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1.1 GENERAL INFORMATION

The India Basin Shoreline area of San Francisco is in great need of physical improvement. The
significantly underutilized waterfront area has remarkable potential to maximize social and
economic conditions for its residents. The India Basin Shoreline area is an ideal location for a mix
of housing, retail, commercial, and light industrial uses to serve the local community. The objective
of this plan is to preserve the breathtaking views of the bay and downtown skyline as well as its
local character, while creating new opportunities for the surrounding community (see Figure 1-1
and 1-2). Existing businesses and other active neighborhood organizations will be essential in the
revitalization of this area and pivotal in demonstrating to others that the India Basin Shoreline has
a bright future ahead. The revival of India Basin Shoreline is a critical link in a series of closely
related City-sponsored initiatives that will transform this long neglected area of the city.

Vision

1 — Respect the goals of the local community and San Francisco’s architectural styles, embrace the
historic maritime culture, and preserve significant landmarks.

2 — Provide a healthy balance of housing, jobs, and open space for the local community, while
protecting current community assets, such as vistas and access to the bay.

3 —Improve streetscape, pedestrian and bike access, and connect the Bay Trail, all while encouraging
cultural and social interaction.

4 — Allow opportunities for community and economic development by designing strategic
compatible land uses in addition to integrating new industry such as Research and Development.

Proposed Design For Development: Alternative #1 7

Figure 1-1. India Basin Shoreline looking toward the PG&E Plant demolition.

Figure 1-2. India Basin Shoreline from the PG&E site looking toward
the proposed redevelopment area.
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Chapter 1 Introduction

1.2 HISTORY

In the late 19th century, India Basin Shoreline was inhabited by a multi-ethnic community
primarily dedicated to shipbuilding and a maritime industry (see Figure 1-3). The construction
of the California Dry Dock Company on the eastern tip of the Hunters Point peninsula in 1866
(see Figure 1-4) set the stage for the development of the maritime industry in the area (PAC,
2002). The dry dock was the first of its calibur in the Pacific Coast.

“That it is the largest dock in the United States ... it is equal to any in the world, not only in point of size, but in all its
appliances and that it can dock a ship as speedily as it can be done anywhere ... All large vessels in the Pacific waters
must come here for repairs and, besides the trade which it brings us, our reputation for commercial enterprise will be
established wherever a vessel finds a harbor.” (San Francisco Chronicle, November 1868)

Figure 1-3. Hunters Point along the shoreline, 1866.

Figure 1-4. Hunters Point Dry Dock, 1867.

Proposed Design For Development: Alternative #1 8 June 2008
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During World War 11, the U.S. Navy purchased Hunters Point Shipyard, which influenced the area
drastically. The U.S. Navy brought many jobs to the area and created housing for their workers.
This marked the beginning of the working class moving into the area (see Figure 1-5).

Post-WWII, the Navy Shipyard sold the housing units to the San Francisco Housing Authority
(SFHA). The SFHA converted this housing stock into affordable and public housing, which
allowed many lower income residents to move into this area (see Figure 1-6). Since the end of
World War II, India Basin has withstood major demographic changes, economic dislocation,
riots, and most recently, gentrification. Currently, the demographic characteristics consist mainly
of African American, but also include Asian/Pacific Islanders, and Latino communities.

Figure 1-5. Four aircraft carriers at Hunters Point Naval Shipyard, July 3, 1947.

Proposed Design For Development: Alternative #1 9 June 2008



Figure 1-6. Public housing along Innes Avenue.

Proposed Design For Development: Alternative #1

The Bayview Hunters Point area has been the locus of some of the city’s most noxious and
unhealthy heavy industries, including steel manufacturing, ship repair, junk yards, and auto-
wrecking (see Figure 1-7). While these industries are integral to the area’s economic base

and an important source of employment, many were established prior to modern land use,
coastal, and environmental regulations. This lack of regulation has created negative health and
environmental impacts.

Figure 1-7. India Basin Shoreline marina stacked with steel beams.

10 June 2008
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Figure 2-1. Photo of new condominiums on Innes Avenue.

Figure 2-2. Recycling facility across from India Basin Shoreline.

Figure 2-3. Staircases connection to public housing projects.

Proposed Design For Development: Alternative #1

Site Inventory & Analysis

2.1 EXISTING CONDITIONS

Presently, India Basin Shorline consists of approximately 70 acres of land slated for redevlopment.
There are a wide range of land uses and minimal services that need to be expanded. Infrastructure is
in a state of deterioration and needs repair. The area is also isolated from public transportation and
needs imporved access to and from the area. Section 2.1 will elabortate on the issues mentioned
above.

2.1.1 EXISTING LAND USE
Residential: two new 40 foot high condominium buildings; other housing (see Figure 2-1)

Industrial: former PG&E power plant, artist studio warehouses
Commercial: Literacy for Environmental Justice, Southeast Health Clinic
Retail: liquor store

Parks and Open Space: India Basin Shoreline Park

2.1.2 NEIGHBORING LAND USE
Residential: three public housing projects (Hunters Point, Westbrook, Hunters Point East),
affordable housing along Innes Avenue (see Figure 2-3)
Former Naval Shipyard: currently used by artists and storage for San Francisco Police Fire
Department Bomb Squad located south of the project site.
Industrial: Port Property Backlands Project and recycling facility to the north (see Figure 2-2)
Parks & Open Space: Heron’s Head Park and wetlands to the north.

2.1.3 CONNECTIONS AND LINKAGES

Arelious Walker Drive: cul-de-sac leading to India Basin Open Space

Innes Avenue: minor arterial street with limited safe crossing (See Figure 2-6)

Hudson Avenue and Earl Streets: Right-of-way (R.O.W.)

Public Transportation: Bus #19 and #44 connect to downtown;Third Street Light Rail
Staircases: Four along Innes Avenue connect to Westbrook Apartments (see Figure 2-3)
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Highway Access: Highway-101, and Interstate-280

Bay Trail: part of partial bike network (no access beyond PG&E site to the northwest,
beyond Earl Avenue R.O.W. at former shipyard to the southwest, or through
private properties)

Non-built Right-of-Ways: Hawes, Evans, Fairfax, Griffith, Davidson, Custer, and Burke

2.1.4 EXISTING PUBLIC FACILITIES

India Basin Shoreline Park (See Figure 2-4)

Bay Trail (incomplete)

Historical land marked cottage (from shipbuilding era) and adjacent donated land

2.1.5 EXISTING SERVICES
Southeast Health Clinic
Health and Environment Resource Center

2.1.6 EXISTING INFRASTRUCTURE
PG&E switch station/transformer (see Figure 2-5)

2.1.7 TRAFFIC AND CIRCULATION: CURRENT STATUS
Walking distances:
1.3 miles: Walking distance from Earl Street to Third Street Light Rail Station
0.6 miles: Walking distance from Jennings Street and Evans Avenue to Third Street Light
Rail Station
Travel Times:
From Innes Avenue to Third Street Light Rail are as follows:
10-15 minute bus ride
20-45 minute walk
5-minute drive

Proposed Design For Development: Alternative #1 15
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Figure 2-4. India Basin Shoreline Park.

Figure 2-5. PG&E switch station/transformer.

Figure 2-6. Intersection of Innes Avenue and Earl Street.
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Figure 2-7. Artist community on Earl Street.

Figure 2-8. Artist community on Innes Avenue and
Hunters Point Boulevard.

Proposed Design For Development: Alternative #1

Site Inventory & Analysis

2.1.8 EXISTING CONDITIONS: CONCLUSION

Overall, the site is not very well-connected to the rest of San Francisco via transportation (see
Figure 2-9). There are buses that run through the area, as well as a bike network, but they are
insufficient compared to many other areas of San Francisco with access to Caltrain or BART
stations that provide faster access to the rest of the city.

Additionally, because there are very few public, health, or retail facilities on-site, residents of this
area have limited access to these services. The site is also not pedestrian-friendly, and the only
connections to the existing residential area are on the other side of a four-lane main road, Innes
Avenue.

Some goals can be set to begin to address these issues. First, retaining the artist community in the
area provides an opportunity to create a unique atmosphere and constructing a plan that works
with the existing community (see Figure 2-7 and 2-8). Second, preserving viewsheds will foster a
sense of place. Third, attracting more local serving commercial and retail uses to the area, such as
coffee shops and grocery stores with fresh produce will encouarage local pedestrian activity. Also
there is an opportunity to clarify non-developed right-of-ways. Some of these right-of-ways bisect
private parcels, which will require negotiation between the SFRA and property owners to create a
Bay Trail connection and other public ammenities.

16 June 2008
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2.2 NATURAL ENVIRONMENT
2.2.1 CLIMATE

The sharp topography and maritime surroundings of San Francisco, combined with the unique
California climate, produce a number of extremely varied microclimates within the city’s 46
square miles. San Francisco’s climate is further modified by the location of the City on the
northern end of the peninsula, surrounded on three sides by the relatively cool waters of the
Pacific Ocean and San Francisco Bay. Summertime in San Francisco is characterized by cool
marine air and persistent coastal stratus and fog, with average maximum temperatures between
60°F and 70°F, and minima between 50°F and 55°F. Winter temperatures in San Francisco are
quite temperate, with highs between 55°F and 60°F and lows in the 45°F to 50°F range (Null,
1978). The main source of wintertime fog in San Francisco is the Great Valley region (Null,
2008).

Spring and fall are transition, cloud-free periods for San Francisco that bring warmer weather.
The hotest days in San Francisco’s hottest days are in September and October when high
pressure builds into the Pacific Northwest and Great Basin, and dry offshore winds replace
the Pacific seabreeze (Pericht, 1988). The westerly winds are channeled through the Golden
Gate and lesser breaks in the high terrain of the Coast Range, reaching a maximum during the
afternoon with typical speeds between 20 and 30 miles per hour (Root, 1960).

2.2.2 MICRO CLIMATE

Microclimates are a conventional way of defining climates in terms of a specific geographic area
(Null, 2002). There are numerous methodologies for defining climates and microclimates. The
Koppen climate system, one such methodology, was developed in the early 20th century and
takes into account the average annual and monthly temperatures and precipitation of an area,
providing five major climatic types.

Most of California and the Bay Area is in the Type C category, defined on the basis of the coldest
month’s average temperature being below 64 degrees fahrenheit and above 27 degrees fahrenheit
with Mediterranean like dry winters and dry summers (Null, 2002).

2.2.3 WIND

In developed areas, buildings about 100 feet or above in height can redirect wind flows around

Proposed Design For Development: Alternative #1 18 June 2008
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buildings and divert winds downward to street level, resulting in increased wind speed at street
level. The extent and magnitude of wind effects caused by new buildings in the area will depend
on the actual design, height, bulk, and placement of each structure in relationship to prevailing
winds, adjacent buildings, streets, and open space areas. (SRRAPD, 2008)

The prevailing winds at the India Basin Shoreline are from west to east year-round (WRCC,
2008). Wind evaluations will be required to analyze the potential for hazardous winds and assess
the need for building redesign, windbreak features, or further detailed wind-tunnel studies of
structures proposed in the future. Figure 2-10 illustrates the dominant wind patterns in the San
Francisco Bay Area.

2.2.4 CLIMATE CHANGE

On October 5, 2006, the San Francisco Bay Conservation and Development Commission
(BCDC) adopted a strategic plan, with a goal of playing “an integral role in developing and
implementing a regional proactive strategy for dealing with global climate change” (BCDC,
2006). Staff then developed maps of the bay and shoreline to illustrate sea-level rise scenarios.
The sea-level rise maps are generally consistent with the projections in the 2006 California
Climate Action Team Report. They illustrate an impact scenario in which sea-level rises one
meter by the year 2100 (BCDC, 2006). Although there are limitations in the geospatial data that
may affect accuracy, the maps reflect accurately the low-lying areas of the shoreline that are
subject to tidal inundation and flooding. However, the maps do not attempt to model sea-level
rise or storm activity, but to illustrate the potential impacts. The maps are based on USGS 2005
Urban Areas digital elevations and National Agriculture Imagery Program 2004 aerials. BCDC
has the authority and responsibility to act on the impacts of seal level rise due to climate change
(BCDC, 2006).

Figure 2-10. Wind patterns in San Francisco Bay Area.

2.2.5 NOISE

The proposed Planning Code amendments will help to alleviate land use conflicts in the
Bayview district by introducing a number of buffering mechanisms. A “light industrial buffer”
zoning designation will apply to certain industrial parcels located in close proximity to existing
residential properties. Heavy manufacturing operations are not permitted in these areas, and new
residential development is likewise prohibited (SFPD, 2006).

Over time, these land use regulations will help to create greater physical separation between

Proposed Design For Development: Alternative #1 19 June 2008
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residential neighborhoods and areas with a greater concentration of industrial activities that can
generate noise, emissions, or truck traffic (SFPD, 2006).

A number of recent initiatives seek to reinvest in the area while rectifying problems of access
and noise caused by conflicts in land use: the Muni Third Street light rail line began operations in
Bayview in 2004; a proposed Bayshore Caltrain station serving the south eastern City; pedestrian
improvement projects in the Town Center and along the Third Street Corridor; new truck routes
to alleviate noise and traffic conflicts in residential neighborhoods; the construction of wetlands
and public open space along the waterfront and at Pier 98; extensions of the Bay Trail and
improvements to India Basin Shoreline Park (PAC, 2002).

2.2.6 TOPOGRAPHY

San Francisco is an area of “exceedingly diversified topography,” in part due to tectonics. San
Francisco, approximately a 7-mile by 7-mile block-shaped area, sits at the northern end of a
peninsula, straddling the Coast Range just south of the Golden Gate Bridge. San Francisco’s
steep topography is bounded by the Pacific Ocean to the west, San Francisco Bay to the east, and
the Golden Gate Bridge to the north. India Basin Shoreline area topography cross sections in
Figure 2-11 highlight varried terrian.

2.2.7 SOIL

According to the Natural Resources Conservation Service web-soil survey, the prominent soil
type on site is known as Urban Land Orthents with Reclaimed Material featuring 0-2% slopes.
The site is composed primarily of fill material dredged from the San Francisco Bay, that is well-
drained and has low available water capacity. Native soils are very rare on-site, however, they
may include the Novato and Reyes series, which are characteristic of salt marshes, tidal flats, and
are generally formed by deposition of bay mud. These soils tend to be poorly drained with low
permeability. The western boundary of the site also contains Orthents Urban Land complex soils
with highly varied slopes ranging from 5 — 75%. Soil conditions on-site have been significantly
altered due to the introduction of fill on-site. Due to the fact that this area is predominantly

fill material, there is a higher risk of soil liquefaction as well as the need for deep pile driving
(upwards of 100 feet) to secure building foundations. The existing conditions are such that
construction costs on-site are likely to be considerably higher than sites with more stable soil
resources.
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Figure 2-12. Annual grasses and noxious weed species in
India Basin Open Space

Figure 2-13. Plant communities occurring on serpentine hillside.

Figure 2-14. India Basin/Hunters View (IBHV) Hillside.

Proposed Design For Development: Alternative #1

Site Inventory & Analysis

2.2.8 VEGETATION AND NATURAL CONDITIONS

Vegetation information was obtained from personal site observations as well as the California
Native Plant Society. Vegetation on-site consists primarily of annual forbs and grasses within

the low-lying areas adjacent to the shoreline. The plant communities supported by fill material
throughout the site appear to be largely annual, invasive species characteristic of highly disturbed
areas. Figure 2-12 depicts the large presence of annual grass and noxious weed species present
on the Earl Street right-of-way leading down to the shoreline and on the large parcels adjacent to
Arelious Walker Drive.

The steeper slopes located on the western edge of the site, along Innes Avenue and Hunters
Point Boulevard, are characterized by serpentine rock outcrops and the presence of various grass
and other plant species. Serpentine is a metamorphic rock present along earthquake fault lines
throughout California and is the designated state rock. It forms nutrient poor soil which tends

to have rich native plant life. Figure 2-13 illustrates the plant communities occurring within this
area of the site (Null, 2008).

Another area of existing vegetation present on-site is the India Basin/Hunters View (IBHV)
Hillside on which the Yerba Buena Chapter of the California Native Plant Society has identified
approximately 35 species of native plants. Figure 2-14 illustrates the location of the hillside
within the site as well as the signage present to indicate its biologically sensitive nature.

The IBHV Hillside is owned by Pacific Gas and Electric (PG&E), which currently uses fencing
and signage to protect the hillside from trespassing and vandalism (see Figure 2-15). The Yerba
Buena Chapter of the California Native Plant Society has identified many native species within
this location including, but not limited to: Purple Needlegrass (the California state grass),
California Poppy, Lomatium, Calandria, Miner’s Lettuce, Goldfields, Ithurial’s Spear, Stemless
Morning Glory, Dwarf Brodiaea, Blue Dicks, Blue Eyed Grass, Soap Plant, Yellow Mariposa
Lily, Buckwheat, Willowherb, and California Plantain. Many of these species, particularly
California Plantain, provide excellent habitat for species such as the Mission Blue and Bay
Checkerspot butterflies.

The final area of vegetation includes plantings of native species along the completed section of
the Bay Trail, which runs parallel to the shoreline at the southeastern portion of the site.
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2.2.9 WILDLIFE

The India Basin Shoreline is home to several species of migratory birds, many of which inhabit
Heron’s Head Park just beyond the northern boundary of the site. Heron’s Head is owned by the
Port Authority and represents a relatively successful wetland restoration effort as measured by the
presence of water, wetland plant species, and waterfowl. Figure 2-16 illustrates the presence of
bird species within India Basin.

