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AMENDED IN BOARD 
FILE NO. 180456 7/17/2018 ORDINANCE NO. 

1 [Planning Code - HOME-SF and 100% Affordable Housing Bonus Program] 

2 

3 Ordinance amending the Planning Code to amend the Housing Opportunities Mean 

4 Equity-San Francisco (HOME-SF) Program to revise the amount of inclusionary 

5 housing required and the types of development bonuses received for projects with 

6 complete environmental evaluation applications submitted on or before December 31, 

7 2019, with existing requirements and bonuses revived for projects with complete 

8 environmental evaluation applications submitted on or after January 1, 2020, and to . 

g require project authorization under Planning Code, Section 328; revising the 100% 

1 o Affordable Housing Bonus Program to eliminate a Planning Commission review 

11 hearing for 100% affordable housing projects upon delegation by the Planning 

12 Commission; establish duties for the Inclusionary Housing Technical Advisory 

13 Committee; affirming the Planning Department's determination under the California 

14 Environmental Quality Act; and making findings of public necessity, convenience, and 

15 welfare under Planning Code, Section 302, and findings of consistency with the 

16 General Plan, and the eight priority policies of Planning Code, Section 101.1. 

17 

18 

19 

20 

21 

22 

23 

24 

25 

NOTE: Unchanged Code text and uncodified text are in plain Arial font. 
Additions to Codes are in single-underline italics Times New Roman font. 
Deletions to Codes are in strik~through italics Times }few Roman font. 
Board amendment additions are in double-underlined Arial font. 
Board amendment deletions are in strikethrough Arial font. 
Asterisks (* * * *) indicate the omission of unchanged Code 
subsections or parts of tables. 

Be it ordained by the People of the City and County of San Francisco: 

Section 1. Findings. 
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1 (a) The Planning Department has determined that the actions contemplated in this 

2 ordinance comply with the California Environmental Quality Act (California Public Resources 

3 Code Sections 21000 et seq.). Said determination is on file with the Clerk of the Board of 

4 Supervisors in File No. 180456 and is incorporated herein by reference. The Board affirms 

5 this determination. 

6 (b) On June 28, 2018, the Planning Commission, in Resolution No. 20225, adopted 

7 findings that the actions contemplated in this ordinance are consistent, on balance, with the 

8 City's General Plan and eight priority policies of Planning Code Section 101.1. The Board 

9 adopts these findings as its own. A copy of said Resolution is on file with the Clerk of the 

1 O Board of Supervisors in File No. 180456, and is incorporated herein by reference. 

11 (c) Pursuant to Planning Code Section 302, this Board finds that this Planning Code 

12 Amendment will serve the public necessity, convenience, and welfare for the reasons set forth 

13 in Planning Commission Resolution No. 20225, and the Board incorporates such reasons 

14 herein by reference. A copy of Planning Commission Resolution No. 20225 is on file with the 

15 · Board of Supervisors in File No. 180456. 

16 

17 Section 2. The Planning Code is hereby amended by revising Section 206.3 and 206.4 

18 to read as follows: 

19 SEC. 206.3. HOUSING OPPORTUNITIES MEAN EQUITY - SAN FRANCISCO PROGRAM. 

20 (a) Purpose. This Section 206.3 sets forth the HOME-SF Program. The HOME-SF 

21 Program or "HOME-SF" provides benefits to project sponsors of housing projects that set 

22 aside a total of 30% of residential units onsite at below market rate rent or sales price in an 

23 amount higher than the amount required by the lnclusionarv Housing Ordinance. The purpose 

24 of HOME-SF is to expand the number of below market rate units produced in San Francisco 

25 and provide housing opportunities to a wider range of incomes than traditional affordable 
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1 housing programs, such as the City's lnclusionary Affordable Housing Program, Planning 

2 Code Section~ 415 et seq.,_ which typically provide housing only for very low, low or moderate 

3 income households. The purpose of HOME-SF also is to provide an alternative method of 

4 complying with the on-site inclusionary option set forth in Section 415.6. HOME-SF allows 

5 market-rate projects to match the City's shared Proposition K (November 2014) housing goals 

6 that 50% of new housing constructed or rehabilitated in the City by 2020 be within the reach of 

7 working middle class San Franciscans, and at least 33% affordable for low and moderate 

8 income households. 

9 (b) Applicability. A HOME-SF Project under this Section 206.3 shall be a project that: 

1 O (1) contains three or more residential units, as defined in Section 102, not 

11 including any Group Housing as defined in Section 102, efficiency dwelling units with reduced 

12 square footage defined in Section 318, and Density Bonus Units permitted through this 

13 Section 206.3, or any other density bonus; 

14 (2) is located in any zoning district that: (A) is not designated as an RH-1 or RH-

15 2 Zoning District; and (B) establishes a maximum dwelling unit density through a ratio of 

16 number of units to lot area, including RH-3, RM, RC, C-2, Neighborhood Commercial, Named 

17 Neighborhood Commercial, and SoMa Mixed Use Districts; but only if the SoMa Mixed Use 

18 District has a density measured by a maximum number of dwelling units per square foot of lot 

19 area; (C) is not in the North of Market Residential Special Use District, Planning Code Section 

20 249.5,_ until the Affordable Housing Incentive Study is completed at which time the Board will 

21 review whether the North of Market Residential Special Use District should continue to be 

22 excluded from this Program. The Study will explore opportunities to support and encourage 

23 the provision of housing at the low, moderate, and middle incomeTange in neighborhoods 

24 where density controls have been eliminated. The goal of this analysis is to incentivize . 

25 increased affordable housing production levels at deeper and wider ranges of AMI and larger 
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1 unit sizes in these areas through 100% affordable housing development as well as below 

2 market rate units within market rate developments; (D) is not located within the boundaries of 

3 the Northeastern Waterfront Area Plan south of the centerline of Broadway; and (E) is not 

4 located on property under the jurisdiction of the Port of San Francisco; 

5 (3) is not seeking and receiving a density or development bonus under the 

6 provisions of California Government Code Section~ 65915 et seq.L Planning Code Section 

7 207, Section 124(f), Section 202.2(f), 304, or any other State or local program that provides 

8 development bonuses; 

9 (4) includes at least 135% of the Base Density as calculated under Planning 

10 Code Section 206.5; 

11 (5) in Neighborhood Commercial Districts is not a project that involves merging lots 

12 that result in more than 125feet in lotfrontageforprojects located; 

13 fetQ.l consists of new construction, and excluding any project that includes an 

14 addition to an existing structure; 

15 flt@_ complieswith the on-site lnclusionary Affordable Housing option set forth 

16 in Planning Code Section 415.6; provided however, that the percentage of affordable units 

17 and the required affordable sales price or affordable rents set forth in Section 415.6(a) shall 

18 be as provided in this Section 206.3; 

19 {!5f{ll if any retail use is demolished or removed, does not include a Formula 

20 Retail use, as defined in Section 303.1, unless the retail use demolished or removed was also 

21 a Formula Retail Use, or was one of the following uses: Gas Stations, Private or Public 

22 Parking Lots, Financial Services, Fringe Financial Services, Self Storage, Motel, Automobile 

23 Sales Or Rental, Automotive Wash, Mortuaries, Adult Business, Massage Establishment, 

24 Medical Cannabis Dispensary, and Tobacco Paraphernalia Establishment, as those uses are 

25 defined in Planning Code Section 102; 
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1 f9f@l if located north of the centerline of Post Street and east of the centerline 

2 of Van Ness Avenue, all otherwise eligible HOME-SF Projects shall only be permitted on: 

3 (A) lots containing no existing buildings; or 

4 (B) lots equal to or greater than 12,500 square feet where existing 

5 buildings are developed to less than 20% of the lot's principally permitted buildable gross floor 

6 area as determined by height limits., rear yard requirements,_ and required setbacks; and 

7 {J()f{21 if the City enacts an ordinance directing the Planning Department to 

8 study the creation of a possible area plan wholly or partially located in Supervisorial District 9, 

9 HOME-SF Projects shall not be permitted in any area in Supervisorial District 9 listed in the 

10 ord.inance until such time as the City enacts the area plan. 

