGHT
MAXIMUM 160’

BASE HEIGHT | . '
MAXIMUM 90!

Fig. 2
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11, DESIGN STANDARDS

These diagrams are intended to illustrate the Height Standards.

Maximum
2 Towers

N\

Corners

Maximum 160’

%,
%,
{/.@
S#

Tower Location on Third Street

Fig. 3

Fig. 4

HZ 5 and 6 Minimum 100’

HZ 7 Minimum 200
S ———

Commercial Tower Separation

Minimum 125’

Residential Tower Separation

Fig. 5

Mechanical
Equipment :

Height (excludes rooftop
mechanical equipment)

Measuring Building Height - Flat Roof

) I

Fig. 6

(Average Height of Rise)

Height

Fig. 7

Mission Bay Design for Development - South

Measuring Building Height - Pitched or
Stepped Roof

Fig. 8

Design Standards 25



Bulk

Bulk standards control the length and width of towers to preserve light and air and prevent
construction of massive buildings which block views and generally disrupt the character of
the city.

Bulk controls shall apply as follows:

Residential/Hotel Commercial Industrial
Height Zones HZ-2 HZ-3 HZ-4 HZ-5 HzZ-6 HzZ-7 HZ-8
Bulk (above 90') Max. residential plan diagonal 190' Max. plan length 200’
Max. residential plan length 160’ Max. floor plate 20,000 sq. ft.
Max res. floor plate 17,000 sq. ft. For an Event Center: Max. diagonal plan dimension 600’

Max. hotel plan length 200’
Max. hotel floor plate, 20,000 sq. ft.

These diagrams are intended to illustrate the bulk concepts:

MAX. PLAN

/\ | DIMENSION
90" 'if 90’

. Up to 90’ Height

90’ to 160’ Height

Fig. 9 Bulk
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[11. DESIGN STANDARDS

Setbacks

Setbacks are required to provide space for certain pedestrian and bike path links and for

connection of major open spaces. Setbacks shall be generally as indicated in the Setbacks
Diagram and Setbacks Chart included herein. These setbacks are in addition to specified
sidewalk widths on these streets and may be used for paved pathways and landscaping as

appropriate.
R (e d O1l€ O B d U
etba
Required 5' setback on west side: lof Third Street from one block south of the Channel to Mariposa Street.
Setbacks 5' setback on east side from Mission Rock to Mariposa Street.
NA 20' setback on north side of 16th Street from Terry Francois to Owens.

20’ setback on east side of Owens from 16th to the Commons. 20’ setback on north side of
Mariposa from Terry Francois to Owens Street.

The Event Center shall be permitted to encroach within the required setback on the north side
of 16th Street between Terry Francois Boulevard and Third Street as long as a minimum aver-
age of 20’ is provided along that frontage.

Required Se /tslsfg////\v
// / Vb

Map for Identification Purposes
Only.

Specific Roadway Locations and

Alignments May Vary.

e Setback (not to scale)
Map 5
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