2.2.10 HYDROLOGY AND DRAINAGE

Topographic features on-site indicate two main drainage corridors located on the south and north
sides of Hunters Point Hill. All stormwater is currently conveyed in a combined municipal storm/
sewer system which treats all surface runoff and sewage before discharging to San Francisco Bay.
The combined system, however, is unable to handle events of sustained heavy rainfall and does
overflow periodically, resulting in direct discharge of sewage into the bay. A separate stormwater
system has been recommended as part of redevelopment infrastructure improvements made to the
Bayview/Hunters Point Redevelopment Area (SFRA — NOP of EIR for Bayview/Hunters Point,
2007).

The pre-existing hydrologic function of the site has been significantly altered by dredging and
filling to create several of the landforms present along the India Basin Shoreline. Historically,
the site functioned as a port and was characterized by the presence of salt marshes and wetland
ecosystems. Today, much of the shoreline has been stabilized with rip-rap to prevent erosion
(see Figure 2-17). Hydrologic conductivity has been drastically reduced by alteration of upland
features as well as manipulation of the shoreline. Wetland restoration projects have been
conducted along the shoreline in open space areas adjacent to the Bay Trail. These restoration
efforts, however, seem limited in their effectiveness as they do not appear to contain the hydrology
or plant species commonly seen in wetland habitats. Existing shoreline frontage within the parks
and open space areas provides an excellent opportunity for continued restoration of wetland
ecosystems.

The waterfront nature of this site makes it susceptible to hazards associated with flooding and sea-

level rise. The 100-foot shoreline buffer as well as the 100-year flood zone boundary fall within
the India Basin Shoreline. This zone represents a constraint for development.

Proposed Design For Development: Alternative #1 23
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Figure 2-15. PG&E signage protecting hillside from vandalism
and trespassing.

Figure 2-16. Bird species within India Basin.

Figure 2-17. Rip-rap to stabilize shoreline and prevent erosion.
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2.2.11 VIEW CORRIDORS AND SPECIAL ATTRIBUTES

The India Basin area is characterized by several impressive view corridors, primarily providing
vistas of the Downtown San Francisco skyline, Bay Bridge, and a panoramic view of the East
Bay and Mount Hamilton. These views can be seen from Earl Street, Innes Avenue, and Arelious
Walker Drive. The Redevelopment Agency has determined that public viewsheds shall take
precedence over private ones and recommends a public viewshed study to address this issue.
The view corridors present on-site provide excellent opportunities for waterfront-oriented
development, however, they also contribute to constraints on building heights and massing.

2.2.12 OPPORTUNITIES AND CONSTRAINTS

Art community

Improvement of and continued wetland restoration along the shoreline

Marine recreation

Maritime history and local character

Panoramic vistas and viewsheds

Presence of native plants, unique natural resources on IBHP Hill

Replacement of combined storm/sewer system with a separate system to reduce overflow
Waterfront design taking into account flooding and sea-level rise

Large amount of fill on-site creates liquefaction and stability issues

Maintaining affordable housing and preventing gentrification

Soil and water contamination associated with current, former, and adjoining industrial land uses
Potential for flooding and negative impacts from sea-level rise

Political climate associated with protecting viewsheds

Topography

2.2.13 NATURAL ENVIRONMENT: CONCLUSION

The goal is to preserve these resources even while promoting economic development. Noise,
wind and topograpy also factors to consider. Other issues of concern are the preservation of
native vegetation and wildlife. Overall, the most critical concern for the natural environment is
climate change and sea-level rise (see Figure 2-18).
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2.3 RELEVANT DOCUMENTS/COMMUNITY

PERCEPTIONS AND CULTURE
2.3.1 LAND USE AND ZONING DOCUMENTS

There are a number of documents that regulate the site in regards to land use and zoning. The

following are the most pertinent:

San Francisco Bay Plan (1969)

Coastal Zone Management Act (1972)

Redevelopment Plan for the Mission Bay North Redevelopment Project (1998)

Bayview Hunters Point Redevelopment Plan

San Francisco General Plan: Bayview Hunters Point Area Plan

City and County of San Francisco Municipal Planning Code Codified through 1990, approved March 31,
2008

State-mandated Environmental Impact Reports (EIR)

City-required Historic Resource Evaluation Reports (HRER)

2.3.2 JURISDICTIONAL RELATIONSHIPS

“The BVHP Redevelopment Plan would be amended to add the India Basin Shoreline (Survey
Area C) to the BVHP Project Area, and to add the zoning and land use controls resulting from
the Planning Department rezoning efforts. The BVHP Plan would also be amended to allow
public improvements to be financed and implemented” (SFRA, 2007, p. 12).

2.3.3 PROJECT APPROVALS AND IMPLEMENTATION
The India Basin Shoreline project will require numerous review and approval actions from the
San Francisco Redevelopment Agency, the City and County of San Francisco, regional agencies,
state agencies, and federal agencies, including:

San Francisco Redevelopment Agency Commission

City and County of San of San Francisco

City of San Francisco Planning Commission

Municipal Transportation Agency

Recreation and Park Commission

Public Utilities Commission

San Francisco Housing Authority

Port Commission

Board of Supervisors
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Regional Agencies:
State Regional Water Quality Control Board
San Francisco Bay Conservation & Development Commission
Association of Bay Area Governments (ABAG)
State of California:
Department of Parks & Recreation
Department of Fish & Game
Department of Transportation (Caltrans)
State Lands Commission
Department of Toxic Substances Control
Federal Agencies:
U.S. Navy
U.S. Army Corps of Engineers (ACOE)
U.S. Fish & Wildlife Service (USFWS)
U.S. Department of Housing & Urban Development (HUD)

The India Basin Shoreline EIR will be an entirely new EIR, not to supplement or add onto

prior EIRs for the Bayview Hunters Point Redevelopment Plan or the Hunters Point Shipyard
Redevelopment Plan. The EIR will include a discussion of the project compatibility with existing
plans and zoning regulations.

Recent and future projects, funded both publicly and privately, throughout southeast San
Francisco, including the areas of Mission Bay, Hunters Point Shipyard, and the construction of
the Third Street Light Rail, are increasing the significance of the Bayview Hunters Point area and
India Basin Shoreline.

Other projects completed since the 1995 Plan update include the Portola Place housing
development on the former Lucky Lager Brewery site and several affordable housing
developments on Third Street. The City has also approved residential projects at the base of
Bayview Hill and in the vicinity of the Bayview Playground, in February 1997.

Proposed Design For Development: Alternative #1 27
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Figure 2-20. 900 Innes Historical Landmark.

Proposed Design For Development: Alternative #1
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2.3.4 LOCAL REAL ESTATE MARKET

Information on the real estate market in and around the India Basin Shoreline is limited due

to the small size of the site. The larger Hunters Point area, however, is experiencing a slow-
moving market likely due to the recent mortgage crisis. Sales are limited and median prices are
significantly lower than surrounding areas and the rest of the City.

India Basin Shoreline is surrounded by a combination of low-income public housing and single-
family townhomes, which is then bordered by light industrial/warehousing uses. The area’s most
marketable buildings/properties are located along the Innes Street corridor, with single-family
homes, light industrial/warehouses, minimal retail, and a pair of mixed-use buildings. Current
opportunities for commercial/retail leasing are limited.

2.3.5 MEDIAN SALES PRICES

Hunters Point: Bayview: San Francisco:

Jan — Mar, 2007: $460,000  Jan — Mar, 2007: $570,000  Jan — Mar, 2007: $775,000
Oct — Dec, 2007: $224,000  Oct — Dec, 2007: $560,000 Oct — Dec, 2007: $795,000
Jan — Mar, 2008: $189,000  Jan — Mar, 2008: $448,000 Jan — Mar, 2008: $750,000

Third Street continues to suffer from an over-concentration of liquor stores and a lack of
neighborhood-serving retail. This over-concentration is a significant factor contributing to the
leakage of retail dollars from the district, whereby residents avoid Third Street and travel to
shopping centers outside the district for most retail needs.

2.3.6 CULTURAL LANDMARKS
The influence of this maritime culture is imprinted in the landscape, with historical remnants of a
once-active shipbuilding community. The current boat launch area, in close proximity to the
900 Innes Street landmark, is under utilized. This area has the potential to be a cultural and
historical asset to the community, thus shall be protected. The San Francisco Redevelopment
Agency has established a document entitled the “Revitalization Concept Plan,” addressing the
following community needs.
Recommendations:
Local community pool
Increased outdoor lighting
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Public restrooms in park

Improved sidewalks

Permanent fresh produce market

Community center and multi-purpose room

Economic growth

IBHV Hillside skating area: using existing concrete pads
Picnic areas with tables and benches

Outdoor sculpting areas

Butterfly garden

Community garden with raised planting beds

2.3.7 EXISTING COMMUNITY ORGANIZATIONS
The Area C has a small yet very active set of community organizations. Many of these
grassroots organizations were founded in opposition to the negative socioeconomic and
environmental characteristics of the area. It is important to note that the organizations with
the most impact are the Literacy for Environmental Justice, Hunters Point Boys & Girls Club,
San Francisco Food Bank with Front Door Farms, and the San Francisco Recreation and Park
Department. The following is a list of community and municipal organizations located in the
area:
-Advocates for Youth
-BAYCAT: Bayview Center for Arts and Technology (www.baycat.org) a local
organization that provides education in arts, culture, and enterprise — for further skill
development and additional opportunities for artistic expression
-The FruitGuys (www.fruitguys.com) In 2006, The FruitGuys and Hunters Point Family
youth launched a Young Entrepreneurs Program to run their own produce distribution
businesses while providing a valuable and much-needed service for the community
-Healing Arts Center (www.bvhphealingarts.org) is an education and leadership
nstitution that provides the community with a full-service adolescent health and mental
health clinic in a safe and responsive atmosphere
-Hunters Point Boys & Girls Club
-Hunters Point Community Youth Park
-Literacy for Environmental Justice
-Milestonz
-Pacific Coast Farmer’s Market
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-San Francisco Food Bank (www.sffoodbank.org) fresh produce and groceries distributed
weekly to residents of Hunters Point

-San Francisco Recreation and Park Department

-Sisters of the Underground

-UCSF Women’s Center for Excellence

-Young Community Developers Recreation and Park Department

2.4 SITE INVENTORY & ANALYSIS: CONCLUSION

Existing conditions within India Basin Shoreline include a mix of various land uses including
residential, industrial, retail, and open space. The area is considered blighted, lacking adequate
transportation and connectivity to the rest of San Francisco. Very few public, health, or retail
facilities exist on-site. Consequently, residents have limited access to most basic services. The
site is excessively auto-oriented with few safe pedestrian routes or bicycle lanes. There is also
a distinct lack of connectivity between existing public housing located to the west, and the
waterfront, park, and open space areas to the east. Nevertheless, the site has several positive
qualities, including a vibrant artist community and breathtaking waterfront vistas. Overall goals
for redevelopment within the area include attracting local-serving retail, retaining the artist
population, encouraging pedestrian linkages, and ultimately creating a walkable, bicycle-friendly
community embracing its identity relating to its maritime history and local character.

Climate change, sea-level rise and toporgraphy are a key issue that shall be taken into account
during the design process. They will affect land use and building placement. The environemtnal
goal is to preserve these resources even while promoting economic development. Noise and
industrial hazardous pollution generated locally are also factors to consider. While light industrial
development is to be encouraged, the noise must be sufficiently mitigated, as well as the wind
that can expel particulates and chemicals into the air.

The evolution of the India Basin Shoreline area has led to significant environmental, political,
and economic constraints, but leaves room for positive growth and development. The existing
plans and proposed projects for the area aim to produce significant economic growth, bringing
in new revenue along with revitalization. The site has the potential to integrate residential,
commercial, and light industrial in a pedestrian-scale neighborhood to create an economically
productive, environmentally-friendly, and aesthetically-pleasing community.
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Figure 3-1. Map of Mission Bay North
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3.1 INTRODUCTION

The purpose of this case study is to analyze development efforts carried out by the San Francisco
Redevelopment Agency in the Mission Bay North area of San Francisco, CA (see Figure 3-1).
The case study will provide for a valuable comparison with what may or may not work in

the India Basin Shoreline area. This chapter lays out general project information as well as
observations and conclusions regarding implementation of both the Redevelopment Plan for the
Mission Bay North Redevelopment Project as well as the Design for Development guidelines.
The Redevelopment Plan and the Design for Development apply to all development in the
project area, superseding the San Francisco Planning Code. This chapter contains an analysis of
the plan documents and LEED criteria, followed by a discussion of local and regional impacts,
and conclusions and lessons learned.

3.2 GENERAL DESCRIPTION

The Mission Bay North Project area consists of 65 acres between King Street and Mission Creek
(see Figure 3-1). It includes mainly residential use, with a mix of rental, for-sale and affordable
projects completed and in progress, as well as retail and open space. Active developers include
Signature Properties, AvalonBay Communities, Opus Development, the Urban Housing

Group, and the Related Companies. To date, eleven projects totaling 2,175 units including 543
affordable units have been completed. In Mission Bay North, more than 600 of the 2,900 units
will be affordable with about half built by private developers as inclusionary units within mixed
income projects, and half built on development parcels transferred by the primary developer

to the San Francisco Redevelopment Agency. A 131-unit first-time affordable homeownership
project is being constructed in Mission Bay North. A 236-unit mixed-income affordable housing
project on Berry St. is under construction as well. Please refer to the figures below for the land
use plan (Mission Bay North Redevelopment Plan, p.20).

3.3 TIMELINE OF PLANNING/CONSTRUCTION

In fall 1998, after three years of planning, the current redevelopment plans and related
documents were approved by the Redevelopment Commission, Planning Commission, other
City Departments, and by the Board of Supervisors. Mission Bay North and South will create a
residential community of over 11,000 people and will create over 31,000 permanent jobs, along
with hundreds of ongoing construction jobs. Construction began in 2000 and the Redevelopment

Agency sponsored a 100 unit, family, very-low income rental project (the Rich Sorro Commons)
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which opened in June 2002; it included a child-care center and almost 10,000 square feet of retail
space. Full development is expected to take 15 to 25 years, with the timing of projects based on
market conditions.

3.4 FINANCE

Mission Bay will require $400 million in new infrastructure including improved streets, traffic
lights, street lights, sewer and water systems as well as open space areas. Construction of the
infrastructure is the responsibility of the primary developer (initially Catellus, now FOCIL) with
new infrastructure built over time to serve adjacent new vertical building development. The new
infrastructure is financed through a combination of tax increment financing and special Mello
Roos taxes paid by the private property owners in Mission Bay. To date, the Agency has issued
over $117 million in Mello Roos and Tax Increment Bonds to fund Mission Bay infrastructure.
Total development costs for the entire Mission Bay area are expected to exceed $4 billion.

3.5 CONTENT AND ANALYSIS

3.5.1 PROJECT CONTEXT

The Mission Bay North project area is bounded by Mission Creek, Third Street, Seventh Street,
and Townsend and King. Mission Bay originally was part of the bay, but was filled with waste
up until 1906. The land was owned and used by railroad companies until the 1950s when the
shipping industry began to decline. In 1990, the Santa Fe Pacific Railroad Company transferred
the property to Catellus Development Corporation. The area is being developed according to
the plans developed in 1998. The North Area is 65 acres, with its own design for development
standards and guidelines. The plans goal is to connect the development to the rest of San
Francisco through both the character of the development and linkages such as transportation. The
site is located within the City and County of San Francisco. It is part of the Southern District of
the San Francisco Police Department and is also under the jurisdiction of the Bay Conservation
and Development Commission (BCDC).

3.5.2 LAND USE

Land uses in the Mission Bay North Project Area consist of the following designations — Mission
Bay North Residential, Mission Bay North Retail, Mission Bay North Public Facility and Mission
Bay North Open Space.

Proposed Design For Development: Alternative #1 35

Case Study

June 2008



Chapter 3 Case Study

This land consists of residential uses and compatible local-serving retail as well as other uses
which can be located in mixed use facilities (Mission Bay North Redevelopment Plan, p.8)

Principal Uses:
The following principle uses are permitted in the Mission Bay North Residential District:
Dwelling Units
Retail Sales and Services (ex. restaurants and arts activity space)
Office Use (ex. home business and interior decorating shops)
Other Uses (ex. open recreation and telecommuting)

Secondary Uses:
The following secondary uses are permitted in the Mission Bay North Residential District:
Institutions (ex. child care facilities and religious institutions)
Animal Care (ex. groomers)
Office Use (ex. local serving business on ground floor)
Other Uses (ex. ATMs and commercial wireless transmitting)

This land use district consists primarily of retail sales, destination retail, assembly and
entertainment compatible with other uses. Residential uses can be in mixed use facilities with
compatible retail and other uses.