11 (c) HOME-SF Project Eligibility Requirements. To receive the development bonuses 

12 granted under this Section 206.3, a HOME-SF Project must meet all of the following 

13 requirements: 

14 (1) Except as limited in application by subsection (/): Provide 30% of units in the 

15 HOME-SF Project as HOME-SF Units, as defined herein. The HOME-SF Units shall be 

16 restricted for the Life of the Project and shall comply with all of the requirements of the 

17 Procedures Manual authorized in Section 415 except as otherwise provided herein. Twelve 

18 percent of HOME-SF Units that are Owned Units shall have an average affordable purchase 

19 price set at 80% of Area Median Income; 9% shall have an average affordable purchase price 

20 set at 105% of Area Median Income; and 9% shall have an average affordable purchase price 

21 set at 130% of Area Median Income. Twelve percent of HOME-SF Units that are rental units 

22 shall have an average affordable rent set at 55% of Area Median Income; 9% shall have an 

23 average affordable rent set at 80% of Area Median Income; and 9% shall have an average 

24 affordable rent set at 110% of Area Median Income. All HOME-SF Units must be marketed at 

25 a price that is at least 20% less than the current market rate for that unit size and 
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1 neighborhood, and MOH CD shall reduce the Area Median Income levels set forth herein in 

2 order to maintain such pricing. As provided for in subsection (e), the Planning Department and 

3 MOHCD shall amend the Procedures Manual to provide policies and procedures for the 

4 implementation, including monitoring and enforcement, of the HOME-SF Units; 

5 (2) Demonstrate to the satisfaction of the Environmental Review Officer that the 

6 HOME-SF Project does not: 

7 (A) cause a substantial adverse change in the significance of an historic 

8 resource as defined by California Code of Regulations, Title 14, Section 15064.5; 

9 (B) create new shadow in a manner that substantially affects outdoor 

1 O recreation facilities or other public areas; and 

11 (C) alter wind in a manner that substantially affects public areas; 

12 (3) All HOME-SF units shall be no smaller than the minimum unit sizes set forth 

13 by the California Tax Credit Allocation Committee as of May 16, 2017. In addition, 

14 notwithstanding any other provision of this Code, HOME-SF projects shall provide a minimum 

15 dwelling unit mix of (A) at least 40% two and three bedroom units, including at least 10% three 

16 bedroom units, or (B) any unit mix which includes some three bedroom or larger units such 

17 that 50% of all bedrooms within the HOME-SF Project are provided in units with more than 

18 one bedroom. Larger units should be distributed on all floors, and prioritized in spaces 

19 adjacent to open spaces or play yards. Units with two or three bedrooms are encouraged to 

20 incorporate family friendly amenities. Family friendly amenities shall include, but are not 

21 limited to, bathtubs, dedicated cargo bicycle parking, dedicated stroller storage, open space 

22 and yards designed for use by children. HOME-SF Projects are not eligible to modify this 

23 requirement under Planning Code Section M4ft} 328 or any other provision of this Code; 

24 (4) Does not demolish, remove,_ or convert any residential units; and 

25 
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1 (5) Includes at the ground floor level active uses, as defined in Section 145.1, at 

2 the same square footages as any neighborhood commercial uses demolished or removed, 

3 unless the Planning Commission has granted an exception under Section 328 303(t)(2)(G). 

4 (d) Development Bonuses. Any HOME-SF Project shall, at the project sponsor's 

5 request, receive any or all of the following: 

6 (1) Form based density. Except as limited in application bv subsection (j): 

7 Notwithstanding any zoning designation to the contrary, density of a HOME-SF Project shall 

8 not be limited by lot area but rather by the applicable requirements and limitations set forth 

9 elsewhere in this Code. Such requirements and limitations include, but are not limited to, 

1 O height, including any additional height allowed by subsection (d)(2), Bulk, Setbacks, Required 

11 Open Space, Exposure and unit mix as well as applicable design guidelines, elements,_ and 

12 area plans of the General Plan and design review, including consistency with the Affordable 

13 Housing Bonus Program Design Guidelines, referenced in Section 328, as determined by the 

14 Planning Department. 

15 (2) Height. Except as limited in application by subsection (j): Up to 20 additional 

16 feet above the height authorized for the HOME-SF Project under the Height Map of the 

17 Zoning Map. This additional height may only be used to provide up to two additional 10-foot 

18 stories to the project, or one additional story of no more than 10 feet in height. Building 

19 features exempted from height controls under Planning Code Section 260(b) shall be 

20 measured from the roof level of the highest story provided under this subsection @m. 

21 (3) Ground Floor Ceiling Height. Except as limited in application by subsection (j): 

22 In addition to the permitted height allowed under subsection (d)(2), HOME-SF Projects with 

23 active uses on the ground floor as defined in Section 145.1 (b)(2) shall receive up to a 

24 maximum of five additional feet in height above the height limit, in addition to the additional 20 

25 feet granted in subsection @(2) above. However, the additional five feet may only be applied 
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1 at the ground floor to provide a 14-foot (floor to ceiling) ceiling height for nonresidential uses, 

2 and to allow walk-up dwelling units to be consistent with the Ground Floor Residential Design 

3 Guidelines. This additional five feet shall not be granted to projects that already receive such 

4 a height increase under Planning Code Section 263.20. 

5 (4) Zoning Modifications. HOME-SF Projects may receive select up to three of 

6 the following zoning modifications: 

7 (A) Rear yard: The required rear yard per Section 134 or any applicable 

8 special use district may be reduced to no less than 20% of the lot depth, or 15 feet, whichever 

9 is greater. Corner properties may provide 20% of the lot area at the interior corner of the 

1 O property to meet the minimum rear yard requirement, provided that each horizontal dimension 

11 of the open area is a minimum of 15 feet; and that the open area is wholly or partially 

12 contiguous to the existing midblock open space, if any, formed by the rear yards of adjacent 

13 properties. 

14 (B) Dwelling Unit Exposure: The dwelling unit exposure requirements 

15 of Section 140(a)(2) may be satisfied through qualifying windows facing an unobstructed open 

16 area that is no less than 25 feet in every horizontal dimension, and such open area is not 

17 required to expand in every horizontal dimension at each subsequent floor. 

