
March 27, 2023 

King Street Properties 
800 Boylston Street, Suite 2400 
Boston, MA 02199 

ATTN:  Eric Jacobs, eric@gbasf.com 

RE: Approval of Schematic Design and Minor Modifications to Pier 70 Parcel A 

Dear Eric, 

Thank you for your submittal of the vertical improvement design of Parcel A. Pursuant to Planning Code 
Section 249.79(l), the Planning Department has reviewed the vertical improvement design and finds it consistent 
with the requirements of Section 249.79 and the Design for Development document. The Planning Department 
has completed review and hereby approves the vertical improvement design as detailed in the staff report dated 
March 16, 2023.  

The Design Review Application includes a request for minor modifications from the following Design for 
Development Standards, as detailed in the staff report: 

• 5.6.2: Shared Egress.
• 5.6.7: Access Locations.
• 6.8.2: Ground Floor Transparency.
• 6.9.4: Façade Rhythm.
• 6.11.1: Mechanical Screening.

The minor modifications are approved as requested. Any significant modification to the approved 
schematic design will require submittal of a new schematic design application to the Planning Department. 

APPROVED DATE 

_____________________________________ _________________________ 
Richard Hillis 
Planning Director 
San Francisco Planning Department 

March 27, 2023



MEMO TO THE PLANNING Director 
March 16, 2023 

Case Number:   
Project Address: 
Zoning: 

Block/Lot: 

2014-001272PHA-03 
Pier 70 Mixed-Use Project Parcel A 
P70-MU (Pier 70 Mixed Use) 
Pier 70 Special Use District 
90-X Height and Bulk District 

Pier 70 Parcel A 
Project Sponsor: King Street Properties 

800 Boylston Street, Suite 2400 
Boston, MA 02199 

Staff Contact: Monica Giacomucci – (628) 652-7414 
Monica.Giacomucci@sfgov.org 
Ryan Wassum – (415) 274-0637 
Ryan.Wassum@sfport.com   

Recommendation: Approve the Schematic Design and Minor Modifications 

Background 
Planning Code Section 249.79(k) details the administrative review process for vertical improvements at the Pier 70 
Mixed Use Project. Under the administrative review process, schematic designs of vertical improvements 
proposed at the site are reviewed by Planning Department and Port staff for completeness and consistency with 
the Design for Development (D4D) document. Upon a determination of completeness (or deemed completeness), 
staff shall conduct design review and prepare a staff report determining compliance of the Vertical Improvement 
with Section 249.79 and the D4D, including a recommendation regarding any modifications sought. Within 20-
days of delivery and posting of this staff report, the Planning Director shall approve or disapprove the Vertical 
Improvement design and any Minor Modifications based on its compliance with this Section 249.79 and the D4D 
and recommendations of the staff report. 

This memo serves as the staff report required under Section 249.79 and details the completeness and consistency 
of the schematic building designs for Parcel A, which was submitted to the Port of San Francisco for review on 
October 11, 2022 and updated and resubmitted on January 13, 2023.  

mailto:Monica.Giacomucci@sfgov.org
mailto:Ryan.Wassum@sfport.com
https://sfport.com/pier-70-area
https://sfport.com/pier-70-area
https://citypln-m-extnl.sfgov.org/SharedLinks.aspx?accesskey=4173f4d3f018ce3f711342f0b84866bcfefe111d354980b0084da9f4eb8d159b&VaultGUID=A4A7DACD-B0DC-4322-BD29-F6F07103C6E0
http://library.amlegal.com/nxt/gateway.dll/California/planning/article2usedistricts?f=templates$fn=default.htm$3.0$vid=amlegal:sanfrancisco_ca$anc=JD_249.79


Memo to Planning Director 
March 16, 2023 

Case No. 2014-001272PHA-03 
Pier 70-Parcel A 

2 

Prior Project Proposal 
Parcel A was previously reviewed as a six-story, 90-foot tall, 364,415 square foot non-residential building with 
retail sales and service uses located at the ground floor.  This prior design by Grimshaw and DES Architects was 
approved by Planning Director Richard Hillis on January 31, 2022.  After the approval of the schematic design by 
the former sponsor (Brookfield), King Street Properties (an affiliate of Brookfield) elected to pursue the 
alternative design described in this report that is more suitable to life sciences. 