Mission Bay North Retail District consists of the following uses:
Dwelling Units
Institutions (ex. child care facilities and religious institutions)
Retail Sales and Services (ex. aerobic studios, restaurant/bars, arts spaces)
Office Use (ex. local serving business on ground floor)
Assembly and Entertainment (ex. amusement enterprises and nighttime entertainment)
Home and Business Services (ex. catering establishment and repair)
Automotive (ex. car wash and service station)
Animal Care (ex. groomers)
Other Uses (es. child care facility and open space recreation)
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This land use district consists primarily of land other than housing sites or open space owned by
a governmental agency or other public or semi-public entity and in some form of public or semi-
public use. The following principle uses are permitted in the Mission Bay North Public Facility
district:

Open lot or enclosed storage

Pump Station

Railroad tracks and related facilities

Other public structure or use

This land use district consists of a comprehensive system of open space including parks, plazas
and corridors. Only recreational uses and uses accessory to and supportive of recreational uses
are permitted in this district including, but not limited to:

Accessory Parking

Kiosks

Pushcarts

3.5.3 MISSION BAY NORTH OPEN SPACE GUIDELINES: EVALUATION
The Mission Bay North open space guidelines cover a wide range of issues pertaining to the
preservation of public, private, commercial, and residential open space. Overall open space has
been designed according to the guidelines. Furthermore these guidelines have resulted in a very
high quality of open space that achieves the goal of attracting pedestrians and providing desirable
options for recreation and walkability. More specifically the guidelines state the following:

The size and quality of open space in Mission Bay varies according to the building density

and target inhabitants’ income. In the low-income areas, the amount of open space is sacrificed

to achieve higher density. The plan states that private open space shall be provided for each

dwelling unit in the amount of 70 square feet, except on Blocks N1 & N2 where the amount of

private open space provided for each dwelling unit shall be 35 square feet. From the exterior,

central courtyard areas were large and quite visible, but not accessible to the public (see Figure Figure 3-2. Private open space along Berry Street.
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3-2). Private open space, where feasible, should enhance public open space areas utilizing design
features such as: views to private open space from sidewalks and parks, enhanced walkways

and pedestrian linkages, and similar measures. This goal was achieved specifically on the south
facing facades of the residential buildings. The podium level gardens were oriented towards

the bay and channel, enhancing views and connectivity to the natural environment. From the
trail along Mission Bay Park, the open space is visible (above street level), providing visual
connectivity but no private access. The sidewalk along Berry Street area is lacking linkages and
views to the private open space.

The Mission Bay North Redevelopment Plan States that private residential open space may
consist of open space for an individual unit or common usable open space shared by residents.
The requirements can be satisfied in a number of ways and in a variety of areas such as:

Individual unit open space: patios, terraces, or balconies adjacent to the unit. For individual unit
open space to be counted towards the private open space requirement, the minimum horizontal
dimension shall be 6 feet.

Common open space: mid-block lanes (provided they do not permit through-traffic other than
emergency vehicles), gardens, building courtyards at street level, rooftop and parking podium
level gardens, decks, solaria, and atria open to sun and air, open terraces or outdoor recreational
facilities for use by residents (SFRA, 1998).

Mission Bay Park as well as a number of mid-block lanes are evenly dispersed and easy to
access. The plan suggests that at full build-out, the Plan Area shall include approximately 6
acres of publicly accessible open space. The Mission Bay North open space shall be generally
distributed as illustrated on the Land Use Plan, and will consist of linear parks, neighborhood
parks, and other parks and plazas (SFRA, 1998).

Our analysis of this section reveals that the proposed residential open space features have
been successfully implemented. There was a high level of very visible balconies and terraces
punctuating the building facades.
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3.5.4 CIRCULATION

This section describes the recommended as well as existing circulation and linkages present
within the Mission Bay North project site. The City of San Francisco is currently trying to make
use of every piece of available land and the Mission Bay North redevelopment area represents
the transformation of an industrial pattern to one which welcomes the buildings and open spaces
of a living, working, and shopping neighborhood. The urban street grid builds off of the primary
existing street grid and traditional pattern of San Francisco streets.

The street system envisioned in the design process has been successfully implemented (Figure
3-3). There are four categories of streets in Mission Bay North. (1) Arterials: 3rd Street and King
Street. Both streets include bus and light rail which connect to the Embarcadero, South of Market
and Bayview. (2) Minor Arterials: Townsend and 7th Street. (3) Connector streets: for primarily
bicycle commuting and local collection are 4th Street and Berry Street. (4) Neighborhood streets
for parking and pedestrian use are Sth Street and a portion of Berry Street.

3.2.5 BUILDING AREAS AND STANDARDS

The building design standards are complex and primarily aimed at deterring the creation of
box-like structures. This goal has resulted in a variety of building forms that have unique sizes,
shapes, and interesting architectural details. The following subsections 3.2.6-3.2.10 are a
summary of the building standards that were implemented per the Mission Bay North Design for
Development Guidelines (pp.22-26).

Figure 3-3. Mission Bay North Land Use.

3.2.6 HEIGHT STANDARDS BASED ON LOT COVERAGE

Maximum height for all buildings: 160 feet

Bulk: intension is to control the length and width of space to prevent construction of solid mass
blocking viewsheds

Residential: 190 diagonal, 120 feet long, floor plate for all building is 17,000 square feet

Mixed use: 190 diagonal, 165 feet long, floor plate for all building is 17,000 square feet

To some extent, this was achieved on a portion of the units. The waterfront residential units
achieved the maximum height requirement while simultaneously maintaining the viewsheds. The
facades of residential and mixed use structures along Berry Street, however, did not fully achieve
this. As a pedestrian, the scale of buildings seems massive and overbearing. Additionally, the

view of the waterfront is limited to a few places through the mid-block lanes.
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3.2.7 LEASABLE AREAS

The following information concerning leasable area within the project site reveals that there

is inconsistency in the amount of leasable area proposed and the amount actually built. The
document proposed that the number of units should be 3,000 dwelling units in Mission Bay
North and 600 of those will be affordable. However, this amount was not fully realized. Only
2,175 dwelling units have been constructed to date, and 543 of those are affordable. In addition,
the plan originally anticipated 46 dwellings per acre, but in reality the dwellings per acre is
currently 33.46.

3.2.8 PARKING

The Design for Development plan assumes that local residents will not have many vehicles and
will access local services as pedestrians. Therefore, the Mission Bay North area has a relatively
low provision of parking compared to the average San Francisco development. The parking is
primarily focused on serving non-residents in inconspicuous parking structures. This aspect of
the design seems to have been highly successful. There were very few grade level parking lots
and the parking structures that were visible were only noticeable if one knew where to look. The
following information summarizes parking requirements and design in the Mission Bay North
Project area pursuant to the Design for Development Guidelines (pp.38,79,84).

Maximum one parking space per unit

Maximum one space per 500 gross square feet.

Greater than 20,000 gross square feet must provide 75% of the maximum of spaces.

Greater than 50,000 parking unit space is negotiable.

Restaurants, Bars, Clubs: maximum one space for every 200 square feet if the total space
is greater than 5,000 square feet.

Theater: One space for every 8 seats, up to 1,000 seats.

If space over 20,000 square feet must provide 75% of the maximum of parking spaces.
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3.2.9 OPPORTUNITIES TO MEET NEIGHBORS

Mission Bay Park is a popular place for residents to meet their neighbors and be a part of
community life. Along the park and trail, people enjoy passive recreation such as meeting with
friends/neighbors, dog walking, sitting, and viewing the water. The close proximity of the
residential areas to the park allows connectivity, enhancing the opportunity to meet neighbors.

3.2.10 SECURITY OF PUBLIC SPACES

The residential buildings have a high number of windows and balconies overlooking Mission
Bay Park, Berry Street, and South Bay. It is important to note that the design of windows along
the Fifth Street mid-block pedestrian lane are oriented towards the Bay at a precise angle to
maximize views (see Figure 3-4). This feature adds tremendously to the goal of securing public
space visibility as does the security guard patrolling on bike.

3.3 CITY/REGIONAL IMPACTS AND IMPLICATIONS

Figure 3-4. Residential buildings overlooking street.

3.3.1 CULTURAL IMPACT

Mission Bay, a formerly contaminated and under utilized area, has been developed into an
upscale mixed-use development that has now become part of San Francisco’s thriving metropolis.
The area’s previous industrial use (shipping and receiving) has been relocated to Oakland,
allowing other uses to create a new identity for Mission Bay. The result is a diverse land use
pattern that accommodates residents, businesses, public recreation, and economic development.
Mission Bay is now a new node that enhances the Baseball Stadium and Bay Bridge, creating
pride for the Mission Bay community.

3.3.2 HOUSING

Mission Bay development represents a new hub for housing, supporting the new adjacent
research and development (R&D) redevelopment to the south. Although Mission Bay does have
an inclusionary (affordable) housing policy, we feel that more affordable housing units should be
included in this site to accommodate the needs of students and lower income levels to mitigate
gentrification.

Figure 3-5. Security guard patrolling Berry Street.
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3.3.3 ECONOMIC IMPACT

Furthermore, Mission Bay is well-connected to public transit, making Mission Bay more
accessible. This accessibility factor and mixed-use development creates a “critical mass,”
allowing for a better opportunity for local business to thrive, which in turn, increases the local
tax base for the area.

3.3.4 ENVIRONMENTAL IMPACT

Although, precautions were taken to mitigate soil contamination and pollution, contaminated
soils can have a negative impact on urban runoff affecting the quality of the natural environment.
Therefore, the water quality during the rainy season in this area should be closely monitored.

Studies have shown that living in close proximity to freeways, or being exposed to the poor air
quality, has a negative impact on human health and their well being. Therefore, the park under
the freeway and the housing in close proximity to the freeways could have been placed more
strategically.

3.4 LEED-ND CRITERIA

Overall, the following LEED-ND criteria: (1) Smart Location and Linkages criteria (SLL credit
4 through SLL Credit 9) are the most applicable to the Redevelopment Plan for Mission Bay
North. Under each Credit there are options that meet the credit requirements. In order to get the
LEED-ND credit, the project must fulfill at least on of the options.

Smart Location and Linkage (SLL):

Credit 4: Reduce Automobile Dependence

The project fulfils Option 1 because it is located within three miles of the public transportation
systems: Bay Area Rapid Transit (BART), Caltrain, and MUNI. Mission Bay’s location within
walking distance to these major forms of transit helps reduce automotive dependency.

Credit 5: Bicycle Network

There is not a distinct bicycle network, however Mission Bay Park provides off-road trails for
pedestrians and bicycles. Mission Bay Park’s walking trail corridors work toward the Credit 5
goal of having 50% of the dwelling units within three miles of the bicycle network.
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Credit 6: Housing and Jobs Proximity

Mission Bay North is located in proximity to a research & development center that provide
jobs. Also, the project includes at least 25% non-residential units, satisfying the requirement for
Option 2.

Credit 7: School Proximity

Mission Bay North provides housing options for students, professors, and staff to locate in
proximity to the University of California, San Francisco in the adjacent south area of Mission
Bay. By facilitating walking to school, this promotes public health through physical activity.

The U.S. Green Building Council (USGBC) recommends that the project be 0.5 miles walking
distance from an existing or planned school, but the North and South areas are not connected in a
way that promotes walkability.

Credit 8: Steep Slope Protection

Credit 8 prevents and controls erosion of steep slopes. The LEED-ND states that the project
should, “minimize erosion to protect habitat and reduce stress on natural water systems by
preserving steep slopes in a natural, vegetated state” (USGBC, 2007, p. 43). Furthermore,
Mission Bay has slopes that are greater than 15% along the channel. Currently, the slope is
protected with rip-rap which is a common method of erosion control utilizing aggregate material
for bank stabilization (see Figure 3-6).

Credit 9: Site Design for Habitat or Wetland Conservation

Credit 9 aims to “conserve native wildlife, wetlands and water bodies” (USGBC, 2007, p. 46).
The project respects the bay’s water body, which surrounds Mission Bay Park. The park serves as
a buffer zone from structures to protect wildlife and the water body.
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Figure 3-6. Steep slope protection, LEED credit 8.

Figure 3-7. Conservation of water body, LEED credit 9.
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Figure 3-8. Residential setbacks on Berry Street.

Figure 3-9. Frequent residential entrances along Berry Street.
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3.5 MISSION BAY NORTH CASE STUDY:
CONCLUSIONS & LESSONS LEARNED

This Section 3 explores design recommendations made for the Mission Bay North residential,
retail and open space districts, with observations made during site visits regarding the degree
to which guidelines were reflected in the built environment. (See Figure 3-12 for a summary of
our findings.)

The Mission Bay North Residential District features a mix of market-rate and affordable family
housing units. The design focus of this area centers on the creation of a tightly knit urban
community with a waterfront orientation. A design emphasis includes walkable streets with

a network of public and private open space as well as a lively and pedestrian friendly street
punctuated by frequent residential entries, neighborhood stores, and sidewalks (Mission Bay
North Redevelopment Plan, 1998).

Design guidelines specify that residential buildings should have continuous streetwall frontage
with occasional breaks for building entries, courtyards, or mid-block lanes. Streetwall setbacks
should be apparent. It was evident that the street frontage design objectives were achieved in
the Mission Bay North Residential district. The figure 3-8 illustrates an example of appropriate
streetwall and setbacks of residential buildings within the district. Open Space guidelines
specify that structures should be set back so that pedestrians cannot see into the structures from
open spaces. This goal was successfully achieved from the pedestrian perspective, however a
determination was unable to be made about whether privacy was lacking from the residential
perspective.

Design guidelines also specify that residential entries should be frequent and should provide
visual interest, orientation, and a sense of invitation (Mission Bay North Redevelopment Plan,
1998). Figure 3-9 illustrates desired and achieved frequency of residential entries as well as

an ideal residential street entrance Entries were not perceived as prominent, however the scale
was appropriate and the orientation pedestrian friendly. Additionally, entries were recessed and
framed by trees and landscaping as well as orientatied along the waterfront.
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The Mission Bay North Design for Development Plan (Plan) calls for building variety

along street frontage, as is typical in San Francisco. Figure 3-10 illustrates varried housing
overlooking Mission Creek. This guideline was successfully implemented. The built structures
have variety in terms of setback from the path as well as color. Figure 3-10 also illustrates how
well “architectural features of interest and utility” were incorporated into the project (Mission
Bay North Design for Development, 1998). Moreover, the streetscape design successfully
created pedestrian scale with close attention paid to the choice of trees, sidewalk details,

and street furniture (Mission Bay North Design for Development, 1998). Finally, the Plan
successfuly implemented neighborhood-serving retail at street level residential buildings along
Berry Street.

The Plan did fail to implement some guidelines. First, the idea is to “foster a sense of
community and safety,” however is currently lacking in the development. (Mission Bay North
Design for Development, 1998, p. 54) The attention to detail was lacking on Berry Street, but
present along the Mission Creek path. Second, Plan failed to implemnt arcades with sidewalk
cafes. Nothing that resembles this was built. In fact, most of the retail on the ground floor of
residential buildings along Berry Street is not welcoming. On the contrary, much of the retail
built is hidden; the ground floor appears to be business offices at first glance, making one want
to continue on the path through the breezeway created by the two very tall buildings leading to
AT&T Park as seen in Figure 3-11.

Figure 3-10. Housing overlooking Mission Creek.

Figure 3-11. Breezeway looking toward AT&T Park.
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Figure 4-2. Aerial view of India Basin Shoreline from Shipyard.

Figure 4-3. Aerial view of India Basin Shoreline from
San Francisco Bay.

Proposed Design For Development: Alternative #1
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4.1 CONCEPTUAL DIAGRAM

The main goal of the development is to preserve existing conditions as much as possible. Figure
4.1, India Basin Shoreline Conceptual Diagram exemplifies potential land uses and areas to
develop connections for the area.

The existing disconnected portions of the Bay Trail, a region-wide project, will remain and
the gaps in the path will be connected to establish continuity of off-street trail space. Private
waterfront needs to be acquired for public use to make space for the Bay Trail and kayak
center. Open space shall be maximized with the purpose of preserving nature, viewsheds, and
recreational & educational opportunities, as well as serving as a buffer for imminent sea-level
rise as a result of global climate change. Maintenance will need to be considered an important
component of new open space, minimizing the proliferation of overgrown pathways that
currently dominate the landscape.

Existing buildings in reasonable condition will be kept to the greatest extent possible,
preserving and maintaining what has already been recently invested in the community. The
existing community should inform the creation of the new urban structure. Architectural styles
reminiscent of the single-family houses on the west side of Innes Avenue, as well as maritime
style architecture, shall be maintained throughout the new development in order to be compliant
with the General Plan, and to create visual cohesiveness between other parts of San Francisco
and this area.

Public views will be given priority over private viewsheds, although private views will be
preserved to the greatest extent possible. The steep, sloping topography will make preserving
views more effortless, likely using terracing in the building form. Affordable housing will also be
included throughout the residential component to meet the needs of the surrounding community
and of the greater city of San Francisco.

In terms of physical design, there are major concerns for the entire area. Connectivity will be
increased by creating pedestrian and bike paths throughout the various subareas. Pedestrian-
scale design will be the model to increase pedestrian activity, with carefully-selected urban
street furniture provided to increase the marine/urban experience in the area. Traffic calming
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measures such as speed bumps, medians, and trees & vegetation, will be added to the four-lane
Innes Avenue to create a more pedestrian-friendly environment and increase safety. This may also
include lighting, traffic signals, and signage.

There are also improvements to be made to enhance the existing environment. New nodes for
retail, recreation, and transportation will make the area more appealing. Public restrooms will

be provided in public spaces. Parking will be provided for commercial and residential uses.
Infrastructure improvements will include the enhancement of existing stairways connecting the
existing residential uses to the India Basin Shoreline, taking advantage of existing right-of-ways,
and the street-greening and beautification of Innes Avenue.

Particular elements of the site must be removed to increase public health, safety, and welfare.

Proper remediation and removal of any contamination will take place before development

occurs, and human interaction with contamination will be mitigated where removal is not

feasible. Overhead utilities will be moved underground when the funds become available. In Figure 4-4. Arelious Walker Drive and mixed-use buildings.
general, the existing “junkyard look™ of many of the private properties will be removed in

favor of a more inviting atmosphere to enhance the overall aesthetic appeal of the area for

local residents and to attract outside interest into the area like economic investment in new

retail. Vacant and dilapidated structures, especially in close proximity to the waterfront, will be

removed or improved to create a clean and well-kept look for the maritime, historical, retail, and

entertainment area — with the exception of the historic landmark cottage at 900 Innes Avenue.