18 (C) Off-Street Loading: Off-street loading spaces per Section 152 shall 

19 not be required. 

20 (D) Automobile Parking: Up to a 75% reduction in the residential and 

21 commercial parking requirements in Section 151 or any applicable special use district. 

22 (E) Open Space: Up to a 5% reduction in common open space if 

23 provided under Section 135 or any applicable special use district. 

24 

25 
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1 (F), Additional Open Space: Up to an additional 5% reduction in 

2 common open space if provided under Section 135 or any applicable special use district, 

3 beyond the 5% provided in subsection @.@(E) abme. 

4 (G) Inner Courts as Open Space: Jn order for For an inner court to 

5 qualify as useable common open space, Section 135(g)(2) requires it to be at least 20 feet in 

6 · every horizontal dimension, and for the height of the walls and projections above the court on 

7 at least three sides (or 75% of the perimeter, whichever is greater) to be no higher than one 

8 foot for each foot that such point is horizontally distant from the opposite side of the clear 

9 space in the court. HOME-SF Projects may instead provide an inner court that is at least 25 

1 O feet in every horizontal dimension, with no restriction on the heights of adjacent walls. All area 

11 within such an inner court shall qualify as common open space under Section 135. 

12 (5) Priority Processing and Planning Commission approval. HOME-SF Projects shall 

13 be reviewed in coordination with relevant priority processing and shall be approved, denied, or 

14 approved subject to conditions by the Planning Commission under Section 328, within ..'.f-2.Q. 180 days of 

15 submittal of a complete project application. unless the Environmental Review Officer 

16 determines that an environmental impact report is required for the project under 

17 Administrative Code section 31.09. the date that the HOME SF application is deemed 

18 complete. 

19 (e) Implementation. 

20 · (1) Application. An application to participate in the HOME-SF Program shall be 

21 submitted with the first application for approval of a Housing Project and processed 

22 concurrently with all other applications required for the Housing Project. The application shall 

23 be submitted on a form prescribed by the City and shall include at least the following 

24 information: 

25 
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1 (A) A full plan set, including a site plan, elevations, sectionsL and floor 

2 plans, showing total number of units, number of and location of HOME-SF Units; and a draft 

3 Regulatory Agreement; 

4 (B) The requested development bonuses and/or zoning modifications 

5 from those listed in subsection (d). 

6 (C) A list of all on-site family friendly amenities. Family friendly amenities 

7 shall include, but are not limited to, dedicated cargo bicycle parking, dedicated stroller 

8 storage, open space and yards designed for use by children. 

9 (D) Documentation that the applicant has provided written notification to 

10 all existing commercial or residential tenants that the applicant intends to develop the property 

11 pursuant to this section 206.3 and has provided any existing commercial tenants with a copy 

12 of the 1\fayor 's Office of Economic and Workforce Development's Guide to Small Business 

13 Retention and Relocation Support. Any affected commercial tenants shall be given priority 

14 processing similar to the Department's Community Business Priority Processing Program, as 

15 adopted by the Planning Commission on February 12, 2015L under Resolution Number 

16 19323, to support relocation of such business in concert with access to relevant local 

17 business support programs. 

18 (2) Procedures Manual. The Planning Department and MOHCD shall amend 

19 the Procedures Manual, authorized in Section 415, to include policies and procedures for the 

20 implementation, including monitoring and enforcement, of HOME-SF Units. As an amendment 

21 to the Procedures Manual, such policies and procedures are subject to review and approval 

22 by the Planning Commission under Section 415. Amendments to the Procedures Manual shall 

23 include a requirement that project sponsors in specified areas complete a market survey of 

24 the area before marketing HOME-SF Units .. 

25 
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1 (3) Notice and Hearing. HOME-SF Projects shall comply with Section 306 for 

2 review and approval. 

3 (4) Controls. HOME-SF Projects shall be governed by the conditional use 

4 procedures and timelines in ef Section -ME 328. 

5 (5) Regulatory Agreements. Recipients of development bonuses under this 

6 Section 206.3 shall enter into a Regulatory Agreement with the City, as follows. 

7 (A) The terms of the agreement shall be acceptable in form and content 

8 to the Planning Director, the Director of MOHCD, and the City Attorney. The Planning Director 

9 shall have the authority to execute such agreements. 

10 (B) Following execution of the agreement by all parties, the completed 

11 Regulatory Agreement, or memorandum thereof, shall be recorded and the conditions filed 

12 and recorded on the Housing Project. 

13 (C) The approval and recordation of the Regulatory Agreement shall take 

14 place prior to the issuance of the First Construction Document. The Regulatory Agreement 

15 shall be binding to all future owners and successors in interest. 

16 (D) The Regulatory Agreement shall be consistent with the guidelines of 

17 the City's lnclusionary Housing Program and shall include at a minimum the following: 

18 (i) The total number of dwelling units approved for the 

19 Housing Project, including the number of HOME-SF Units or other restricted units; 

20 (ii) A description of the household income group to be 

21 accommodated by the HOME-SF Units, and the standards for determining the corresponding 

22 Affordable Rent or Affordable Sales Price. If required by the Procedures Manual, the project 

23 sponsor must commit to completing a market survey of the area before marketing HOME-SF 

24 Units; 

25 

Supervisors Tang; Safai 
BOARD OF SUPERVISORS 2749 Page 11 



1 (iii) The location, dwelling unit sizes (in square feet), and 

2 number of bedrooms of the HOME-SF Units; 

3 (iv) Term of use restrictions for the life of the project,:_:-

4 (v) A schedule for completion and occupancy of HOME-SF 

5 Units; 

6 (vi) A description of any Concession, Incentive, waiver, or 

7 modification, if any, being provided by the City; 

8 (vii) A description of remedies for breach of the agreement 

9 (the City may identify tenants or qualified purchasers as third party beneficiaries under the 

1 O ameement); and 

11 (viii) Other provisions to ensure implementation and 

12 compliance with this Section. 

13 (f) Temporary provisions for projects with complete Environmental Evaluation Applications 

14 submitted prior to January J, 2020. To facilitate the construction ofHOME-SF projects, and based 

15 on information fi'om the inclusionarv housing study prepared for the Divisadero and Fillmore 

16 Neighborhood Commercial Transit District, in Board of Supervisors File No. 151258, and the Office of 

17 the Controller's Jnclusionary Housing Working Group final report (February 2016). the HOME-SF 

18 program shall include development incentives as specified in this subsection (/) based on the amount 

19 and level of affordability provided in projects with complete Environmental Evaluation Applications 

20 submitted through December 31, 2019. For any development protect that has submitted a complete 

21 Environmental Evaluation Application prior to January 1, 2020, subsections (c){J) and (d){J), {d)(2), 

22 and (d){3) shall not apply, and the provisions in this subsection (j) shall apply. For any development 

23 project that submits a complete Environmental Evaluation Application on or after January 1, 2020, this 

24 subsection (/)shall not apply, and such protects shall comply with subsections (c){J ), (d)(l ), (d)(2), and 
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1 (1) HOME-SF Project Eligibility Requirements. To receive the development bonuses 

2 granted under this Section 206.3, a HOME-SF Project must provide a percentage of units, in the 

3 amounts set forth in section 206.3(0{2)(A), (B), or (C), as HOME-SF Units, as defined in Section 206.2. 