Current Project Proposal 
Parcel A is proposed to be developed with a six story, 90-foot tall, approximately 338,714 square foot office 
building with retail sales and services uses located at the ground floor and one level of subterranean vehicular 
parking.  The project requests five minor modifications to the requirements of the Design for Development (D4D) 
document, which is detailed below.  A plan check sheet detailing consistency with the D4D and a reduced set of 
plans are attached to this report. 

Additionally, the project sponsor has conducted outreach events with interested parties to solicit feedback on 
the proposed design for Parcel A.  This outreach included attendance of a Southern Advisory Committee (SAC) 
meeting on February 22, 2023 and presentation of the proposed design.  The proposed design was well received, 
with the exception of the following feedback from several SAC members: 

1. Northern Elevation: Consider breaking up and/or texturing the horizontal cornice line above the base of
the building at the 35’ height reference to better correlate with the design of the adjacent historic
Building 113.

Staff has recommended a Condition of Approval to direct the sponsor to continue to work with staff to
accentuate and refine the cornice line above the base of the building to better correlate with the design of
the adjacent historic Building 113, prior to submittal of building permits (specifically the architectural
addendum).

2. Western Elevation: In combining heavy and light elements and materials from existing Pier 70
architecture, the upper portion of the building above the glass curtain wall appears to make the building
feel heavy on top.  Consider bringing the metal piers all the way down to the terrace so the building feels
less top heavy and more balanced.

The design team has evaluated this comment and cannot redesign the portion of this building because the
added transparency greatly strengthens the dimensional height reference to the adjacent historic
structures (required under D4D Standard 6.15) and breaks an otherwise long façade into more than one
zone.  Additionally, the added transparency benefits the interior space adjacent to the rooftop terraces.
After consideration of the design team’s analysis, staff concurs with their design assessment and finds the
elevation as designed in compliance with the D4D requirements and further design changes would be 
unwarranted.

http://www.sf-planning.org/info
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Further, over the course of review, the schematic design has been amended to clarify consistency with Section 
249.79 and the requirements of the D4D.  In conducting design review of the proposed vertical improvement, 
staff has found the proposed building to be in general compliance with Section 249.79 and the requirements of 
the D4D.  

Required Minor Modifications 
The project requests the following minor modifications to the standards and guidelines of the Design for 
Development: 

1. Guideline 5.6.2: Shared Egress
Off-street loading entrances and exits should be combined with garage parking entries wherever
reasonable and feasible along the same block frontage.

The proposed Project provides intentional separation between the garage entry and loading doors.  The
separation accommodates an angled loading dock which ensures trucks have enough maneuvering space
within the narrow width of Louisiana Street.  It also provides needed separation for a number of vital
mechanical intake/exhaust locations along the façade.  Providing separation between the vehicle parking
ramp and the loading/trash area will alleviate conflict and provide a safer condition for both the occupant
and operations vehicles.

2. Standard 5.6.7: Access Locations
The distance of entry and exit points for garages, accessory parking, and off-street loading shall be at
least 60 feet from the corner of an intersection (as measured from the parcel line).

The proposed Project locates the loading dock access entry approximately 58 feet north of the property line 
at the corner of 21st Street and Louisiana Street.  This is within 10% of the D4D standard of 60 feet.  The
location of the loading dock accommodates a number of logistical factors; it lessens opportunity for
conflict with the parking garage entry, it ensures no/minimal regrading by meeting the sloping grade of
the site and provides a truck maneuvering path with minimal impact to surrounding street traffic.

3. Standard 6.8.2: Ground Floor Transparency
The ground floor façade shall have a minimum of 60 percent transparency applicable to all non-
residential uses, excluding frontage dedicated to parking and loading access, building egress, and
mechanical and core systems.  Transparent areas shall have a maximum sill height of three feet from
sidewalk grade.

In order to comply, the majority of glazed areas shall be unobstructed by solid window coverings or
other features that impede visibility from the public realm into the interior of the ground floor of the
building.  Minimal window signs, textures, patterns, or other features used for display and
communication shall be permitted.

Darkly tinted or highly mirrored glass is prohibited on the ground floor.

The proposed Project requests a modification from the Sill Height requirement.  Specifically, it is

http://www.sf-planning.org/info
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anticipated that Level 1 will need to be raised slightly higher than three feet above the lowest point at back 
of sidewalk to ensure compliance with Sea Level Rise protection measures.  The maximum sill height will 
not rise more than three feet four inches above the sidewalk, which represents an overall deviation of less 
than 10% from the three-foot requirement. 