In the design process, there are many elements to pay close attention to. The design shall not
create barriers or isolated areas, and shall have fewer fences to maintain a safe environment and
deter crime. High-rise development known to block viewsheds and create wind tunnels shall be
avoided along with big-box retail development, given the relatively small size of the site. Instead,
locally and independently-owned shops will be encouraged, fitting in with the current model in
many areas of San Francisco, and preserving the local character. In the same way, large hotels and
buildings should be avoided. Moreover, given the current level of industrial pollution and severe
health impacts that have resulted, restricted uses will include any noxious or toxic industrial uses. Figure 4-5. Community Center and Rescarch and Development center
The former PG&E power plant is currently being dismantled, leaving compacted soil good

for more dense development. The rest of the former PG&E site will become a Research &

Development (R&D) center, with a specific focus on green energy and related technology. The
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Figure 4-6. Aerial of proposed India Basin Shoreline development.

Figure 4-7. Aerial of Research and Development area.
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site has the potential to be an ideal testing ground for assessing how alternative energy sources
can be used in the existing grid, given that the switch station, or transformer, will remain in use.
The R&D park will also have an education and/or employment center to integrate the businesses
into the local community, provide training and job placement for local jobseekers, and educate
local youth to get excited about our future. Adjacent to this site is the India Basin Shoreline Park,
with underutilized areas ideal for a new community center. The community center will include
the following amenities: recreation center, pool, youth center, senior services, an amphitheater,
library, and community garden.

There will be retail to serve the R&D area and the residential area in the parcel south of Hunters
Point Boulevard, on the corner of Evans Avenue and Jennings Street. The medium density
residential area is intended to house the workforce from the R&D park. With the intent of
creating a transition zone and minimizing the amount of nearby residential uses, there will be
light industrial uses extending from the current industrial uses. The grassland hillside is the
habitat of endangered native plant and animal species, to be preserved.
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5.1 LAND USE, HOUSING, AND ECONOMIC

DEVELOPMENT
5.1.1 LAND USE

The India Basin Shoreline Design for Development plan seeks to incorporate residential, mixed
use, retail, office, and industrial space into the 70-acre site to provide a variety of housing and
economic opportunities for the community. A Research and Development (R&D) center is
proposed for the former Pacific Gas and Electric (PG&E) site with residential and local-serving
retail located across Hunters Point Boulevard. A job training facility will be located between the
India Basin Shoreline Park and the proposed R&D center to provide professional development
opportunities for local residents and to connect employers with a local source of employees. A
mix of retail, office and residential uses are proposed along Innes Avenue to create a pedestrian-
oriented, local-serving retail node.

The northern end of the site along Evans Avenue will feature light industrial space intended for
artists, accompanied by additional artist community space at the corner of Innes Avenue and
Hunters Point Boulevard. Retail nodes within the project site will also provide opportunities

to market locally-produced art through galleries and exhibits. The historic building located at
900 Innes Avenue will serve as the centerpiece for a maritime-themed recreation area featuring
historical exhibits, a kayak center, and shops and restaurants, celebrating the maritime history of
India Basin and Hunters Point.

The southern end of the site, along Arelious Walker Drive, will feature primarily residential uses
with a strong emphasis on pedestrian-orientation and retail nodes, linking adjacent residential
and commercial development of the Hunters Point Shipyard to the south. Several mixed-use
components are proposed as well, including a corridor along parts of Hudson and Innes Avenues
with ground floor retail and residential uses above. Additionally, a mixed-use corridor featuring
ground floor retail with office space above, is proposed along Innes Avenue. Please refer to the
India Basin Shoreline Site Plan. Please refer Secion 5.4 Land Use Summary tables for detailed
uses and dimensions.

5.1.2 HOUSING

The intent of the India Basin Shoreline redevelopment plan is to transform a largely dilapidated
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and primarily industrial area of the city into a bustling residential mixed-use neighborhood
featuring a strong connection to the maritime history and artistic culture of the area. Examples of
this design are illustrated in Figures 5-1 and 5-2 on Catalina Island.

The objective is also to provide vital integration of the surrounding public housing developments
with the shoreline and open space amenities. Within this context, a variety of housing is proposed
with an overall goal of medium residential density (40 dwelling units per acre with a 40-foot
maximum building height). This density goal is consistent with the redevelopment plan for the
Hunters View neighborhood to the west (Hunters View Design for Development, 2008, p.16).
This plan provides for 475 residential units (22 du/acre), including a range of housing types to
incorporate a mix of incomes with 25% affordable units. Medium density multi-family units

will be located at the southern end of the site with an additional medium density residential
component located at the northern end of the site across Hunters Point Boulevard from the
proposed R&D facilities.

Housing will be oriented to retain existing views of the downtown skyline, bay bridge and east
bay vistas. Residential design will incorporate high-quality materials as well as step-backs,
tiering, and fagade articulation to provide visual interest and break up the mass of buildings.
Design of residential buildings will capture the maritime architectural style currently found in the
Hunters Point area and India Basin, featuring details and materials characteristic of waterfront
development in Oakland Harbor, CA.

Residential design will also place a strong emphasis on walkability with pedestrian-friendly
streets and amenities such as street trees as well as open spaces including courtyards and plazas
(see Figure 5-3).

5.1.3 ECONOMIC DEVELOPMENT

The India Basin Shoreline Design for Development also seeks to promote economic vitality
within the area through proposed R&D and mixed-use development to incorporate residential,
commercial, retail, and office uses within a pedestrian-oriented streetscape. A research and
development facility is proposed to provide opportunity for development of regionally emerging
markets such as green energy and biotechnology to combat global climate change. The close
proximity of a functioning PG&E transformer on-site provides an excellent opportunity for
connection of green energy sources into the existing grid system. The proposed R&D center will
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Figure 5-1. Example of pedestrian orientated retail on Catalina Island.

Figure 5-2. Example of pedestrian streetscape on Catalina Island.

Figure 5-3. Example of a plaza on Catalina Island.
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Figure 5-4. Example in Playa Vista, California of mixed-use
buildings with residential above retail.

Proposed Design For Development: Alternative #1

Project Proposal

feature flexible building space to provide space for initial research and product development, as
well as marketing and sales later on. The proposed R&D center will feature eight buildings and
more than 288,000 square feet of flexible space.

Retail nodes at the northern, southern, and central areas of the site will provide much-needed
amenities and economic activity for the neighborhood. Ground floor retail uses are proposed at
several locations throughout the site particularly along Innes Avenue. A grocery store is proposed
at the corner of Arelious Walker and Innes Avenue to serve the dire local need for fresh produce
and other food products. Stores along Innes Avenue and within the maritime recreational center
will also provide destination-oriented retail, dining, and entertainment opportunities targeted

at Bay Trail users, local residents, and visitors as well. This plan provides for several types of
mixed-use development, including buildings featuring ground floor retail and second floor office
use as well as ground floor retail and upper story residential use (see Figure 5-4). Entirely retail
development will be concentrated across from the R&D facility, within the retail node at the end
of Arelious Walker Drive overlooking the waterfront, and on Evans Avenue between India Basin
Shoreline, and the adjacent Hunters Point Shipyard development. Retail will feature dining,
shopping, and local-serving uses. All proposed mixed-use and other retail uses will feature
pedestrian-scale, zero setbacks, fagade articulation, and genuine ground floor windows to create
a walkable pedestrian-oriented streetscape. Mixed-use and commercial design will emphasize
pedestrian-scale and encompass the style of retail developments located in Avila Beach, CA and
Downtown Avalon on Catalina Island..

5.2 CIRCULATION & TRANSPORTATION

The street system includes five categories of streets.

1. Arterials: Innes Avenue, Hunter’s Point Boulevard, Evans Avenue

2. Minor Arterials: Jennings Street, Arelious Walker Street, Earl Street

3. Connector Streets: for primarily bicycle commuting and local collection are Griffin
Street, Hudson Street Extension, and Jennings Avenue

4. Neighborhood Streets: for parking and pedestrian use are Earl Street - Hudson Avenue

5. Pedestrian Only Streets: in the Arelious Walker Residential Mixed Use Retail area and in
the Artist/Maritime Center

5.2.1 CIRCULATION AND TRANSPORTATION

In order to prevent areas of inactivity and promote circulation of all traffic, the streets have
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been designed to be wide enough to accommodate pedestrians, cyclists, drivers, and public
transportation. The design attempts to prevent areas of crime by encouraging motion throughout
sections of the development. The street and block pattern attempts to take advantage of the main
existing arterials and develop connectivity to the surrounding neighborhoods to further pursue
this circulation goal.

The street layout and block patterns aim to embrace San Francisco’s traditional streetscape
encouraging walkablity. Because portions of the site are entirely undeveloped, the streetscape
has the opportunity to incorporate plazas and develop a network of open space without having
to recreate infrastructure. This clean slate can effectively re-connect different areas of the
development. The network of plazas provides a safe place to transition from minor arterials in
residential areas to major arterials minimizing the typical auto-orientation. They also provide a
safe space for socialization in public areas.

Public transportation into the area consists of Bus #19 and #44 that stop along Innes Avenue.
The proposed streetscape of main arterials will accommodate bus transit systems that can share
lanes with cyclists and other drivers.

5.2.2 STREET FRAMEWORK AND STREET SECTIONS

Tree-lined streets adjacent to wide sidewalks and bike lanes are used to encourage walkablity.
This design invites pedestrians and cyclists into the heart of neighborhoods as well as the into
the commercial, retail, and research and development nodes. The street pattern is designed to

be multifunctional, fully accessible to the public, and should be complimented with landscaping
that highlights the relationship between sidewalks, bike lanes and vehicular traffic. Landscaping
will also be used to calm traffic along the main arterials and then disperse slower traffic into the
neighborhoods and commercial nodes.

1. The row of mature trees on Arelious Walker Street should be preserved and placement of
new street trees should be considered prior to installing new infrastructure. New trees should
be planted that will grow in the existing soil conditions and be able to withstand a maritime
environment (see Figure 5-5).

2. Street furniture should be placed in the proposed plazas, all public open spaces and at all
public transportation stops. Street furniture should also be incorporated along the stretch of the
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Figure 5-5. Example of existing street landscaping on Innes Avenue.
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bay trial and complement the design of its surroundings.

3. Lighting should accompany the location of all street furniture. Where possible LED lighting
should be used for efficiency. Solar panels should also be incorporated where appropriate.

4. Pervious surfaces, such as pavers and pervious concrete, as indicated by the Regional Water
Quality Control Board that should be used where possible to facility effective stormwater
management of the development.

Evans Avenue turns into Hunters Point Boulevard, which becomes Innes Avenue - a street to be
preserved and improved. Evans Avenue will become a tree-lined gateway with ample sidewalks
to accommodate pedestrians, street furniture, lighting and landscaping (see Figures 5-7, 5-8, and
5-). The street will remain four lanes with 12-foot lanes. The width from curb to curb will be
65 feet. Nine foot wide parallel parking will exist only on the east side of the R.O.W. Four-foot
wide bike lanes will be added in both directions of traffic. Landscaping, street furniture and
lighting will also be added to compliment ten foot wide sidewalks that frame the streets. This
right of way will also accommodate at least two bus transit stops.

Figure 5-7. Street dimensions of Evans Avenue cross-section.
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Figure 5-8. Evans Avenue cross-section near Jennings Street showing Research and Development, retail, and residential buildings.

Figure 5-9 is a rendering of Evans Avenue and Jennings Street. The image depicts possible
design guidelines envisioned for this residential, retail and light industry.

Figure 5-9 Evans Avenue cross-section at Jennings Street.
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Hudson Avenue (59’ R.O.W.)

This right of way will remain a two lane street. The width from curb to curb will be 59
feet. The west side of the Hudson Street will have nine foot wide parallel parking and no
accommodations for bus transit stops. This R.O.W. will have ten foot sidewalks that are
complemented by landscaping, street furniture, and lighting.

Please see the cross-section of Hudson Avenue in Figures 5-10, 5-11,5-12 and 5-13. This
R.O.W. includes the spatial scaling for Neighborhood Streets and Pedestrian Only streets.
Renderings of Neighborhood Streets and Pedestrian Only Streets are provided following the
Hudson Street images.

Figure 5-10. Street dimensions of Hudson Avenue cross-section.
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Figure 5-11. Hudson Avenue cross-section.

The rendering of Hudson Avenue overlooking the Maritime Center provides a potential
representation of the waterfront area (see Figure 5-12).

Figure 5-13. Black and white rendering Hudson Avenue from Innes Avenue.

Figure 5-12. Rendering of Hudson Avenue and Maritime center.
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Neighborhood Streets (42’ R.O.W.)

Neighborhood streets within the Arelious Walker Drive Mixed Use Residential are small with
only one travel lane for cars in each direction (see Figures 5-14, 5-15 and 5-16). The width from
curb to curb will be 42 feet. This right of way will have no parking. Lighting, street furniture
and landscaping will compliment ten foot wide side walks.

Figure 5-14. Street dimensions of cross-section of Arelious Walker Drive.
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Figure 5-15. Rendering of mixed-use buildings near Arelious Walker Drive.

Figure 5-16. Rendering of mixed-use buildings near Arelious Walker Drive and the Bay Trail.
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Pedestrian Only (40’ R.O.W.)

The street scene to the right looks outward toward San Francisco Bay from the pedestrian
only diagonal within the residential mixed use portion of the development. This R.O.W. will
consist of a 20 foot center pedestrian lane flanked by 10 foot sidewalks.

Please see the cross-section for below for a representation of pedestrian only streets.

Figure 5-17. Street dimensions of pedestrian only streets.
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Figure 5-18 and Figure 5-19 provide further details of the spatial scale of pedestrian only
streets.

Figure 5-19. Black and white rendering of pedestrian only streets.

Figure 5-18. Rendering of pedestrian only streets.
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5.3 PUBLIC REALM
5.3.1 GENERAL CHARACTER

The public realm will be a very important aspect of the redevelopment at the India Basin
Shoreline. Design will incorporate safe, walkable environments in which pedestrians and
bicyclists are given priority over automobiles, with a conscious effort to deter crime and avoid
the creation of alleys, fencing, barriers, or isolated areas. Attention will be paid to choosing
appropriate urban street furniture and providing public restrooms in public spaces.

The general character of the marina area will be that of a retail, recreation, and entertainment
node similar to what people experience in downtown Avalon, Catalina Island, California. There
will be a wide pedestrian-only stone path along the restaurant, coffee shop, and retail buildings
overlooking the waterfront plazas, Bay Trail, docks and boat launch area, and the San Francisco
Bay. One of the driving forces behind this plan is to retain as many public viewsheds as possible,
allowing residents and visitors to enjoy views of the waterfront, East Bay hills, and downtown
San Francisco skyline. The former PG&E power plant is currently being dismantled, opening
up the view to the skyline. High-rise development will be discouraged by a maximum building
height of four stories, preventing the blocking of viewsheds. Overhead utilities will be moved
underground when funds become available in order to maximize the quality of the public
viewshed.

5.3.2 OPEN SPACE & RECREATION

Open space shall be maximized with the purpose of preserving nature, viewsheds, recreational
and educational opportunities, while also serving as a buffer for imminent sea-level rise.
Promoting an active lifestyle is an essential part of the quality of life of the new neighborhood.
New plazas and parks will help facilitate physical activity, social interaction and a sense of
community, while enhancing the waterfront environment and preserving viewsheds. Tree-lined
streets, traffic circles, paseos, wide sidewalks, and bike paths will be designed to encourage
pedestrian and bicycle activity, while ensuring the traffic calming, beautification, and greening
of all streets, especially Innes Avenue. The open space system will integrate physical and social
linkages between residential areas and other land uses, as well as improved connections to the
surrounding neighborhoods in Hunters View, Westbrook, and Hunters Point.
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The grassland hillside is an important habitat for native endangered plant and animal species, not
to be developed. This hillside will be preserved for the benefit of the sensitive species and the
aesthetic appeal provided to the greater community.

The India Basin Shoreline Park will be enhanced, with improvements made in the quality of
open space and recreation areas. Grass areas will be maintained to be healthy and green, while
the proposed community center will be linked with the kayak center, allowing people of all ages
to come together, socialize, and stay fit.

While the existing PG&E switch station infrastructure will remain, the proposed R&D area
focusing on green energy technology will link residents and visitors with employees. Pedestrians
and bicyclists traveling the path along the Bay Trail will be able to see researchers working to
create a better future.

There is great potential for a Bay Trail connection. Already a region-wide project, the Bay Trail
is required to be at least ten feet wide, with a buffer and public benches along the path. SFRA
will work in cooperation with landowners, likely utilizing land-swaps, to acquire privately-
owned waterfront, making the waterfront entirely accessible to the public, without interruption,
with the possibility of a kayak center and other amenities for all to enjoy. This plan allows for the
Bay Trail to connect where it currently ends abruptly with fencing, extending from the former
Naval shipyard to Heron’s Head Park and the wetlands northeast of the proposed R&D center.

5.3.3 COMMUNITY AMENITIES

Presently, there are not many public facilities within close proximity, but there are important
resources in the form of community organizations that empower and educate the entire
community, especially youth, about various issues. The site is currently served by the Southeast
Health Clinic. Already active in the community, the Literacy for Environmental Justice will also
be an important partner in community-building for the new neighborhood. The offices of these
organizations will be encouraged to relocate to the vicinity of the community center, where there
will be the opportunity to expand in order to better serve the community.