4 The HOME-SF Units shall be restricted for the Life o[the Protect and shall comply with all ofthe 

5 requirements o[the Procedures Manual authorized in Section 415 except as otherwise provided in this 

6 Section 206.3. All HOME-SF Units must be marketed at a price that is at least 20% less than the 

7 current market rate for that unit size and neighborhood, and MOHCD shall reduce the Area Median 

8 Income levels set forth in this Section 206.3 in order to maintain such pricing. As provided for in 

9 subsection (e), the Planning Department and MOHCD shall amend the Procedures Manual to provide 

1 O policies and procedures for the implementation, including monitoring and enforcement, of the HOME-

11 SF Units; 

12 (2) Development Bonuses. Any HOME~SF Project shall at the project sponsor's 

13 request receive the following: 

14 (A) Tier One: A Tier One HOME-SF Project that consists of fewer than 

15 25 units and are Owned Units shall provide 20% of units in the HOME-SF Project as HOME-SF 

16 Units at the following levels:-:-_~ ten percent of Tier One HOME SF Units that are Owned 

17 .LJ-n-it& shall have an average affordable purchase price set at 80% of Area Median Income; 5% shall 

18 have an average affordable purchase price set at 105% o[Area Median Income; and 5% shall have an 

19 average affordable purchase price set at 130% o[Area Median Income. A Tier One HOME-SF 

20 Project that consists of fewer than 25 units and are rental units shall provide 20% of units in 

21 the HOME~SF Project as HOME-SF Units at the following levels: ~ten percent of Tier One 

22 HOME SF Units that are rental units shall have an average affordable rent set at 55% o[Area 

23 Median Income,· 5% shall have an average affordable rent set at 80% o[Area Median Income; and 5% 

24 shall have an average affgrdable rent set at 110% of Area Median Income. A Tier One HOME-SF 

25 Project that consists of 25 or more units and are Owned Units shall provide 23% of units in the 
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1 HOME-SF Proiect as HOME-SF Units at the following levels: ten percent shall have an 

2 average affordable purchase price set at 80% of Area Median Income; 8% shall have an 

3 average affordable purchase price set at 105% of Area Median Income; and 5% shall have an 

4 average affordable purchase price set at 130% of Area Median Income. A Tier One HOME-SF 

5 Project that consists of 25 or more units and are Rental Units shall provide 23% of units in the 

6 HOME-SF Project as HOME-SF Units at the following levels: ten percent shall have an 

7 average affordable rent set at 55% of Area Median Income: 8% shall have an average 

8 affordable rent set at 80% of Area Median Income: and 5% shall have an average affordable 

9 rent set at 110% of Area Median Income. 

1 O {i) Form based density. Notwithstanding any zoning designation to the 

11 contrary, density ofa Tier One HOME-SF Project shall not be limited by lot area but rather by the 

12 applicable requirements and limitations set forth elsewhere in this Code. Such requirements and 

13 limitations include, but are not limited to, height, Bulk, Setbacks, Required Open Space, Exposure, and 

14 unit mix as well as applicable design guidelines, elements and area plans ofthe General Plan and 

15 design review,· including consistency with the Affordable Housing Bonus Program Design Guidelines, 

16 referenced in Section 328, as determined by the Planning Department. 

17 (ii) Ground Floor Ceiling Height. Tier One HOME-SF Protects with 

18 active uses on the ground floor as defined in Section 145.1 (b) (2) shall receive up to a maximum offiye 

19 additional feet in height above the height limit. However, the additional five feet may only be applied 

20 at the ground floor to provide a 14-foot (floor to ceiling) ceiling height for nonresidential uses, and to 

21 allow walk-up dwelling units to be consistent with the Ground Floor Residential Design Guidelines. 

22 This additional five feet shall not be granted to projects that already receive such a height increase 

23 under Planning Code Section 263.20. 

24 (B) Tier Two: A Tier Two HOME-SF Project shall provide 25% ofunits in the HOME-

25 SF Protect as HOME-SF Units. Ten percent of Tier Two HOME-SF Units that are Owned Units shall 
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1 have an average affordable purchase price set at 80% of Area Median Income; 8% shall have an 

2 average affordable purchase price set at 105% of Area Median Income; and 7% shall have an average 

3 affordable purchase price set at l 3q% of Area Median Income. Ten percent of HOME-SF Units that 

4 are rental units shall have an average affordable rent set at 55% of Area Median Income,· 8% shall 

5 have an average affordable rent set at 80% of Area Median Income,· and 7% shall have an average 

6 affordable rent set at 110% of Area Median Income. 

7 (i) Form based density. Notwithstanding any zoning designation to the contrary, 

8 density of a Tier Two HOME-SF Project shall not be limited by lot area but rather by the applicable 

9 requirements and limitations set forth elsewhere in this Code. Such requirements and limitations 

10 include, but are not limited to, height, including any additional height allowed by subsections 

11 (f)(2)(B)(ii) and (iii), Bulk, Setbacks, Required Open Space, Exposure, and unit mix as well as 

12 applicable design guidelines, elements, and area plans o(the General Plan and design review, 

13 including consistency with the Affordable Housing Bonus Program Design Guidelines, referenced in 

14 Section 328, as determined by the Planning Department. 

15 (ii) Height. Up to 10 additional feet above the height authorized for the Tier 

16 Two HOME-SF Project under the Height Map ofthe Zoning Map. This additional height mav only be 

17 used to provide up to one additional story ofno more than 10 feet in height. Building features 

18 exempted from height controls under Planning Code Section 260(b) shall be measured 'from the roof 

19 level ofthe highest story provided under this subsection (f)(2)(B)(ii). 

20 (iii) Ground Floor Ceiling Height. In addition to the permitted height allowed 

21 under subsection (f)(2)(B)(ii), Tier Two HOME-SF Projects with active uses on the ground floor as 

22 defined in Section 145.1 (b) (2) shall receive up to a maximum offiye additfonal feet in height above the 

23 height limit. However, the additional five feet may only be applied at the ground floor to provide a 14-

24 foot (floor to ceiling) ceiling height for nonresidential uses, and to allow walk-up dwelling units to be 

25 
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1 consistent with the Ground Floor Residential Design Guidelines. This additional five feet shall not be 

. 2 granted to projects that already receive such a height increase under Planning Code Section 263.20. 

3 (C) Tier Three: A Tier Three HOME-SF Project shall provide 30% of units in the 

4 HOME-SF Project as HOME-SF Units. Ten percent of Tier Three HOME-SF Units that are Owned 

5 Units shall have an average affordable purchase price set at 80% o[Area Median Income: 10% shall 

6 have an average affgrdable purchase price set at 105% of Area Median Income: and 10% shall have 

7 an average affordable purchase price set at 13 0% of Area Median Income. Ten percent of Tier Three 

8 · HOME-SF Units that are rental units shall have an average affordable rent set at 55% of Area Median 

9 Income; 10% shall have an average affordable rent set at 80% of Area Median Income: and 10% shall 

10 have an average affordable rent set at 110% o[Area Median Income. 