4. Standard 6.9.4: Façade Rhythm
All new construction buildings with façade lengths greater than 200 feet along a side shall use vertical
façade articulation at maximum 30-foot intervals on center to create a finer grain façade.  Articulation
may be achieved through expressed bay structure, fenestration, articulation, or material differentiation.
The vertical rhythm shall be perceptible from the street.

The project proposes a typical 33’ foot interval (aligning with structural bays), representing a 10% deviance
from the D4D standard of 30’.  The additional width of each module is necessary for programmatic
functions of the proposed lab use.  Additionally, the 33’ rhythm is widened intentionally at the two main
building entries to make them more visually prominent at grade and enhance the indoor-outdoor
connection.  The glazed area of each entry portal is within the 33’ module, allowing for compatibility with
the overall rhythm of the building and prominence and transparency at the building entrances.  The
structural system is expressed on the exterior of the building through faceted board-formed concrete piers
which are aligned with the building column grid spacing, thereby representing the structural system in the 
spirit of this D4D standard.

5. Standard 6.11.1: Mechanical Screening
For all new construction, rooftop equipment shall step-back at a minimum ratio of 1.2 feet in a
horizontal dimension, from the exterior building wall facing a public ROW, for every foot above the
maximum height limit of the building, and shall be screened with architectural or landscaped materials
harmonious with the building’s material, color, and scale.  The screen shall be at least equal in height to
the mechanical elements that it screens.

In review of the D4D standard, the Planning Department finds that it applies to rooftop equipment, and
that exhaust stacks extending above such equipment may exceed this limit if the nature of the exhausted
material requires such measure for the operation of the building and for human health and safety.  The
proposed design includes exhaust stack terminations that extend above the level of the rooftop screening.
Industry best practices and standards recommend that these exhaust terminations extend above the roof
screen for the operation of the building.

Required Director’s Action 
For the project to proceed, the Planning Director must approve the Vertical Improvement design and any Minor 
Modifications based on the Project’s compliance with Section 249.79, the D4D, and recommendations of this 
staff report. 

http://www.sf-planning.org/info
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Basis For Recommendation 
• The project is compliant with Section 249.79 of the Planning Code.

• The project is compliant with the requirements of the Design for Development (D4D) document, except for
Guideline 5.6.2 and Standards 5.6.7, 6.8.2, 6.9.4, and 6.11.1, to which minor modifications are requested.

• The project has been reviewed by interested neighborhood groups and only minor design-related
modifications were requested.

• Additional design refinement can be accomplished through Conditions of Approval for the project.

Recommendation: Approve the Schematic Design and Minor Modifications 

Attachments: 

Exhibit A - Conditions of Approval 
Parcel A Conformance Checklist  
Parcel A Plans 

http://www.sf-planning.org/info
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Exhibit A: 
Conditions of Approval 

Design – Compliance at Plan Stage 
1. Port Building Permit Submittal. Prior to submittal of Port Building Permits, the project sponsor shall

continue to work with staff on the design, with specific reference to the cornice line above the architectural
base of the building.  The cornice line should be accentuated and refined to better correlate with the design
of the adjacent historic Building 113.

2. Final Materials. The Project Sponsor shall continue to work with Planning Department and Port Planning on
the building design. Final materials, glazing, color, texture, landscaping, and detailing shall be subject to
Department staff and Port Planning review and approval.  The architectural addenda shall be reviewed and
approved by the Planning Department prior to issuance.  Prior to the issuance of the Port Building Permit, the 
Project Sponsor shall provide final architectural plans to Planning Department so that they may consult with
Port staff regarding Planning staff’s recommendations, including but not limited to any refinements to the
cornice line above the architectural base of the building.

For information about compliance, contact the Case Planner, Planning Department at 628.652.7414,
www.sfplanning.org

3. Signage. All signage on the development lot shall comply with the Master Sign Program for the Pier 70 site.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, www.sf-
planning.org

4. Landscape Plan. Project must comply with SF Environment Code Section 700. Section 704(d)(3) requires
Municipal Construction Projects, which includes all projects on Port property, to follow the City and County of 
San Francisco’s Biodiversity Guidelines as further specified in the Port of San Francisco’s Biodiversity Design
Criteria. Compliance must be documented in the permit addendum inclusive of landscape drawings for
review by Port staff.

For information about compliance, contact the Case Planner, Planning Department at 415-558-6378, www.sf-
planning.org

http://www.sf-planning.org/info
http://www.sfplanning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
http://www.sf-planning.org/
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