The community center will serve as a recreation center with a pool, youth center, senior services.
There will be a library to serve the local community. An amphitheater will be a place for local
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concerts, shows, and other events. A community garden will be a source of local produce for
community members, promoting a healthy diet along with proper nutrition all while interacting
socially.

The art community will not only be preserved as a cultural amenity, it will be embraced. There
will be no shortage of artist studio space and public art is to be an integral piece of each of the
subareas of the development area, including the triangular parcel where Hawes Street meets Innes
Avenue. The intent is for the SFRA to acquire the property for public use, ideally an iconic piece
of art embodying the identity of the community, its maritime history, and something everyone can
be proud of, while serving as a landmark to draw visitors into the waterfront plaza and marina
area.

An art gallery will be an important place that local artists can display their work for sale and
become known in the community, complimenting the proposed recording studio that will meet an
existing need for a high quality facility in the area.

A job training and job placement center will be included as part of the plan to segue from
the R&D area to the park and marina area, linking employers with employees from the local
community in search of quality jobs.

The cottage from the shipbuilding era at 900 Innes Avenue, with historic landmark status, will
be preserved. A plaza will be created between the cottage and the proposed maritime museum,
designed with a breezeway in place of the first floor of the building to maintain the connection to
the waterfront.
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infroduction

tfo India Basin shoreline

“It's nice to see someone take an
interest in this place.”

-Unknown Neighborhood Resident
During April 17, 2008 Site Visit

INDIA BASIN SHORELINE - PROPOSED CONCEPT PLAN
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1. INTRODUCTION

This proposed design for development has been developed through a
collaboration between the San Francisco Redevelopment Agency and
graduate studentsin City and Regional Planning at California Polytechnic
State University, San Luis Obispo. It is inftended for educational purposes.

The San Francisco Redevelopment Agency and Department of City
and Regional Planning at CalPoly have agreed to work in unison for
the development of conceptual plans of the India Basin Shoreline
area in the Bayview/Hunter’'s Point neighborhood area. Three separate
conceptual plans were developed through CalPoly’'s CRP 553, Project
Planning Laboratory class featuring different perspectives of potential
redevelopment for the India Basin Shoreline area. The San Francisco
Redevelopment Agency is encouraged to utilize any of the submitted
plans in a way that would be helpful for future development of the area.
This plan represents one ot those three proposed conceptual plans as
compiled by a team of eight graduate students.

chapter 1 - infroduction to India Basin shoreline
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- CHAPITER

INDIA BASIN SHORELINE - PROPOSED CONCEPT PLAN

S te

inventory and analysis

“Site analysis is a fundamental
component of site planning. A
thourough analysis of a place
enables the planner to link
conservationanddevelopmentgoals
to site-specific characteristics.”

-Frederick R. Steiner
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2.

Figure 2.1

INDIA BASIN: SITE INVENTORY AND ANALYSIS

2.1 - INTRODUCTION

Located in the heart of the Hunters Point neighborhood of southeastern
SanFrancisco, the parameters ofIndia Basin are roughly the neighborhood
surrounding Cargo Way, Third Streetf, Evans and Innes Avenues to the
Hunters Point Shipyard, from the top of the hill to the water. India Basin’s
history dates back to the end of the nineteenth century, when it once
buzzed with activity from its extensive dry-docks and shipyards. India Basin
also boomed again during World War Two, when it was used as a marina
by the U.S. Navy, following the purchase of a steel millin 1939. In its place
was Hunters Point Naval Shipyard, which expanded the industrialization
of the surrounding area. Over 15,000 people moved to the area in order
to work at the shipyard, and the facility quickly became the economic
backbone of the community. In 1974, the Navy closed the shipyard,
leaving the majority of its former employees jobless. Since this time the
area has become blighted and only minimal efforts by the City of San
Francisco to improve the area exist at present — notably a children’s
playground and basketball court. This chapter will provide a detailed
analysis of the existing conditions, natural environment, community, and
local market of the India Basin (Figure 2.1).

India Basin Shoreline Existing Conditions

+

chapter 2 - site inventory and analysis



california polytechnic state university, san luis obispo 4 crp 553 Project Planning Laboratory

The following information is drawn from a site analysis conducted on
April 17, 2008 and India Basin Shoreline/Area C Asset and Context
maps provided by the San Francisco Redevelopment Agency.

2.2 - ExisTing CONDITIONS

2.2.1 - Existing Land Uses and Structures

The India Basin Shoreline (Area C) consists of approximately 70
acres in southeastern San Francisco. The existing zoning for the
India Basin Shoreline (Area C) is divided into the following four
zones: Neighborhood Commercial (NC-2), Manufacturing (M-1),
Manufacturing (M-2), and Public (P). The northern section of Area C
is owned by Pacific Gas and Electric (PG&E) and is the only section
within the area zoned as Manufacturing (M-2). The site currently
contains remnants of a power plant, which PG&E is in the process
of deconstructing. The site also contains a fransmission line which
connectsinto the city’s power grid and a historic landmark building
along Innes Avenue (Figure 2.2).

Moving south from the PG&E site along Hunters Point Boulevard,
the coastal side of the street is zoned for Manufacturing (M-1) and
Public (P) uses. The primary land owners in this section are PG&E,
the Recreation and Park Department, and Shipyard Holdings, LLC
(Cassidy) (Figure 2.3). Key usesin this section are recreation and work
conducted at the boat harbor. The park contains an asphalt trail
which runs along the coastal section of Area C. The land located
on the inland portion of Hunters Point Boulevard in this section is
zoned Neighborhood Commercial (NC-2). The entire section of
land bordering the coastal side of Innes Avenue throughout Area
C is zoned Neighborhood Commercial (NC-2). Businesses include
Surfside Liquors which is a small grocery store and an office for an
environmental justice non-profit. The area has multiple owners.

The southeastern section of Area C (Figure 2.4) is comprised of
Manufacturing (M-1) and Public (P) uses. The land is currently vacant
open space with the coastal tip being used for park space. The
park space is mostly open space which has not been maintained.
The asphalt trail which runs along the coast of Area C ends abruptly
due to a chain linked fence which separates the area from the
adjacent naval base.

Figure 2.2

900 Innes Avenue

Historic Boathouse Recently Nominated
for Historic Landmark Status

Figure 2.3

Existing PG&E Power Plant Structures

Electrical Grid Network in Foreground is Remaining
Building Structure in Background is Under
De-Construction Process

Figure 2.4
Southeast Section of Area C



2.2.2 - Connections and Linkages

The common theme for Area C in
terms of connections and linkages is
one of isolation. Area C includes an
asphalt trail along the bay which ends
abruptly at the southeast section of the
property where the naval base begins
(Figure 2.5). The area is not maintained
which makes the trail more prone to
criminal activity. Along Innes Avenue,

Figure 2.5
Bay Trail - Abrupt End at Site Boundary

there are four rundown staircases which connect the existing housing to
Area C. These staircases need to be improved.

2.2.3 - Public Services

Figure 2.6

Public transit is lacking in the area.
There is only one bus route running in
the area at this time. Area C possesses
basic infrastructure including roads,
sewer lines, and power lines.  Futfure
bus routes are planned for the area
dependant on future development
(Figure 2.6).

Innes Avenue - Main Transportation Route

2.2.4 - Opportunities with Existing Land Use

<+ Bay trail connection
+ Linkage with existing housing

+ New mixed use commercial/residential
+ Enhance road conditions, especially on Innes Ave
+ Increase defensible space (Improving parks and incorporating

new building designs)

2.2.4 - Constraints with Existing Land Use

<+ Multiple property owners
<+ Existing residents
+ Liquefaction

+ Rising Bay Levels (Global Warming and Tide)

2.2.5 - Existing Land Use Summary

Area C possesses a variety of opportunities to increase connectivity with

chapter 2 - site inventory and analysis
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existing housing and to transform vacant open land in to mixed-
use development. Constraints such as multiple property owners
and existing residents will heavily influence future development.
Environmental factors such as rising water levels in the bay due to
global warming and possible liquefaction issues will also influence
future development. Utilizing new building design to create
defensible space would benefit the entire area. See attached map
for visual details of existing conditions

2.3 - NATURAL ENVIRONMENT

2.3.1 - Topography Sources

Area C slopes steeply from
Hunter's Point Heights down

to the bay shore (Figure

2.7). Existing residential and
commercial development is
confined to a narrow strip of

gently sloping and flat land
alongInnes Avenue. The PG&E

site and the vacant land at

the southeast end of the area

are flat. The shoreline is a mix

of failed wetlands, rip rap,

and functioning wetlands. No Figure 2.7
major creeks drain into the View From Hunters View Projects Overlooking India Basin Shoreline
areaq.

2.3.2 - Soil
The large flat areas of the site are
infill of unknown origin (Figure 2.8).
Due to seismic risks, structures built
on these soils will require significant
and costly engineering solutions.
The steep hillside soils contain
serpentine outcrops. The PG&E site
Z‘;Z’Zi;ﬁm”g India Basin Shoreline is likely to have contaminated soils.
The soil in the neighboring shipyard
is chemically contaminated and radioactive. Remediation
measures must be carefully followed with future development in
these areas.



Figure 2.9

India Basin Shoreline Visitor Enjoying Waterfront Views

2.3.3 - Vegetation

Large areas of the site are dominated by native and non-native invasive
plants typical of undisturbed sites in the region. The serpentine hillsides
harbor many rare plant species and native flowers. There is potential for
threatened and endangered plants to exist on the hillsides as well as
associated fauna. Tidal wetlands vegetation exists in a few pockets but
most of the shoreline vegetation is upland, non-aquatic. Landscaped
areas are planted heavily with eucalyptus. Fitch Street is lined with
poplars.

2.3.4 - Views

Area C has many notable
view sheds (Figure 2.9). To
the north there are views of
the downtown San Francisco
skyline. Looking East across the
bay, downtown Oakland and
Mt. Diablo are visible. Just east
of the downtown San Francisco
skyline, is an undesirable view
of the Port of San Francisco’s
large waste fransfer facility.
These views exist across most
of the area, including already
existing homes along Innes
Avenue and along the hills of
Hunter's Point Heights. Preserving existing views could be a constraint to
development within the Southeastern portion of the area.

2.3.5 - Climate

The macroclimate, as measured by data collected from the San Francisco
airport located approximately six miles to the south, is moderate with an
average annual temperature of approximately 60 degrees Fahrenheit
and annual precipitation of less than 1.9 inches per month. India Basin
has a unique microclimate because the area is tucked in behind the
downtown core on the west shoreline of the San Francisco Bay, which
acts as a natural barrier from the prevailing winds coming down from the
North. The India Basin area is less susceptible to fog throughout the year
which enhances the views as described above.

chapter 2 - site inventory and analysis
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2.3.6 - Opportunities with Natural Environment

+ Views of San Francisco Bay, downtown San Francisco
and mountains

+ Waterfront access

+ Lower levels of fog throughout year

+ Protected estuary at Heron's Head Park prevents future
development blocking views

+ Relatively level land in developable areas

2.3.7 - Constraints with Natural Environment

<+ Tide restrictions prevents building within 25’ distance of
shoreline

+ Protected natural habitat of the Mission Bay
Blue Butterfly

+ Prevailing winds can bring smells from sewer treatment
plant

+ Steeprise in topography along southwest edge of Innes
Avenue limits connectivity

< Shoreline limits possibilities for connection of San
Francisco Bay Trail

+ Weftlands development restrictions

2.3.8 - Natural Environment Summary
Area C provides a unique blend of
natural environmental conditions
which offer a tremendous amount
of opportunity for redevelopment.
The natural settings are optimal for
a variety of possible end uses that
can take advantage of favorable
shoreline terrain, protected
climate and premium views (Figure
2.10). Each of the constraints listed
can be creatively turned into an
enhancement of the India Basin
location. Incorporating the natural
environment with incoming urban
design will benefit both existing
and future tenants of the area. See
aftached map for visual details

Figure 2.10
India Basin Shoreline - Looking South



of natural environment. Cross sections showing existing topography
elevations has also been included for visual details.

2.4 - RELEVANT DocuMENTS; ComMUNITY PERCEPTIONS AND CULTURE

2.4.1 - Existing Plans / Future Projects / Applicable Land-
Use Regulations
The existing land uses in the zoning map for India Basin (Area
C) include: M1 Manufacturing, Neighborhood Commercial,
and Parks (Figures 2.11 and 2.12). However, current plans for
future development call for Residential, Retail, Office and Arts
/ Light Industry in addition fo M1 Manufacturing, Neighborhood
Commercial, and Parks / Open Space. Therefore, changes
need to be made to zoning regulations in the area for current
plans to be carried out. One large change that is being made
currently is the deconstruction of the PG&E power plant. This is
e currently zoned as M1 Manufacturing, though this could easily be
Different Land Uses of India Basin - changed to accommodate another zoning type — depending
iﬁi’;@;ﬁ'fﬁg o san FranciscoON the type of development that is agreed upon for the site. The
Redevelopment Agency Bay Trail presently extends into India Basin but is lacking smooth
connection around the historic ship building area.

INDIA BASIN SHORELINE / AREA C CONTEXT

Figure 2.12
Current Land Use Zoning of India Basin Shoreline Area / Map Courtesy of San Francisco Redevelopment Agency

INDIA BASIN SHORELINE -~ PROPOSED CONCEPT PLAN

chapter 2 - site inventory and analysis
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2.4.2 - Local Market

India Basin (Area C) is largely composed of the large PG&E property,
open space along the waterfront, and a number of small parcels
conftrolled by number of owners primary concentrated along Innes
Avenue and the paper street of Hudson Avenue (Figure 2.13).
These parcels include a mix of new housing development, older
business and light industrial uses including a light industry/arts
complex near to the historic shipbuilding area. Also of significance
is the Acosta holdings around Arelious Walker Drive. This area is
commonly referred to as the India Basin Flats and is currently zoned
M-1 manufacturing (Figure 2.14).

Recently, the holdings owned by Shipyard Holdings, LLC
were donated to the non-profit group Tenderloin Housing
Clinic and was appraised at between $17 million to $19 million
with the intention of being developed as housing. [http://
www.bizjournals.com/sanfrancisco/stories/2008/03/10/story4.
html2b=1205121600A1601721#1]

Lastly, the largest land holder in the India Basin shoreline area is
PG&E. Holdings include the recently decommission PG&E power
plant, existing fransmission center and adjacent parcels. These
holdings have potential for new commercial/industrial and/or new
recreational space.

Figure 2.15
Aerial Photograph of Hunters Point Shipyard, October 25, 1945
Photo Courtesy of San Francisco Public Library
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Figure 2.13
Industrial Working Complex Located at the Corner
of Innes Avenue and Hunters Point Boulevard

Figure 2.14
Working Waterfront Area Located Between
India Basin Shoreline Park and India Flats

2.4.3 - Historic Evolution
of the Area and Social and
Cultural Factors

The larger Hunters Point
Area, named for the original
landowners, is associated
more recently with the
adjacent, now shuttered,
Navy Base and the ship
building industry  (Figure
2.15). The India Basin shore
still includes the remnants
of this industry and has an
extant shipbuilding cottage
at 900 Innes Avenue which
is being discussed for historic
land marking.



Since World War |l, Bayview/
Hunters Point has been the
home to San Francisco’s largest
African American community.
After the decommissioning of
the Hunters Point shipyard in the
1970's (Figure 2.16), the area
went info decline with a higher
crime rate and lower median
income than the City of San
Francisco. Recent years has
witnessed anincreasing diversity
in the neighborhood as Asian
and Hispanic immigrants, artists
Figure 2.16
Hunters Point Neighborhood, 1960 and others have found an area
Photo Courtesy of San Francisco Public Library of relatively cheap housing and
space. Most recently the opening of the 3rd Street Muni Metro light rail
line has brought renewed hopes for revitalization and concerns about
gentrification. It remains to be seen if these trends in the larger Bayview/
Hunters Point willimpact the relatively isolated India Basin.

Adominate presenceinthe
neighborhood is the now
closed PG&E plant and
facilities (Figure 2.17). Built
in 1929, it was considered
one of the dirtiest in the
state and accordingto U.S.
Environmental Protection
Agency reports Bayview/
Hunters Point has some of
the highest air pollution
emissions in the City. The
area also  experiences
high rates of cancer and
asthma and though no
studies linked the plant Zfigwe2l7
Entrance to Pacific Gas & Electric Company Steam Plant
directly, its presence WQAs Located at the Corner of Jennings Street and Evans Avenue, 1948
a source of contention 7 CowteafSanbrancisco Public Library
with neighbors for decades. [Leslie Fulbright SF Chron As PG&E closes
its old, smoky power plant, the neighborhood breathes a sigh of relief]

chapter 2 - site inventory and analysis
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Activists succeeded in correcting this
environmental justice issue watching the
plant close on May 15, 2006.

Inland of India Basin is a mix of public

and affordable housing, some of which

was built as Navy housing during World

War Il (Figure 2.18). There are plans to

rebuild some of this housing to improve

living conditions and reconnect it fo the  riguwe21s _

sounding neighborhoods  (Figure 2.19). i i i

The redevelopment of the Hunters Point oo Cowtesyof San Francisco Public Library

shipyards by Lennar Corp. could also have

a large impact on the Bayview/Hunters

Point with the potential for thousands of

new residents, new recreational facilities,

and the potential new 4%ers stadium. With e 1o

this comes community concerns about Hunters Point Shrimp Co. Building, 1957
the new housing affordability and the Proto Courten ofSun Franeiseo Public Library
aforementioned issue of gentrification.