11 (i) Form based density. Notwithstanding any zoning designation to the contrary, 

12 density ofa Tier Three HOME-SF Project shall not be limited by lot area but rather by the applicable 

13 requirements and limitations set forth elsewhere in this Code. Such requirements and limitations 

14 include, but are not limited to, height, including any additional height allowed by subsections 

15 (0(2){C)(ii) and (iii), Bulk, Setbacks, Required Open Space, Exposure, and unit mix as well as 

16 applicable design guidelines, elements, and area plans ofthe General Plan and design review, 

17 including consistency with the Affordable Housing Bonus Program Design Guidelines, referenced in 

18 Section 328, as determined by the Planning Department. 

19 (ii) Height. Up to 20 additional feet above the height authorized for the Tier 

20 Three HOME-SF Protect under the Height Map of the Zoning Map. This additional height may only be 

21 used to provide up to two additional 10-foot stories to the project, or one additional story of no more 

22 than 10 feet in height. Buildingkatures exempted ftom height controls under Planning Code Section 

23 260(b) shall be measured ftom the rooflevel ofthe highest story provided under this section. 

24 (iii) Ground Floor Ceiling Height. In addition to the permitted height allowed 

25 under subsection (0(2){C)(ii), Tier Three HOME-SF Projects with active uses on the ground floor as 
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defined in Section 145. l (b,2(2) shall receive up to a maximum of.five additional feet in height above the 

height limit. However, the additional five feet may only be applied at the ground floor to provide a 14-

foot (floor to ceiling) ceiling height for nonresidential uses, and to allow walk-up dwelling units to be 

consistent with the Ground Floor Residential Design Guidelines. This additional five feet shall not be 

granted to protects that already receive such a height increase under Planning Code Section 263.20. 

II 

II 

SEC. 206.4. THE 100 PERCENT AFFORDABLE HOUSING BONUS PROGRAM. 

* * * * 

(c) Development Bonuses. A 100 Percent Affordable Housing Bonus Project shall, at 

the project sponsor's request, receive any or all of the following: 

( 1) Priority Processing. 100 Percent Affordable Housing Bonus Projects shall 

receive Priority Processing. 

(2) Form Based Density. Notwithstanding any zoning designation to the 

contrary, density of the 100 Percent Affordable Housing Bonus Project shall not be limited by 

lot area but rather by the applicable requirements and limitations set forth elsewhere in this 

Code. Such requirements and limitations include, but are not limited to, height, including any 

additional height allowed by subsection (c) herein, Bulk, Setbacks,. Open Space, Exposure 

and unit mix as well as applicable design guidelines, elements and area plans of the General 

Plan and design review, including consistency with the Affordable Housing Bonus Program 

Design Guidelines, referenced in Section J-28 315.1, as determined by the Planning 

Department. 

(3) Height. 100 Percent Affordable Housing Bonus Projects shall be allowed up 

to 30 additional feet, not including allowed exceptions per Section 260(b), above the 

property's height _district limit in order to provide three additional stories of residential use. This 
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1 additional height may only be used to provide up to three additional 1 O:.foot stories to the 

2 project, or one additional story of not more than 10 feet in height. 

3 (4) Ground Floor Ceiling Height. In addition to the permitted height allowed 

4 under subsection (c)(3), 100 Percent Affordable Housing Bonus Projects with active ground 

5 floors as defined in Section 145.1 (b)(2) shall receive one additional foot of height, up to a 

6 maximum of an additional five feet at the ground floor, exclusively to provide a minimum 14-

7 foot (floor to ceiling) ground floor ceiling height. 

8 (5) Zoning Modifications. 100 Percent Affordable Housing Bonus Projects 

9 may select any or all of the following zoning modifications: 

10 ·(A) Rear Yard: The required rear yard per Section 134 or any applicable 

11 special use district may be reduced to no less than 20% of the lot depth or 15 feet, whichever 
~ 

12 is greater. Corner properties may provide 20% of the lot area at the interior corner of the 

13 property to meet the minimum rear yard requirement, provided that each horizontal dimension 

14 of the open area is a minimum of 15 feet; and that the open area is wholly or partially 

15 contiguous to the existing midblock open space, if any, formed by the rear yards of adjacent 

16 properties. 

17 (B) Dwelling Unit Exposure: The dwelling unit exposure requirements 

18 of Section 140(a)(2) may be satisfied through qualifying windows facing an unobstructed open 

19 area that is no less than 15 feet in every horizontal dimension, and such open area is not 

20 required to expand in every horizontal dimension at each subsequentfloor. 

21 (C) Off Street Loading: No off-street loading spaces under Section 152. 

22 (D) Automobile Parking: Up to a 100% reduction in the minimum off-

23 street residential and commercial automobile parking requirement under Article 1.5 of this 

24 Code . 

. 25 
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1 (E) Open Space: Up to a 10% reduction in common open space 

2 requirements if required by Section 135, but no less than 36 square feet of open space per 

3 unit. 

4 (F) Inner Courts as Open Space: In order for an inner court to qualify 

5 as useable common open space, Section 135(g)(2) requires it to be at least 20 feet in every 

6 horizontal dimension, and for the height of the walls and projections above the court on at 

7 least three sides (or 75% of the perimeter, whichever is greater) to be no higher than one foot 

8 for each foot that such point is horizontally distant from the opposite side of the clear space in 

9 the court. 100 Percent Affordable Housing Bonus Projects may instead provide an inner court 

1 O that is at least 25 feet in every horizontal dimension, with no restriction on the heights of 

11 adjacent walls. All area within such an inner court shall qualify as common open space under 

12 Section 135. 

13 (d) Implementation. 

14 (1) Application. The following procedures shall govern the processing of a 

15 request for a project to qualify under the 100 Percent Affordable Housing Bonus Program. 

16 (A) An application to participate in the 100 Percent Affordable Housing 

17 · Bonus Program shall be submitted with the first application for approval of a Housing Project 

18 and processed concurrently with all other applications required for the Housing Project. The · 

19 application shall be submitted on a form prescribed by the City and shall include at least the 

20 following information: 

21 (i) A full plan set including a site plan, elevations, sections and 

22 floor plans, showing the total number of units, unit sizes and planned affordability levels and 

23 any applicable funding sources; 

24 (ii) The requested development bonuses from those listed in 

25 subsection (c); 
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1 (iii) Unit size and distribution of multi-bedroom units: 

2 (iv) Documentation that the applicant has provided written 

3 notification to all existing commercial tenants that the applicant intends to develop the 

4 property pursuant to this section 206.4. Any affected commercial tenants shall be given 

5 priority processing similar to the Department's Community Business Priority Processing 

6 Program, as adopted by the Planning Commission on February 12, 2015 under Resolution 

7 Number 19323 to support relocation of such business in concert with access to relevant local 

8 business support programs. In no case may an applicant receive a site permit or any 

9 demolition permit prior to 18 months from the date of written notification required by this 

1 O subsection 206.4(d)(1 )(B); and 

11 (V) Documentation that the applicant shall comply with any 

12 applicable provisions of the State Relocation Law or Federal Uniform Relocation Act when a 

13 parcel includes existing commercial tenants. 