2.4.4 - Community Needs and Demands (Existing and

Projected)
From the Hunters Point Shoreline Community Workshop document
(2007) there were several areas of consensus within the community
with regards to land use proposals for India Basin. To begin,the
general consensus is that the redevelopment efforts should create
a mixed-use neighborhood; improve the hillside pathways, reduce
conflicts between land uses (namely housing and industrial); and
provide neighborhood-serving retail, such as coffee-houses, small e 220
shops (Figure 2.20), and fitness studios (p. 54). In addition, other 1umes Avenue Looking Sourh
outcomes of the redevelopment should include: an activated
waterfront through open space and water-oriented facilities; a
community center to serve the neighborhood (especially young
people); and an overall increase in open space (p. 55) (Figure
2.21).

There were, however, numerous points of contention that
emanated from this community workshop. The areas of uncertainty

include the following: the location and type of commercial uses;
Figure 2.21
Hunters Point Boulevard Looking Northeast
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what uses should be located on the old PG&E power plant site; the type
and location of housing; the balance between housing and open space;
the location of neighborhood serving retail; and the use of grassland/
serpentine hillside. What is apparent from this is that over half of these
problems relate to the issue of locating certain uses within the site.
Much of the broad uses have already been agreed upon in community
discussion, but it is now a case of fine-tuning the details of these proposals
and attracting the appropriate investment. See attached map for visual
details of community perceptions, culture, and local market.

2.5 - CONCLUSION

Though relatively isolated and neglected relative to the city as a whole,
India Basin has a number of opportunities which, in the land constrained
city of San Francisco, make carefully planned redevelopment likely to
find success. There is an excellent opportunity to transform the formerly
contentious and polluting PG&E site info something positive for the
community and the city. In addition, there are a number of underutilized
and empty parcels, an opportunity to connect the Bay Trail, increase
open space, protect native habitat, and to make better connections to
the adjacent communities. This potential can find a balance which can
attract development while providing needed public benefits to the area
(Figure 2.22).

Figure 2.22
Closed Business Located Along Innes Avenue

21
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COMMUNITY PERCEPTIONS, CULTURE AND LOCAL MARKET

Opportunities Constraints

Waterfront develop- Land marking 900
ment - recreation Innes

Connection of the Serpentine hillside
Bay Trail PG&E power tfransmis-
PG&E site sion structure

Public facilities Multiple landowners
Mixed-use develop-

ment

New open space

Ownership Key

1. PG&E

2. Recreation and Park Dept.
3. Shipyard Holdings LLC (Cassidy)
4. McGinity Family Trust of 96
5. City Property

6. Jajeh

7. Pinkard

8. RFJInc.

9. Spear

10. Doherty

11. RLM Development

12. Wintersteen-Moussier
13. Bersan

14. JJ and Jane E.Wintersteen
15. India Cove LLC

16.0lson

17.Coast Pacific

18.Acosta

19.Ignatius Ara

20.Arriaza

21.Banya 2000 LLC
22.Hamman

23.Nicholson
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Commercial / Residential

Open Space

Constraints:

- Multiple Property Owners

- Existing Residents

- Liquid Faction

- Global Warming (Water Levels)

Opprtunities:

- Bay Trail Connection
- Linkage With Existing Housing
- New Mixed Use Commercial / Residential
- Enhance Road Conditions
- Increase Defensible Space (Improving
parks & Incorporating New Building Designs)
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Natural Environment Opportunities

Views of San Francisco, bay and mountains
Waterfront access

Lower levels of fog throughout year
Protected estuary at Heron's Head Park prevents future de
blocking views

Relatively level land in developable areas

Important Views

1. Downtown SF

2. Port/Transfer Site

3. Downtown Oakland

Natural Environment Constraints 4. Mt. Diablo

'| 2 5. Hunters Pt. Shipyard
Tide restrictions prevents building within 25" distance of shorelir
Protected natural habitat of the Mission Bay Blue Butterfly
Prevailing winds can bring smells from sewer treatment plant Important Natural Features
Steep rise in topography along southwest edge of Innes Avenue i 3

connectivity

Shoreline limits possibilities for connection of San Francisco Bay Trail - Serpentine Hillside

- Wetlands

| Degraded Wetlands

Prevailing Winds NW to SE
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case study

Mission Bay Redevelopment

“Mission Bay is the biggest shot in
the arm this City has received in
more than 30 years, and I'm proud
fo say that, together, we made it
happen.”

- Former Mayor of San Francisco
Willie L. Brown
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Figure 3.1

3 - CASE STuDY

MissioN BAY NORTH REDEVELOPMENT
A CASE STUDY IN PLAN IMPLEMENTATION

3.1 - ABSTRACT

This report evaluates the implementation of the Mission Bay North
Redevelopment Project Plan on how well it met the planning and design
objectives stated in the plan. It begins with an overview of the project
history, context, and general objectives. It further analyzes the specific
planning and design objectives and addresses how well they were
implemented. Finally, this report discusses the city and regional impacts
and implications, and ends with the lessons learned from this project.

3.2 - INTRODUCTION
The Mission Bay North Redevelopment Project is a 65 acre neighborhood
located on the central bay shore of San Francisco, California (Figure
3.1). The plan area, which includes filled in portions of the bay, lies
between the San Francisco Bay and Interstate-280 and is show in Figure
1. The Board of Supervisors established the Mission Bay North and South
Redevelopment Project Areasin November 1998. The plan was prepared
by the Redevelopment Agency of the City and County of San Francisco.
Development is controlled through the Redevelopment Plans and
Designs for Development, Owner Participation Agreements between
the Redevelopment Agency
and master developer / land
owner Catellus Development
Corporation,andinteragency
Cooperation  Agreements,
which  commit all  City
departments to the Mission
Bay Infrastructure Plans.

The majority of the plan area
originally served as a rail
yard for the Santa Fe Pacific
Railroad Company before it
was transferred to Catellus
Development  Corporation

Aerial photo of Mission Bay project area
Photo Courtesy of San Fancisco Redevelopment Agency

+
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in 1990 (Figures 3.2 and 3.3). Catellus subsequently sold and sub-
contracted several parcels to other developers. Developers broke
ground on Mission Bay in October 2000.

According to the San Francisco Redevelopment Agency, Catellus
will construct over $200 million in public infrastructure in Mission Bay,
to be financed through special assessments and increased property
taxes generated by the development. Upon completion, the right-
of-way and utility improvements will be accepted for operation
and maintenance by the City. The Redevelopment Agency will
operate the park system, funded by annual assessments against
private property in the redevelopment areas.

In recent years, the plan area has evolved into a vibrant
neighborhood that incorporates a variety of uses including office
space, business services, retail, entertainment, utility, housing, and
recreation and open space. Itincludes a new public branch library,
childcare centers, a senior service complex, and other community
facilities. Mission Bay North will be served by Muni’'s new 3rd Street
Light Rail system as well as two bus lines and Caltrain. Mission Bay is
expected to create over 31,000 new permanent jobs, in addition
to hundreds of ongoing construction jobs. Development will take
place over 20 to 30 years. Total development cost for Mission Bay is
expected to exceed $4 billion.

3.3 - OVvErRVIEW OF PROJECT OBJECTIVES

The Mission Bay North Redevelopment Project Plan contains
planning and design objectives which serve to guide plan
implementation for the redevelopment area (Figure 3.4). The
objectives focus on land use, urban design, neighborhood
environment, recreation and open space, commerce and industry,
and tfransportation. Specifically, the plan aims to recognize the
positive attributes of the city and bay, to enhance and conserve
those attributes, and to improve the quality of the living environment
based on human needs. The plan seeks to create a vibrant
community with an expanding economic base by incorporating a
variety of uses including office, business and community services,
retail, entertainment, utility, housing, and recreation and open
space. Buildings are to be developed on a safe and convenient
pedestrian scale that relates to the adjacent buildings and

26

Figure 3.2

Kentucky Street (now 3rd Street) grading work
circa 1870

Photo courtesy of Glenn Koch

Figure 3.3

Mission Creek - From 4th and Channel Streets, 1926
Photo courtesty of San Francisco History Center of
San Francisco Public Library

Figure 3.4
Mission Bay North Redevelopment
Project Boundaries



waterfront. Meanwhile, street systems should be consistent in function
and design with the character and use of adjacent land and efficient
traffic flow. The plan area should also accommodate the expansion of
transit services to, from, through, and within Mission Bay North.

3.4 - PLANNING AND DESIGN ANALYSIS

The Mission Bay North Redevelopment Project Plan possesses detailed
land use objectives (Section 104, p. 3) which are consistent to the overall
redevelopment objectives (Section 103, p. 2) and the Central Waterfront
Plan of the City of San Francisco General Plan. The planning objectives
and policies are broken down into key categories including land use,
urban design, neighborhood environment, commerce & industry which
significantly impact real property development. Other key categories
which impact land use such as tfransportation and open space are also
addressed in the document.

3.4.1 - Land Use

The first objective of the plan is to
take advantage of the vibrant
urban community in Mission Bay
North, whichincorporatesavariety
of uses including office, business
services, retail, entertainment,
ufility, housing, and recreation
and open space (Section 103, p.
3) (Figure 3.5). Five subsequent
policies are given under objective
1 in order to ensure that the
objective is met. Policies focus on
intfegrating land use compatibility
when placing various services
(policies 1-2) in addition to
providing services which cater to
locals and visitors (policies 3-4).
Policy 5 places an emphasis on
promoting building forms and
uses which will provide visual
interaction between building

. OPEN SPACE

MISSION BAY RESIDENTIAL 4
(Mixed use including
Neighborhood-serving Retail)

. MISSION BAY HOTEL

. ucsk

[ com=rciaL npusTmiAL

(Mixed use including Retail)
PUBLIC FACILITIES
(School, Police, & Fire)

7 RETAIL LOCATIONS

KSR
w| N

IS
© .|
©
©

B

N
—
Ve ™

p
B

- I
~ &

=
>
2

)

u
- B
8 g

MISSION BAY LAND USE PLAN
SAN FRANCISCO, CALIFORNIA | November 2005

Figure 3.5 .
Mission Bay Land Use Plan occupda nts and ped estrians.
Developed for Mission Bay Redevelopment Plan

Land Use Map Courtesy of San Francisco Redevelopment Agency

INDIA BASIN SHORELINE - PROPOSED CONCEPT PLAN

chapter 3 - case study: Mission Bay North redevelopment




california polytechnic state university, san luis obispo 4 crp 553 Project Planning Laboratory

The second objective is to assure that adequate community
services and facilities are provided for Mission Bay North residents
and working population (Section 103, p. 4). The two policies
provided call for adequate community services, facilities, and
infrastructure for the residents and working population of Mission
Bay North. The policies provided in section 103 regarding land use
are strengthened by the General Controls and Limitations (Sections
304.1 - 304.9, p. 13- 15) section in the plan. Key restrictions limiting
the maximum number of buildings to 200 (Section 304.3, p. 14) and
the number of dwelling units to 3,000 (Section 304.4, p. 14) had
played an integral role in the final real property development of
Mission Bay North. According to the Mission Bay Redevelopment
Summary provided by redevelopment staff, as of February 2008,
eleven projects resulting in 2,175 units have been completed (p. 3)
(Figure 3.6).

Overall the land use in Mission Bay North has become consistent
with the objectives and policies set forth in the plan for the area.
The General Confrols and Limitations section is an important
instrument provided in the plan to strengthen the stated policies.
More time will be needed to assess whether the neighborhood
will possess the vibrant community completed with local services
envisioned in the land use objectives. Current construction on the
final residential towers is most likely impeding pedestrian activity in
the area. In the future, some ground levels suites utilized for selling
new condominiums may be converted to provide other services
for locals and the working population (Figure 3.7).

3.4.2 - Urban Design

The third objective for Mission Bay North is to emphasize the
characteristic San Francisco development patterns (Figure 3.8),
which give its neighborhoods an image and means of orientation
(Section 103, p. 4). Seven subsequent policies are provided to
achieve objective 3. Policies 1 — 4 primarily focus on retaining
viewsheds by protecting views of the Bay, the Bay Bridge, and the
I-280 freeway. Emphasis is also placed on providing “pedestrian
scale and interest in ground floor treatments of buildings through
the use of freatments such as clear glass fenestration, cornice
treatments and detailed facades” (Section 103, p. 4). Policies 5-7
emphasize the quality of design via height variation (density levels)
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Figure 3.6
Mission Bay Norh Housing
Waterfront Walkway With Open Plaza Area

Figure 3.7
Mission Bay Norh Housing Development

Figure 3.8
New Mission Bay Development With
Existing Waterfront Homes in Foreground



Figure 3.9
Mission Bay North

Showing Street Level Retail and Mixeed Use

and style variations. Policy 7 states “Avoid exireme contrasts in color,
shape and other characteristics, which will cause new buildings to stand
out in excess of their public importance” (Section 103, p. 4).

The fourth objective in the plan is to
create a building form for the Mission
Bay North area such that the scale of
the development relates to the adjacent
waterfront and buildings (Section 104,
p. 5) (Figure 3.9). Two policies are given
which are similar to the policies given
for objective 3. Policy 1 states "“Building
heightsshoulddecrease asthey approach
the water's edge” (Section 103, p. 5).
Policy 2 recommends that building design
should vary to reduce perceptions of
bulk. Limitations on type, size, and height
of buildings (Section 304.5, p. 14) have
been implemented to achieve urban design objectives. In addition to
meeting building code requirements, the following section addresses
retail space, floor area ratios, and building height.

According to the redevelopment plan, “Approximately 500,000 Leasable
square feet of retail space should be allowed within the Plan Areaq.
The floor area ratio for Mission Bay North Retail shall be a maximum of
1.1:1, averaged over the entire Mission Bay North Retail land use district,
excluding Dwelling Units. Maximum building height within the Plan Area
is 160 feet. In addition to the 500,000 Leasable square feet, a total of
up to 5,000 Leasable square feet of Local-Serving retail uses may be
constructed on Agency-sponsored affordable housing sites” (Section
304.5, p. 14).

The subsequent real property development
present in Mission Bay North reflects the desired
outcomes of the stated objectives. A visual
survey of the development leads one to believe
that the area has been constructed well in terms
of design. No one building sticks out profoundly
or confuses the pedestrian in terms of use or

importance (Figure 3.10). Bulk hasn't become a
Figure 3.10
Open Space Located in
Mission Bay North

chapter 3 - case study: Mission Bay North redevelopment
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serious impediment to the design objectives of the development.
The majority of the completed developments possess walkways
which reduce emphasis on bulk and enhance pedestrian
circulation. The enhanced pedestrian circulation conftributes to
opportunities for an overall increase in pedestrian activity in Mission
Bay North (Figure 3.11).

3.4.3 - Neighborhood Environment

The fifth objective is to develop new residential neighborhoods
in consideration of the character and quality of traditional San
Francisco neighborhoods (Section 104, p. 5). Nine policies are
provided in order to achieve neighborhood environment goals.
Policies are similar to those established for urban design in that their
focus is gearing building design to encourage pedestrian activity
on the street level. Policy 9 states “Design buildings in consideration
of noise and traffic in the area. Such design can include measures
such as placing residential units above a podium of parking or
commercialuses, installing double-glazed windows and using sound
attenuation construction

methods and materials along

the traffic-facingwalls, placing

sleeping quarters away from

noise sources, and installing

varieties of tress that tolerate

traffic impacts” (Section 104,

p. 5).

The resulting development
within ~ Mission Bay North
seems to have remained
consistent  with the stated
objectives.  As mentioned
earlier, current construction of
residential towers (Figure 3.12)
may be inhibiting pedestrian activity at this fime. Building design
has resulted in a neighborhood environment that is perceived to
be safe which is consistent with policies 7 and 8 (Section 104, p.
5). Itis difficult to ascertain the effectives of noise mitigation within
dwelling units without surveying current residents. The location of
basketball courts under the 1-280 freeway is an excellent use of
space. The location possesses too much noise to be used as a
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Figure 3.11
Mission Bay North Walkway

Figure 3.12
Construction Activity in
Mission Bay North



place of tfranquility and leaving the area vacant would most likely result
in a threat to neighborhood security and harmony. The kayak storage
unit is an excellent instrument to engender a sense of community among
residents and visitors alike.

Figure 3.13
Neighborhood Retail
Located Adjacent to Mission Bay North

The eighth objectiveisto expand
employment opportunities
in Mission Bay North for San
Francisco residents  (Section
104, p.6). Two policies are given
which call for job creation
(Figure 3.14). Policy 1 calls for
the creation of jobs for highly
skilled professionals and Policy
2 calls for the creation and
retention of jobs which require
little or no specialized skills.
These two polices are calling
for a diverse workforce which
would be consistent with the
diverse economic base set forth
by objective 7.

Figure 3.14

3.4.4 - Commerce and Industry

The seventh objective is to maintain,
enhance, and diversify a sound and
dynamic economic base for Mission Bay
North and the City (Section 104, p. 6é).
The two policies provided emphasize a
diverse economic base with businesses
which are compatible with adjacent uses
(Figure 3.13). Policy 2 states "Encourage
complimentary support services to
Mission Bay North such as office, business
service and neighborhood-serving retail
in order to add to the economic diversity
of the area and the City” (Section 104,

p. 6).