14 (2) Conditions. Entitlements of 100 Percent Affordable Housing Bonus Projects 

15 approved under this Section shall be valid for 10 years from the date of Planning Commission or 

16 Planning Department approval. 

17 (3) Notice and Hearing. JOO Percent Affordable Housing Bonvts Projects shall comply 

18 v.·ith Section 328for review and approval. 

19 (J..4) Controls. Notwithstanding any other provision of this Code, no conditional 

20 use authorization shall be required for a 100 Percent Affordable Housing Bonus Project, 

21 unless such conditional use re!=Juirement was adopted by the voters. 

22 

23 Section 3. The Planning Code is hereby amended by revising Section 315 to read as 

24 follows: 

25 SEC. 315 AFFORDABLE HOUSING PROJECT AUTHORIZATION 
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1 * * * * 

2 SEC. 315.1 JOO PERCENT AFFORDABLE HOUSING BONUS PROJECT AUTHORIZATION. 

3 (a) Purpose. The purpose of this Section 315. l is to ensure that all l 00 Percent Affordable 

4 Housing Bonus projects pursuant to Planning Code Section 206. 4 are reviewed in coordination with 

5 Priority Processing available for certain projects with 100% a(fordable housing. While most projects 

6 in the 100 Percent Affordable Housing Bonus Program will likely be somewhat larger than their 

7 surroundings in order to facilitate higher levels of affordable housing. the Planning Director and 

8 Department shall review each project for consistency with the Affordable Housing Bonus Design 

9 Guidelines and any other applicable design guidelines, as adopted and periodically amended by the 

10 Planning Commission. so that projects respond to their surrounding context. while still meeting the 

11 City's atfprdable housing goals. 

12 (b) Applicability. This Section 315.1 applies to all 100 Percent Affordable Housing Bonus 

13 Projects that meet the requirements described in Section 206.4. 

14 (c) Design Review. The Planning Department shall review and evaluate all physical aspects of 

15 a 100 Percent Affordable Housing Bonus Project as follows. 

16 (1) The Planning Director may, consistent with the Affordable Housing Bonus Program 

17 Design Guidelines and any other applicable design guidelines, make minor modifications to a project 

18 to reduce the impacts of a 100 Percent Affordable Housing Bonus Project on surrounding buildings. 

19 The Planning Director may also apply the standards ofSection 261.l to bonus floors for all projects on 

20 narrow streets and alleys in order to ensure that these streets do not become overshadowed, including 

21 potential upper story setbacks, and special consideration for the southern side of East-West streets, and 

22 Mid-block passages, as long as such setbacks do not result in a smaller number ofresidential units. 

23 (2) As set forth in subsection (d) below, the Planning Director may also grant minor 

24 exceptions to the provisions of this Code. However, such exceptions should only be granted to allow 

25 building mass to appropriately shift to respond to surrounding context, and only when such 
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1 modifications do not substantially reduce or increase the overall building envelope permitted by the 

2 Program under Section 206.4. All modifications and exceptions should be consistent with the 

3 Affordable Housing Bonus Program Design Guidelines and any other applicable design guidelines. In 

4 case of a conflict with other applicable design guidelines, the Affordable Housing Bonus Program 

5 Design Guidelines shall prevail. 

6 (3) The Planning Director may require these or other modifications or conditions in 

7 order to achieve the objectives and policies ofthe Affordable Housing Bonus Program or the purposes 

8 o(this Code. This review shall be limited to design issues including the following: 

9 (A) whether the bulk and massing o(the building is consistent with the 

10 Atfgrdable Housing Bonus Design Guidelines. 

11 {B) whether building design elements including, but not limited to, architectural 

12 treatments, facade design, and building materials, are consistent with the Affordable Housing Bonus 

13 Program Design Guidelines and any other applicable design guidelines. 

14 (C) whether the design oflower floors, including building setback areas, 

15 commercial space, townhouses, entries, utilities, and parking and loading access is consistent with the 

16 Affordable Housing Bonus Program Design Guidelines, and any other applicable design guidelines. 

17 (D) whether the required streetscape and other public improvements such as 

18 tree planting, street fit.rniture, and lighting are consistent with the Better Streets Plan, and any other 

19 applicable design guidelines. 

20 (d) Exceptions. As a component o[the review process under this Section 315.1, the Planning 

21 Director may grant minor exceptions to the provisions of this Code as provided below, in addition to 

22 the development bonuses granted to the project in Section 206.4(c). Such exceptions, however, should 

23 only be granted to allow building mass to appropriately shift to respond to surrounding context, and 

24 only when the Planning Director finds that such modifications do not substantially reduce or increase 

25 the overall building envelope permitted by the Program under Section 206.4, and the project, with the 
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1 modifications and exceptions, is consistent with the Affordable Housing Bonus Design Guidelines. 

2 These exceptions may include: 

3 (1) Exception from residential usable open space requirements per Section 135, or any 

4 applicable special use district. 

5 (2) Exception from satisfaction of!oading requirements per Section 15 2.1, or any 

6 applicable special use district. 

7 (3) Exception for rear yards, pursuant to the requirements ofSection 134, or any 

8 applicable special use district. 

9 (4) Exception from dwelling unit exposure requirements ofSection 140, or any 

10 applicable special use district. 

11 {5) Exception from satisfaction of accessory parldng requirements per Section 152. l, or 

12 any applicable special use district. 

13 (6) Where not specified elsewhere in this subsection (d), modification of other Code 

14 requirements that could otherwise be modified as a Planned Unit Development (as set forth in Section 

15 304), irrespective of the zoning district in which the property is located, and without requiring 

16 conditional use authorization. 

17 (e) Required Findings. In reviewing any project pursuant to this Section 315.1, the Planning 

18 Director shall make the following findings: 

19 (1) the use complies with the applicable provisions of this Code and is consistent with 

20 the General Plan;· 

21 (2) the use provides development that is in conformity with the stated purpose ofthe 

22 applicable Use District; and, 

23 (3) the use contributes to the City's affordable housing goals as stated in the General 

25 
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1 (4) Jfa I 00 Percent Affordable Housing Bonus Project otherwise would require a 

2 conditional use authorization due only to (I) a specific land use or (2) a use size limit, the Planning 

3 Director shall make all findings and consider all criteria required by this Code for such use or use size 

4 as part of this I 00 Percent Affordable Housing Bonus Project Authorization and no conditional use 

5 authorization shall be required. 

6 (j) Decision and Imposition of Conditions. The Planning Director may authorize, disapprove 

7 or approve subfect to conditions, the project and any associated requests (or exceptions and shall make 

8 appropriate findings. The Director may impose additional conditions, requirements, modifications, and 

9 limitations on a proposed project in order to achieve the objectives, policies, and intent of the General 

10 Plan or of this Code. This administrative review shall be identical in purpose and intent to any 

11 Planning Commission review that would otherwise be required by Section 206.4 of the Planning Code. 

12 (g) Discretionary Review. As long as the Planning Commission has delegated its authority to 

13 the Planning Department to review applications (or an Affordable Housing Project, the Planning 

14 Commission shall not hold a public hearing tor discretionary review of a I 00 Percent Affordable 

15 Housing Bonus project that is subject to this Section. 

16 (h) Appeals. The Planning Director's administrative determination regarding a I 00 Percent 

17 Affordable Housing Bonus Project pursuant to this Section 315: I shall be considered part of a related 

18 building permit. Any appeal of such determination shall be made through the associated building 

19 permit. 

20 

21 

22 

23 

24 

25 

Section 4. The Planning Code is hereby amended by revising Sections 303 and 328 to 

read as follows: 

SECTION 303. CONDITIONAL USES 

**** 
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1 (v) Affordable Housing Bonus Projects. The purpose of this Section 303(v) is to 

2 ensure that all HQ}.fE SF Projects under Section 206.3 and all Analyzed State Density Bonus 

3 Program Projects under Section 206.5 are reviewed in coordination with priority processing 

4 available for certain projects with greater levels of affordable housing. While most projects in 

5 the Program will likely be somewhat larger than their surroundings in order to facilitate higher 

6 · levels of affordable housing, the Planning Commission and Department shall ensure that each 

7 project is consistent with the Affordable Housing Bonus Design Guidelines and any other 

8 applicable design guidelines, as adopted and periodically amended by the Planning 

9 Commission, so that projects respond to their surrounding context, while still meeting the 

1 O City's affordable housing goals. 

11 (1) Planning Commission Design Review: The Planning Commission shall 

12 review and evaluate all physical aspects of a H0}.1E SF or State Analyzed Project at a public 

13 hearing. The Planning Commission recognizes that most qualifying projects will need to be 

14 larger in height and mass than surrounding buildings in order to achieve the Affordable 

15 Housing Bonus Program's affordable housing goals. However, the Planning Commission may, 

16 consistent with the Affordable Housing Bonus Program Design Guidelines, and any other 

17 applicable design guidelines, and upon recommendation from the Planning Director, make 

18 minor modifications to a project to reduce the impacts of such differences in scale. 

19 Additionally, as set fort.Ii in subsection (2) below, for HO.ME SF Projects the Planning Commission 

20 may grant minor exceptions to the provisions ofthis Code. However, such exceptions should only be 

21 granted to allorv building mass to appropriately shift to respond to svtrrounding context, and only when 

22 such modifications do not substantially reduce or increase the overall building em·elope permitted by 

23 the Program under Section 206. 3. All modifications and exceptions should be consistent ·with the 

24 Affordable Housing Bonus Program Design Guidelines ffnd. any other applicable design guidelines. In 

25 case a.fa conflict with other applicable design guidelines, the Affordable Housing Bonus .Program 
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1 Design Guidelines shall prevail. The Planning Commission may require these or other modifications or 

2 conditions, or disapprove a project, in order to achiffve the objectives andpolicies ofthe Afferdable 

3 Housing Bonus Program or th.e pwposes o.f this Code. This re-.,,·ic11;J shall be lim.ited to design issues 

4 including the following: 

5 61) whether the bulk and massing o.fthc building is consistent with the 

6 Affordable Housing .Program Bonus Design Guidelines. 

7 (B) whether building design elements including, but not limited to architectural 

8 treatments, fa{ade design, and building materials, are consistent with the Affordable Housing Bonus 

9 Program Design Guidelines and any other applicable design guidelines. 

1 0 (CJ whether the design oflowerjloors, including building setback areas. 

11 commercial space, tovmhouscs, entries, utilities, andparking and loading access is consistent with tlw 

12 Affordable Housing Bonus Program Design Guidelines, and any other applicable design guidelines. 

13 (D) 'rvhethcr the required strcetscape and otlwr public improvements such as 

14 tree planting, streetfitmiturc, and lighting arc consistent v,·ith the Better Streets Plan, and any other 

15 applicable design guidelines. 

16 (2) Exceptions. This subsection (v)(2) shall not apply to State Analyzedprojects. As a 

17 component (}jthe revie1vprocess under this Section 303(v), the Planning Commission may grant minor 

18 exceptions to the provisions ofthis Code asprovidedfor belmv, in addition to tlw development bonuses 

19 granted to the project in Section 206. 3(d). Such exceptions, hmt·c,,ier, should only be granted to allmvi 

20 building mass to appropriately shift to respond to surrounding context, and only when the Planning 

21 Commissionfinds that such modifications: (1) do not substantially reduce or increase the overall 

22 building envelope permitted by the Program under Section 206. 3; and (2) arc consistent with the 

23 Affordable Housing Bonus Design Guidelines. These exceptions may include: 

24 04) Exceptionfrom residential usable open space requirements per Section 135, 

25 or any applicable special use district. 
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1 (B) Exceptionfrom satisfaction o.floading requirements per Section 152.1, or 

2 any applicable special use district. 

3 (C) Exception for rear yards, pursuant to the requirements ofSection 13 4, or 

4 any applicable special use district. 

5 (D) Exceptionfrom dwelling unit exposure requirements ofSection 140, or any 

6 applicable special use district. 

7 (E) Exceptionfrom satisfaction ofaccessoryparldng requirements per Section 

8 152.1, or any applicable special 'blSe district. 

9 (F) Where not specified elsewhere in this subsection (v)(2), modification a.father 

10 Code requirements that could otherwise be modified as a Planned Unit Development (as set forth in 

11 Section 304), irrespective ofthe zoning district in 1Fhichtheproperty is located. 

12 (G) Exceptionfrom acti--;e groundfloor use requirements under 145.1 (c)(3). 

13 pj-Ql Additional Criteria. In addition to the criteria set forth in subsection 

14 (c)(2), the Planning Commission shall consider the extent to which the following criteria are 

15 met: 

16 (A) whether the project would require the demolition of an existing 

17 building; 

18 (B) whether the project would remove existing commercial or retail uses; 

19 (C) If the project would remove existing commercial or retail uses, how 

20 recently the commercial or retail uses were occupied by a tenant or tenants; 

21 (D) whether the project includes commercial or retail uses; 

22 (E) whether there is an adverse impact on the public health, safety, and 

23 general welfare due to the loss of commercial or retail uses in the district where the project is 

24 located; and 

25 
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(F) whether any existing commercial or retail use has been designated, 

or is eligible to be designated, as a Legacy Business under Administrative Code Section 

2A.242; or is a formula retail business. 

f4f{1Lln no case may a project receive a site permit or any demolition permit 

prior to 18 months from the date of written notification required by 206.5(d)(7). 206.3(e)(l)(D). 

* * * * 

Section 5. The Planning Code is hereby amended by deleting Section 328 as follows: 

SEC. 328. JOOPERCENTAFFORDABLEHOUSI1\TGB01VCIS HOME SF PROJECT 

AUTHORIZATION.· 

(a) Purpose. The purpose of this Section 328 is to ensure that all HOME SF _.Jt)f) 

PercentAjfordable HousingBomts projects under Section 2tJ€-:4 206.3 are revie1JVed in a timely 

manner coordination v;1ithpriorityprocessing available for certainpr&jects with 100 Percent 

aj}Ordable housing. \/Vhile most projects in the 100 Percent Affordable Housing Bonus HOME SF 

Program 'Nill likely be somewhat larger than their surroundings in order to facilitate higher 

levels of affordable housing, the Planning Commission and Department shall ensure that each 

project is consistent 'JVith the Affordable Housing Bonus Design Guidelines and any other 

applicable design guidelines, as adopted and periodically amended by the Planning 

Commission, so that projects respond to their surrounding context, while still meeting the 

City's affordable housing goals. 