University of California, San Francisco - Mission Bay Campus
Photo Courtesy of UCSF Campus Planning
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The Mission Bay North development for the most part has remained
consistent with stated objectives and policies. The one difficult task
ahead that may not be fully realized is a significant presence of
high skilled jobs in Mission Bay North. The location of key skilled
centers such as UCSF in Mission Bay South would suggest an
agglomeration of high skilled positions in the south versus the north.
Another important factor is that the proximity of Mission Bay North
to AT&T Stadium and a variety of restaurants would suggest that
the majority of jobs located within the development will require

employees with minimal skill sets.

3.4.5 - Real Property Development

This section analyzes the impact that
projected  objectives, policies, and
implementation have had on real property
development in the Mission Bay North
Redevelopment Project (Figure 3.15).
Particularemphasisis placed on designated
land use districts and the resulting effects on
key issues including but not limited to: land
uses, building types, house types, number of
units, density, and leasable area. Specific
aftention has also been paid towards the
low and moderate income housing element
of the Mission Bay North Redevelopment
Project.

3.4.6 - Land Use Districts

The Mission Bay North Redevelopment
Project is divided into four categories
to direct real property development in
order to be consistent with the overall
redevelopment objectives (Section 103,
p. 2) and the Central Waterfront Plan of
the City of San Francisco General Plan.
Each district possesses suggested principal
(favored) and secondary uses.

3.4.6.a - Mission Bay North Residential

Avalon at Mission Bay The Beacon
250 rental units.

including 21 affordable units
7,800 sq. ft. of retail space
Completed in March 2003

Rich Sorro Commons

595 condominium units ~100-unit, family, very
including 27 affordable units
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Figure 3.15
Mission Bay Development Projects Map
Map Courtest of San Francisco Redevelopment Agency

The Mission Bay North Residential land use district consists of
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residential uses, compatible local-serving retail, and other uses which
can be in mixed use facilities. Principal uses permitted in the Mission Bay
North Residential district include dwelling units, retail, restaurants, office
uses, and home business services. Secondary uses include institutions
(child care, social service, church, etc.), animal care services, and
retail sales and services such as aerobic studios. The secondary uses
are preferred to be located within the Mission Bay North Retail land
use district if possible. The Mission Bay North Residential land use district
has remained true to the original redevelopment plans. The district is
comprised primarily of residential dwellings while possessing some ground
level businesses geared towards providing services for locals.

3.4.6.b - Mission Bay North Retail

The Mission Bay North Retail land

use district consists of retail sales,

destination retail, assembly, and

entertainment (Figure  3.16).

Residential uses can be mixed in

with the aforementioned uses.

Principal uses permitted include

dwelling units, institutions (child

care, social service, church, etc.),  rigue 16

retail, and entertainment such as f{‘)ﬁ‘{’l’[’(f{"i‘d’/‘“‘(‘m[ o Mission By Novth

theaters or nighttime recreation

(night clubs). Secondary uses include live/work units, parking, or outdoor
activity areas. The emphasis in this district is to provide services which will
enhance pedestrian activity by drawing locals and visitors into the area
to take advantage of shopping and entertainment venues.

The Mission Bay North Retail land use district has remained consistent with
stated objectives and goals. Some of the businesses listed as principle
uses such as an automobile wash or open recreation area are unlikely to
come to fruition due to fiscal constraints. These uses are highly unlikely
to generate sufficient revenues in order to occupy the valuable space
within Mission Bay North.

3.4.6.c - Mission Bay North Public Facility

The Mission Bay North Public Facility land use district consists of land other
than housing sites or open space owned by a public or quasi-public
agency designated for public or semi-public use. Uses include storage
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lots, pump stations, and railroad facilities. The Mission Bay North
Public Facility land use district is aimed to be much smaller than the
two aforementioned land use districts. It was established primarily
for the location of storage lots and other public service facilities.

3.4.6.d - Mission Bay North Open Space

The Mission Bay North Open Space land use
district consists of parks, plazas, and open
space corridors within Mission Bay North. Only
recreational and related uses are permitted.
Mission Bay North contains an adequate
amount of open space for locals and visitors
to enjoy. Creative uses of space such as the
basketball courts underneath the I-280 freeway
have conftributed to the amount of open space
present in Mission Bay North.

3.4.6.e - Open space

The open space requirements were divided
into public and private sectors. The plan called
for 6 acres of public open space (Figure 3.18),
and 35 to 70 square feet of private open space
per dwelling unit (p. 30). The public open space
was divided into 5 planning units, which had
three unique characteristics. Units NP1 and NP3
made up the canal frontage or Mission Creek
Park-North Edge, NP2 was a small unit called
Mission Creek Park-Fifth Street Square, and NP4
and NP5 comprised Pumphouse Park, the only
open space with a recreational component.

3.4.6.f - Mission Creek Park-North Edge

The North Edge open space area was designed
as a passive recreational, pedestrian walkway
along Mission Creek (Figure 3.19) and includes
a bank treatment to protect the sites natural

Figure 3.18
Mission Creek Park
Located Adjacent in the Heart of Mission Bay North

Figure 3.19
Watercraft Storage Facility
Located Adjacent to Mission Bay North

amenities (p. 44). The North Edge open space successfully provided
a pedestrian link along the length of the North Mission Bay area.
Benches and overlooks offer great views of the waterfront and were
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Figure 3.20

Pumphouse Park

Located Adjacent to Mission Bay North

placed as to not impede heavy pedestrian fraffic. The space receives
plentiful sunlight and was visible from many balconies and apartment
windows, giving it a safe, defensible feel. The bank treatment, while
difficult to evaluate as the landscaping is immature, did not appear
too park-like and many species of birds were seen in the area. Railings
and barriers noticeably prevented pedestrians from interacting with the
water’'s edge.

3.4.6.9g - Fifth Street Square

The Fifth Street Square open space area, which was designed to be a
passive recreational area with unique character, places an emphasis
on seating and outdoor community uses such as restaurants and retail,
and a pedestrian connection (p. 45). Retail and café activity in this open
space was nonexistent. The space was designed to accommodate a
lively streetscape but such activity has yet to develop. Landscaping
in the park is modest and functional, a large part of the park serves
as a landscaped, open storm drain, while the remaining landscaping
contains a grassy hill, sidewalk benches, and sidewalk frees. No unique
or characteristic sculpture has been erected in the park. The park does
perform well as a major pedestrian connection from the North Edge
corridor to Berry Street.

3.4.6.h - Pumphouse Park

The Pumphouse Park (Figure
3.20) was designed as an active
recreation site with courts, toilets,
and other facilities and the plans
include a pedestrian bridge linking
Mission Bay North and South (p.
46). Pumphouse Park was still under
construction when we visited the
site. The most striking feature of the
park is that it is underneath busy
freeway interchanges and very
noisy. The high noise level of the park
lends it well to active recreation
uses. A basketball/soccer court
had been built but was still behind
a construction fence. The pedestrian bridge was not completed but a
small boat launch facility had been constructed and a kayak shelter

35

chapter 3 - case study: Mission Bay North redevelopment



california polytechnic state university, san luis obispo 4 crp 553 Project Planning Laboratory

was under construction. The park may have some safety concerns
as much of space is not visible from nearby apartments and has
limited access points.

3.4.6.i - Private Open Space

Private Open Space consisted of individual units (balconies,
terraces) as well as shared spaces such as atriums and rooftop
courtyards (Figure 3.21). The spaces were planned to be very
private from the street and to utilize views, as well as provide security
to the streetscape. From the street level, many small balconies and
terraces were visible, but the space seemed very private. Podium
level courtyards existed in most of the large buildings, yet were very
private from the street level. Looking at aerial photos of the areq,
rooftop courtyards seem to be non-existent and could have been
a valuable asset.

3.4.6.j - Pedestrian Scale/Experience

The Pedestrian Scale was planed for by designing at the ground
level (Figure 3.22. This was achieved through the character of the
building base, and particularly through the use of design features.
(p. 58) Furthermore, the plan calls for continuous streetwalls, with
openings only of entrances into buildings, courtyards or mid-block
lanes. Therefore, the sidewalk were planned to enhance the
pedestrian experience by being visually interesting, active and
comfortable (p. 54).

From the ground level, there were many features that enhanced
the pedestrian experience (Figure 3.23). Most notably was the
landscaping, streets furniture, and bay windows. The towers
and orientation of living spaces also enhanced the pedestrian
experience. Stepbacks above the tower base gave the towers
presence at the ground level, and allowed pedestrians to feel
secure because of the overlooking of public spaces. The streetlevel
was lacking in some areas. Most notably was the lack of rusticated
materials, porches, and stoops which were called for in the original
plan. Overall, the pedestrian scale was good, and enhanced the
pedestrian experience, giving opportunities to meet neighbors, be
active and feel comfortable.
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Figure 3.21
Mission Bay Housing With
Private Open Space Courtyard

Figure 3.22
Mission Bay North Walkway
Waterfront Walkway with Open Plaza Space

Figire 3.23
Mission Bay North Housing
Open Walkway Between Buildings



Figure 3.24
Mission Bay North Housing

3.4.7 - Lowand Moderate
Income Housing

This section looks at
the low and moderate
income housing objectives
of the Mission Bay North
Redevelopment  Project
Plan (Figure 3.24). The plan
places a great level of
importance on providing
low and moderate
income housing (Sections
410.1 — 410.3, p. 25 - 27).
The affordable housing
section places emphasis
on replacement housing,

Multiple Housing Types Including Affordable Housing

affordable

housing

production (required percentages of housing stock), and methods to
be utilized by the redevelopment agency to increase and improve the
affordable housing supply. Requirements such as ensuring that at least
15 % of all new dwelling units being built are affordable are consistent
with Community Redevelopment Law (Section 410.2, p. 25).

The real property development present in Mission
Bay North has been quite successful (Figure
3.25). According the Mission Bay Redevelopment
Summary provided by redevelopment staff,
28% of residential units in the development are
affordable. Possessing nearly 1/3 of residential
units as affordable is a great accomplishment.
Through design and land use objectives and/or
policies, Mission Bay North does an excellent job of
intertwining low and moderate income residential
units with market rate units. When strolling through
the Mission Bay North development, one would
have a difficult time separating affordable units
from market rate units. Successful intermingling
of affordable housing with market rate units will
most likely enhance opportunities to achieve
the objectives set forth in the Neighborhood
Environment (Section 104, p.5) section of the
Mission Bay North Redevelopment Plan.

+

Figure 3.25

Artistic Rendering of Proposed Building
Mission Bay Development

Image Courtest of www.skyscraperpage.com
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3.4.8 - Circulation and Transportation

3.4.8.a - Fourth Street

Fourth Street is one of the main transportation focal points of
Mission Bay North (Figure 3.26). The street provides access to the
terminal station of the regional Caltrain commuter rail, the T-Third
Muni Metro line, and a number of cross-town Muni bus lines all of
which converge near to the Caltrain Depot. Fourth Street is a south
only one-way street through SOMA to Townsend Street and is also
the primary path for vehicular traffic traveling south into Mission Bay
before converging with Third Street in Mission Bay South.

The design guidelines make policy statements concerning “fostering
a pedestrian environment, and working to avoid conflicts between
different modes of transportation”(D4D, p. 96). However, at the
intersection of Fourth and King (Figure 3.27), multiple conflicts were
observed between transit, pedestrians, and automobiles where the
confluence of the three creates a bottleneck. The T-Third line must
exit the exiting right-of-way on King Street, cross in front of traffic
and travel south down Fourth Street to eventually meet up with Third
Streetin Mission Bay South. The N-Judah exits the same right-of-way
to its eventual terminus. Pedestrians must travel across King and
Fourth Streets to make transit connections (Figure 3.28), and there
is a high volume of automobiles exiting Interstate 280. This inherent
conflict will be mitigated to some extent with the future Central
Subway alignment. In February 2008, the MTA selected alternative
3B for the alignment of a future central subway which will tfravel
along Fourth Street with more direct access to downtown. http://
www.sfmta.com/cms/mcentral/centralover.htm. There should also
be consideration for moving the station platform to the north side
of King on Fourth to minimize the dangerous cross street transfer
situation for pedestrians. Lastly, consideration to signal priority for
the multi-occupancy lightrail vehicles might enhance the “Transit
First” nature of King Street

The Design for Development document prescribes that the street
“should be designed as a bicycle and pedestrian connection
through the area to Mission Bay South linking to UCSF” (p.87). The
pedestrian connection between Mission Bay North and South is not
fully developed yet as there are sfill large gaps of undeveloped
land in Mission Bay South and extensive ongoing construction. The
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Figure 3.26

Intersection of 4th and King Streets

Figure 3.27
Traffic Flow Along King Street
Crossing 4th Street

Figure 3.28
Pedestrian Traffic Along 4th Street



Figure 3.29

Intersection of 3rd and King Streets

existing bike routes proceed down Fifth Street to Townsend and down
Second Street to King Street. The current configuration does not connect
to Fourth Street or Mission Bay South but planned future lanes will make
this connection with new lanes on Fourth and Berry Streets.  http://www.
sfmta.com/cms/bproj/Bicycle_Plan_Projects_000.htm

3.4.8.b - Third Street Arterial

Third Street is the main vehicular
access point for vehicles tfraveling
north (Figure 3.29) and also,
as described in the Design for
Development document, the
main “arterial connecting to the
South of Market and Mission Bay
South and Bayview Districts” (p.
36). Thisis also a fransit rich street
with accessibility fo multiple cross-
tfown bus routes consistent with
the “Transit First” policy goal. In
SOMA and in Mission Bay to King
Street, Third Street is a one-way
north.

The Design for Development document describes lightrail on Third Street
in anticipation of the future Central Subway project which would provide
direct access to downftown. In February 2008, the SFMTA selected
alternative 3B for the alignment of a future Central Subway which wiill
instead fravel along Fourth Street in Mission Bay North and SOMA. http://
www.sfmta.com/cms/mcentral/centralover.ntm

3.4.8.c - King Street Arterial

King Street (Figure 3.30) is a high

volume arterial street which must
accommodate vehicular flow
exiting Interstate 280 info San
Francisco and is also one of the

main tfransportation focal points

of Mission Bay North. The Design

for Development Document
describes King Street as a “mixed- .. ; 3

King Street
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use, fransit and vehicular street”( p. 88) and as “the major existing
arterial connecting to The Embarcadero” (p. 36) Both the N-Judah
and T-Third Muni Metro lightrail lines travel in a right-of-way on King
Street with a grade separated Muni Metro platform at Second and
King Streets. This speeds up service and minimizes conflicts east of

Fourth Street

The aforementioned conflicts at the intersection of Fourth and King
Street were observed between the two light rail lines, pedestrians
and automobiles (Figures 3.31 and 3.32). A bottleneck caused by
the confluence of the T-Third line exiting and entering the right-of-
way from Fourth Street, the N-Judah exiting the right-of-way along
King Street to its terminus, and pedestrians traveling across King
Street and 4 Street, and the high volume of automobiles exiting
Interstate 280 create congestion. The conflicts with the Muni Metro
T-Line will be mitigated to some extent by the aforementioned
Central Subway. There should also be consideration for moving
the station platform to the north side of King on Fourth Streets to

minimize the dangerous cross street transfer situation for pedestrians.
Lastly, consideration to signal priority for the multi-occupancy light

Figures 3.31 and 3.32
Automobile, MUNI, Bart, Pedestrian, and Bicycle
Traffic all Converge on King Street

rail vehicles might enhance the “Transit First” nature of King Street.

3.4.8.d - Neighborhood Streets

The Design for Development document states that
smaller neighborhood streets “should be designed
to minimize the impacts of vehicular traffic and
maximize pedestrian and neighborhood amenities”
(p.88) (Figure 3.33) . Access toresidential parking and
multiple curb-cuts predominate on Berry Street This
street does not exhibit a strong pedestrian character
although there are some businesses which do create
some pedestrian activity. Venhicular tfraffic on Berry
Street is generally light. 5th Street in the North Mission
Bay boundaries provides another access point to
King Street for traffic traveling from Berry, but no
access from King Street Townsend Street in the North
Mission Bay boundaries project area is a moderately
frafficked street by both autos and Muni Buses and
provides east/west access to the South Beach and
Potrero Hill/Showplace Square neighborhoods from
Mission Bay North.
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Figure 3.33
Mission Bay Transportation Map
Courtesy of SFMTA




3.4.9 - Parking

According to the Design for Development guidelines for Mission Bay
North, parking calculations for the area were to be based on the total
aggregate anticipated square footage per structure rather than be
applied to any single tennant. In terms of the provision of parking for
residents, the guidelines stipulate that there should be a maximum of
one parking space per housing unit. Thus it is clear that from this very
limited provision of parking spaces, residents of the area will be very self-
contained to this vicinity and be dependent on the tfransit system which
exists here in order to access the broader city area.

The General Parking Guidelines of the document are divided into two
sections — ‘Street Frontage’ and ‘Architectural Design’. Under Street
Frontage, the first guideline under this section stipulates that parking for
residential and retail uses may be buffered at grade by street-oriented
uses. Second, that openings to parking areas (other than garage doors)
should be limited to those required in the San Francisco Building Code for
ventilation. Also, these openings should be well above or below eye level
and should use disguise the parking with visually pleasing screens (as
should residential garages). This guideline is mostly successful though the
numbers of parking access points that are clearly visible on Berry Street
Further this street had the feeling of being predominately an access
street primary and only secondarily a pedestrian street. There are also
a large access points for parking ingress and egress of at the Beacon/
Safeway (Block N1) that does degrade the pedestrian environment onthe
Townsend Street side. Third, curb cuts should be spaced and arranged to
maximize on-street parking and minimize sidewalk interruptions. Fourth,
access to parking for commercial and residential uses is discouraged
on King, Third, and Fourth Streets. Parking access was observed to be
minimized on King, 3rd, and 4th Streets to avoid breaking up the confinuity
of the retail frontages. Fifth, in terms of pedestrian access to parking
lots and structures, the guidelines encourage use of public sidewalks to
do this, which should be safe (with good lighting) and well landscaped
to enhance the experience of this public space. Finally, entrances to
parking structures should be conveniently located and accessible by
stairs and elevators, as well as being well lit and having a clear sightline.

The first guideline for Architectural Design is that parking structures should
include retail or other active uses on the ground floor, where feasible.
The second set of guidelines are concerned with the architectural style
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of parking garages in the area — which should be compatible in
color and materials with adjacent buildings and the development
pattern in Mission Bay, and should also avoid large sections of solid
wall. Instead, changes of plane, texture and pattern (as well as
voids and landscaping) are encouraged to make these structures
more aesthetically pleasing.

3.5 - LEED-ND EvaLuATION

The Mission Bay North and South Redevelopment projects
each have separate redevelopment plans as well as design for
development criteria outlining recent and future development of
the Mission Bay area. For the purposes of this case study, the North
Redevelopment Plan will be the central focus in evaluating how
LEED-ND criteria have been observed and implemented through
that development process. The specific focus will be on the Smart
Location and Linkage, credits 4 through 9, and Neighborhood
Pattern and Design, credits 1 through 16, elements of the LEED-ND
Pilot Version. Each credits have been independently evaluated
against the Redevelopment Plan, Design for Development Plan
and field observation conducted through a site visit on April, 10,
2008.

Based on the available information and evaluation of LEED
credits listed above, the general conclusion is that the Mission Bay
Redevelopment Project has done an excellent job in matching
end product with required criteria. Careful thought has clearly
been given to each of the LEED credits while developing and
implementing design strategies for the project area. Further
investigation into each building itself would confirm if LEED points
were indeed sought after and which precise credits were met. One
of the criticisms of LEED criteria has been that the credit points are
too generalized and cannot pertain to each individual project as
they arise. Evidence from the Mission Bay project area supports this
criticism with examples such as the land being infill to begin with and
transportation elements that are required within a property footprint
rather than directly across the street. Despite these criticisms, the
Mission Bay Redevelopment project has set an excellent example
of responsible urban infill development that answers a growing call
to support green building practices. See accompanying LEED-ND
checklist for details of Mission Bay Development.
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Perceived LEED-ND Credit Achievement

Credit No. Description Excellent | Very Good| Good | Fair | N/A
SMART LOCATION AND LINKAGE
SLL Credit 4 Reduced Automobile o
Dependence
SLL Credit 5 Bicycle Network °
SLL Credit 6 Housing and Jobs Proximity °
SLL Credit 7 School Proximity °
SLL Credit 8  Steel Slope Protection ° °
SLL Credit 9 Site Design for Habitat or .
Wetland Conservation
NEIGHBORHOOD PATTERN AND DESIGN
NPD Credit 1 Compact Development °
NPD Credit 2 Diversity of Use °
NPD Credit 3 Diversity of Housing Types °
NPD Credit 4 Affordable Rental Housing °
NPD Credit 5 Affordable For-Sale Housing °
NPD Credit 6 Reduced Parking Footprint °
NPD Credit 7 Walkable Streets °
NPD Credit 8 Street Network °
NPD Credit 9 Transit Facilities °
NPD Credit 10 Transportation Demand o
Management
NPD Credit 11 Access to Surrounding Vicinity °
NPD Credit 12 Access to Public Space °
NPD Credit 13 Access to Active Spaces °
NPD Credit 14 Universal Accessibility °
NPD Credit 15 Community Outreach and o
Involvement
NPD Credit 16 Local Food Production °

3.6 - Case Stupy ConcLusioN — City AND REGIONAL IMPACTS AND
IMPLICATIONS

The North Mission Bay Redevelopment projectisuniquelylocatedbetween
the growingjob centersof SOMA, Mission Bay South andInterstate Highway
280. It has excellent access to both regional and local transportation
and adjacent amenities such as the Embarcadero and AT&T Park. The
project has developed a formerly underutilized section of San Francisco
into a strong example of a walkable neighborhood, designed to minimize
automobile usage, and centered around fransit options. The Beacon
development (block N1) anchors the Mission Bay North development
and includes: 595 condos, 45,000 sq. ft. of neighborhood office space,
83.000 sq. ft. of retail space including Safeway and Borders Books, all
adjacent to the Caltrain Depot. The project may act as an exemplary
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example for the future redevelopment of other brownfield sites,
decommissioned military bases and other underutilized areas in the
inner Bay Area. Furthermore, with the strong walkability of this site,
there is much potential for it to attract highly profitable commercial
and private investment — depending on the success of the initial
development and the level of marketing of the area by the City.

The redevelopment has accrued a number of community benefits
for San Francisco including a new public branch library, childcare
center, a senior service complex, and parks along Mission Creek. In
addition, more than 500 affordable housing unitshave been created
from fees and inclusionary affordable requirements, including 139
rental units for very low income seniors and 100 rental units for very
low-income families. Additionally, more than 2000 market rate units
have been created in a city where housing at all levels is greatly
needed. The North Mission Bay Redevelopment project is a great
example of revitalization and utilization of valuable land space.
This redevelopment project serves as a model for other projects
to follow and acts as a foundation to the evolving needs of San
Francisco.
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4. PROGRAMMING & CONCEPTUAL DIAGRAMMING

Figure 4.1

4.1 INTRODUCTION

A conceptual diagram has been created for the India Basin Shoreline
area for the purposes of this proposed concept plan. This concept

diagram serves as the foundation

of a proposed revival to the area

and surrounding neighborhoods by offering a vision and development
objectives. Planning concepts for the future of the India Basin Shoreline
area are reflected in this diagram and act as a guide to future

development of the neighborhood.

Overelooking India Basin Shoreline

4.2 VisioN & DEVELOPMENT
OBUJECTIVES

Melioraisalatinphrasethattranslates
to “the pursuit of betfterness.” The
India Basin Shoreline (Figure 4.1) is an
underdeveloped and underutilized
section of San Francisco that
has fremendous potential. The
vision offered in this proposed
concept plan is only one of several
opportunities that this area can be
transformedwith.The baseline for this
vision is a vibrant mixed use district
that meets the needs of the city in

addition to the immediate neighborhood. Housing is one of the primary components of
this vision with a mix of both medium and high density developments. The existing PG&E
site, which has been a point of high controversy for so many years, will be redeveloped
to serve the needs of its neighbors with employment and services. Open space will be
preserved and expanded with the continuation of the San
Francisco Bay Trail along the shoreline. Innes Avenue will act
as a community enhancement with mixed uses of services,
retail and restaurants. This vision of India Basin Shoreline fits
into a pursuit of betterness for the area to achieve its full

potential.

Development will foster a cohesive sense of community
throughout this area that is currently known for its separation

(Figure 4.2). New developments in all sections of the

Figure 4.2
area will encourage investment by privo’re bbusinesses.  Potential Mixed Use Building to be
Located Along Innes Avenue
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This development will in furn create new opportunities for the
community to continue growth at a new pace. The objective
for this development is to maximize the area’s potential without
displacing any of the current residents or businesses. This proposed
concept plan offers a vision of development that will allow for
current residents and businesses to become actively engaged in
the recreation of their neighborhood.

4.3 DEesiGN AND PLANNING CONCEPTS

The primary concept behind this proposal is to take advantage
of the existing conditions and to promote a sense of community
throughout the area. The design concept follows this model by
utilizing an organic placement of new structures and minimizes any
destruction or reorganization of existing features. Opportunities
that the site has to offer are maximized while constraints orimpacts
are taken into account. This design concept allows for a stronger
community plan that aims at reconnecting the entire Hunters Point
neighborhood. With continued involvement and support from the
surrounding community, the India Basin Shoreline will evolve with
the needs its residents and neighbors. Figures 4.3, 4.4, and 4.5 have
been included to show potential building types that could be
incorporated into the final development for India Basin.

4.3.1 PA.R.K.

In order to develop a comprehensive programming plan for India
Basin, Meliora performed a collaborative brainstorming exercise for
the area/ This exercise was based off of four principles summarized
by the acronym P.A.R.K. These principles outline elements of the
neighborhood that are to be preserved (P), added (A), removed
(R), and kept out (K) with the new conceptual plan. The diagram
on the following page shows some of the key ideas behind this
exercise and what Meliora has tried to achieve with the creation
of a concept diagram.

Meliora’s concept diagram showing proposed programming for
the India Basin Shoreline area has been attached for review.
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Figure 4.3
Potential Building Type for R&D Development
to bre Located at Existing PG&E Site

Figure 4.4

Potential Building Type for
Neighborhood Commercial Buildings
to be Located at Existing PG&E Site

Figure 4.5
Potential Building Type for Mixed Use Buildings
to be Located Along Innes Street



PRESERVE
What the area has
now that is positive

What...
900 Innes landmark building

Natural habitat of Mission Bay

Blue Butterfly

Shoreline trail access

Views

Why/How?

Preserve connection to past
history

Preserve natural habitats

Extend Bay Trail

Increase property value

ADD
What the area does
not have that is

Bay Trail connections

Community Rec center

Transportation options

Increase connectivity by
continuig trail

Opportunities for community
services

Increases mobility and

ositive .
POsHv decreases fraffic congestion
Debilitated structures Eye sores, unsafe
Emphasis on manufacturing More room for open space and
uses neighborhood commercial
REMOVE

What the area has
now that is negative

Heavy industrial uses

Does not promote residential
uses that are desired

KEEP OUT
What the area does
not have that is
negative

Gang activity

Congested traffic

High end condominium devel-
opments

Dangerous and degrading to
neighborhood

Direct traffic flow and provide
reasonable parking

Drives out existing residents
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5. ProJECT PROPOSAL

5.1 LanD Use / HousING AND EcoNomic DEVELOPMENT

5.1.1 Land Use

Current land use of the India Basin Shoreline area is divided between four
types of zones: Neighborhood Commercial (NC-2), Manufacturing (M-1),
Manufacturing (M-2), and Public (P). This proposed concept planwillretain
the neighborhood commercial and public area of the current zoning
while transforming the area to include multi use and residential zones as
well. Light industrial uses will remain in the area at the intersection where
Innes Avenue merges with Hunters Point Boulevard. Other manufacturing
uses will move south, out of the India Basin Shoreline area to the Hunters
Point Shipyard redevelopment or to the existing Candlestick Park area
when the stadium is relocated. A land use summary table has been
included for review.

5.1.2 Housing

Housing is one of the key components of
this proposal with the introduction of both
high and moderate density units into the
area (Figure 5.1). High density housing is
proposed in the form of high-rise buildings
located on the southwest side of Hunters
Point Boulevard, across from the current
PG&E site. This location is ideal for high-
rise buildings because the surrounding

Figure 5.1
to pogra phy will ensure that views are Potential Housing Types for Medium/High Density
Residential Development at India Flats

not blocked. Moderate density housing

will be located along the shoreline at the India Flats infill area. Access
from Innes Avenue and the Hunters Point Shipyard redevelopment make
this location ideal for approximately 400 units of housing. This proposed
concept plan offers an organic placement of the moderate density
housing that tie in with public spaces and views from surrounding areas.

5.1.3 Economic Developent

Economic development is vital to the prosperity of the India Basin
Shoreline area. This proposed concept plan offers revitalization to Innes
Avenue and the PG&E site, which will serve as the economic support for
the area. Innes Avenue will serve as the primary location for commercial,
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retail, mixed use, and restaurant uses. The existing PG&E site will be
fransformed info a multi use research and development complex,
which will provide jobs for local residents and potential services. The
combination of these two areas will provide a tremendous boost
to the neighborhood and will act as an economic stimulus for the

India Basin Shoreline areaq.

5.2 TRANSPORTATION / CIRCULATION / STREET FRAMEWORK

AND STREET SECTIONS

5.2.1 Transportation

Public transportation through the India
Basin Shoreline area is currently limited
to a single bus line (Figure 5.2). As the
area expands, additional bus lines will be
required to accommodate the growth of
thecommunity.Futuredevelopmentofthe
Hunters Point Shipyard to the south along
with residential development of the India
Basin Shoreline will infroduce additional
demands for public transportation in the
area. Bus lines are the most reasonable
form of public transportation with their
flexibility and minimal requirements for
additional roads. This proposed concept
plan does not assume that either Bart or
Muni lines will be infroduced to this area
of the city.

Figure 5.3
Cross section and Plan View of Circulation Streets
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Figure 5.2
Existing Transportation Routes Through India Basin Neighborhood
Map Courtesy of SFMTA

5.2.2 Circulation

Circulation throughout the India Basin Shoreline
area and its surrounding neighborhoods is
central to the community development that
this plan envisions (Figure 5.3). The existing
system of sidewalks and the Bay Trail will be
improved to enhance circulatfion between the
different sections of the India Basin Shoreline
neighborhood. This concept plan proposes a
wider sidewalk that is continuous along Innes
Avenue, Hunters Point Boulevard, and Jennings
Street, all of which create an outline of the



neighborhood. This enhanced sidewalk system will be on both sides of
the streets and include street frees and improved crosswalk areas to
promote walkability throughout the area. The Bay Trail will be connected
as a confinuous path along the India Basin Shoreline. Although not
specifically part of this proposal, revitalizing the connecting stairs to the
Hunters Point Neighborhood will significantly enhance circulation through

both neighborhoods.

Figure 5.4
Collector Street
Cross Section of Innes Avenue

Figure 5.5
Collector Street
Cross Section of Hunters Point Boulevard

Figure 5.6
Local Street
Cross Section of New Entry to Research and Development Site

5.2.3 Street Framework and
Street Sections

The India Basin Shoreline will be
comprised mainly of collector
(Figures 5.4 and 5.5) and local
streets (Figure 5.6). Highway 101
is the closest principal arterial
and 3rd Street is the closest minor
arterial. Innes Avenue, Hunters
Point Boulevard, and Jennings
Streetwillallact as collector streets
forthe neighborhood. Localstreets
will be limited to the existing Earl
Street and future streets leading in
and out of the newly developed
area. This proposed concept plan
has reconfigured Arelious Walker
Drive to end at Innes Avenue
and make way for mixed use
and residential development in
that area. New roads within the
residential development at India
Flats will be curvilinear within a low
tomedium connectivity network to
discourageanythroughtraffic.New
volumes of fraffic from the Hunters
Point Shipyard Development and
potential stadium relocation will
be accounted for through the
collector streets. Certain lanes will
have the capacity to be diverted
in one direction as needed fo
accommodate special events or
other unanticipated fraffic flows.
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5.3 THe PusLic ReaLm: OPEN Sprace / COMMUNITY
AMENITIES AND RECREATION

5.3.1 Open Sapce

Open space comprises approximately forty percent of the India
Basin Shoreline area. The existing India Basin Shoreline Park will
be expanded to the north to include additional land currently
occupied by PG&E. The patch of land across from Hunters Point
Boulevard and Hawes Street will remain as is to protect the natural
habitat of the Mission Blue Butterfly. The medium density residential
area located at the India Flats will include a good mix of open
space with meandering trails to provide connections. The proposed
research and development at the PG&E site has an abundant
amount of open space with outdoor plazas (Figure 5.7) so that they
can be enjoyed by residents and employees.

5.3.2 Community Amenities and Recreation

The Bay Trail (Figure 5.8) connects these elements throughout the
India Basin Shoreline as the most prominent amenity of the area.
Residents and visitors alike will be able to enjoy this smoothly paved
path that follows the coastline of the San Francisco Bay, which
is ideal for walking, jogging, or bicycling. The new Community/
Recreation Center located near the medium density residential
area (Figure 5.9) will provide other amenities such as basketball
courts and a kayak boat launch to the bay.

Figure 5.9

Figure 5.7
Open Space Plaza Area Example

Figure 5.8
Connecting San Francisco Bay Trail

Artistic Rendering of Medium High Density Residential Area
With Open Space Between Buildings
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LAND UsSe SUMMARY

Medium High Density Residential

Total Land Area: 21.6 acres
Total Building Area: 735,000 square feet
661 residential units (30.6 du/ac). Dwelling untis range from
Uses: studios to 2 and 3 bedroom units. Community Recreation
Parking: 992 spaces - off street
Mixed Use Commercial
Total Land Area: 17.74 acres
Total Building Area: 754,600 square feet
64 mixed use buildings including commercial, light
Uses: manufacturing, retail, office, and meduim density housing.
Parking: 54 spaces - off street / 232 spaces - on street
High Density Residential
Total Land Area: 6.78 acres
Total Building Area: 639,602 square feet
504 residential units (74.3 du/ac) over 70 floors between 20
Uses: buildings with retail and commercial uses.
Parking: 756 spaces - off street
Research & Development
Total Land Area: 15.8 acres
Total Building Area: 843,500 square feet
8 flexible use buildings, 2 administrative office buildings with
retail services, 2 parking structures, one equipment enclosure
Uses: with recreational use.
Parking: 375 spaces - off street
Open Space
Total Land Area: 9.2 acres
Total Building Area: N/A/
Open space, public use. Bay Trail and park areas. Land
Uses: conservation for Mission Bay Blue Butterfly.
Parking: 44 spaces - off street
TOTAL LAND USE
Total Land Area: 71.12 acres
Total Building Area: 2,972,702 square feet
Open space, medium high density residential, research and
Uses: development, high density residential, and mixed use
Parking: 2221 spaces - off street / 232 spaces - on street
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