(b) /\pplicability. This Section 328 applies to all qualifying HOME SF 100 Percent 

Affordable Housing Bonus Projects that meet the requirements described in Section 206.4 

206.3. 

(c) Planning Commission Design Revie'N. The Planning Commission shall review and 

evaluate all physical aspects of a JOO Percent Affordable Housing Bonus HOME SF Project at a 

public hearing. The Planning Commission recognizes that most qualifying projects 1.vill need to 
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1 be larger in height and mass than surrounding buildings in order to achieve the 100% 

2 Affordable Housing Bonus Program's HOME SF's affordable housing goals. HO'vvever, the 

3 Planning Commission may, consistent with the /\ffordable Housing Bonus Program Design 

4 . Guidelines, and any other applicable design guidelines, and upon recommendation from the 

5 Planning Director, make minor modifications to a project to reduce the impacts of such 

6 differences in scale. The Planning Commission, upon recommendation of the Planning 

7 Director, may also apply the standards of Section 261.1 to bonus floors for all projects on 

8 narrov.; streets and alleys in order to ensure that these streets do not become overshadO'vved, 

9 including potential upper story setbacks, and special consideration for the southern side of 

1 O Ea$t VVest streets, and Mid block passages, as long as such setbacks do not result in a 

11 smaller number of residential units. 

12 /\dditionally, as set forth in subsection (d) below, the Planning Commission may grant 

13 minor exceptions to the provisions of this Code. However, such exceptions should only be 

14 granted to allow building mass to appropriately shift to respond to surrounding context, and 

15 only when such modifications do not substantially reduce or increase the overall building 

16 envelope permitted by the Program under Section 206.3206.4. /\II modifications and 

17 exceptions should be consistent \Nith the /\ffordable Housing Bonus Program Design 

18 Guidelines and any other applicable design guidelines. In case of a conflict 1.vith other 

19 applicable design guidelines, the /\ffordable Housing Bonus Program Design Guidelines shall 

20 prevail. 

21 The Planning Commission may require these or other modifications or conditions, or 

22 disapprove a project, in order to achieve the objectives and policies of the /\ffordable Housing 

23 Bonus Programs or the purposes of this Code. This review shall limited to design issues 

24 including the following: 

25 
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1 (1) •.vhether the bulk and massing of the building is consistent i.vith the 

2 /\ffordable Housing Bonus Design Guidelines. 

3 (2) whether building design elements including, but not limited to architectural 

4 treatments, facade design, and building materials, are consistent vvith the /\ffordable Housing 

5 Bonus Program Design Guidelines and any other applicable design guidelines. 

6 (3) 1.vhether the design of lower floors, including building setback areas, 

7 commercial space, townhouses, entries, utilities, and parking and loading access is consistent 

8 1.vith the /\ffordable Housing Bonus Program Design Guidelines, and any other applicable 

9 design guidelines. 

1 O (4) vvhether the required streetscape and other public improvements such as 

11 tree planting, street furniture, and lighting are consistent 'Nith the Better Streets Plan, and any 

12 other applicable design guidelines. 

13 (5) if the project involves the merging of two or more lots resulting in more than 

14 125 feet in lot frontage on any one street, whether the project is consistent i.vith the /\ffordable 

15 Housing Bonus Program Design Guidelines, and any other applicable design guidelines. 

16 (d) Exceptions. /\s a component of the review process under this Section 328, the 

17 Planning Commission may grant minor exceptions to the provisions of this Code as provided 

18 for below, in addition to the development bonuses granted to the project in Section 206.3 

19 206. 4(c). Such exceptions, ho'Never, should only be granted to allovv building mass to 

20 appropriately shift to respond to surrounding context, and only when the Planning 

21 Commission finds that such modifications do not substantially reduce or increase the overall 

22 building envelope permitted by the HOME SF Program under Section 206.3 206. 4, and also 

23 are consistent with the /\ffordable Housing Bonus Design Guidelines. These exceptions may 

24 include: 

25 
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1 (1) Exception from residential usable open space requirements per Section 135, 

2 or any applicable special use district. 

3 (2) Exception from satisfaction of loading requirements per Section 152.1, or 

4 any applicable special use district. 

5 (3) Exception for rear yards, pursuant to the requirements of Section 134, or 

6 any applicable special use district. 

7 (4) Exception from dvmlling unit exposure requirements of Section 14 0, or any 

8 applicable special use district. 

9 (5) Exception from satisfaction of accessory parking requirements per Section 

1 O 152.1, or any applicable special use district. 

11 (6) VVhere not specified else'.vhere in this subsection (d), modification of other 

12 Code requirements that could otherwise be modified as a Planned Unit Development (as set 

13 forth in Section 304), irrespective of the zoning district in vvhich the property is located. 

14 (e) Required Findings. In its review of any project pursuant to this Section 328, the 

15 Planning Commission shall make the follmNing findings: 

16 (1) the use as proposed will comply with the applicable provisions of this Code 

17 and is consistent •.vith the General Plan; and 

18 (2) the use as proposed will provide development that is in conformity •.vith the 

19 stated purpose of the applicable Use District.; and, 

20 (3) the use as proposed will contribute to the City's ajfordabZe housing goals as stated 

21 in the General P Zan. 

22 (f) /\dditional Criteria. The Planning Commission shall consider the extent to which the 

23 follovving criteria are met: 

24 (1) •.vhether the project vvould require the demolition of an existing 

25 building; 
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1 (2) 'Nhether the project would remove existing commercial or retail uses; 

2 (3) If the project \vould remove existing commercial or retail uses, hovv 

3 recently the commercial or retail uses were occupied by a tenant or tenants; 

4 (4) 1.vhether the project includes commercial or retail uses; 

5 (5) whether there is an adverse impact on the public health, safety, and 

6 general vvelfare due to the loss of commercial or retail uses in the district \'I/here the project is 

7 located; and 

8 (6) whether any existing commercial or retail use has been designated, 

9 or is eligible to be designated, as a Legacy Business under Administrative Code Section 

1 O 2/\.242; or is a formula retail business. 

11 {ff fgf_ If a JOO Percent Affordable Housing Bonus HOME SF Project otheF\vise requires a 

12 conditional use authorization due only to (1) a specific land use, (2) use size limit, or (3) 

13 requirement adopted by the voters, then the Planning Commission shall make all findings and 

14 consider all criteria required by this Code for such use or use size as part of this JOO Percent 

15 Affordable Ho-using Bonus HOME SF _Project Authorization. 

16 (g)(h) Hearing and Decision. 

17 (1) Hearing. The Planning Commission shall hold a public hearing for all 

18 projects that are subject to this Section 328, 1.vithin 120 days of the date that the HOME SF 

19 application is deemed complete. 

20 (2) Notice of Hearing. Notice of such hearing shall be provided pursuant to the 

21 same requirements for Conditional Use requests, as set forth in Sections 306.3 and 306.8. 

22 (3) Director's Recommendations on Modifications and Exceptions. /\t the 

23 hearing, the Planning Director shall review for the Commission key issues related to the 

24 project based on the review of the project pursuant to subsection (c) and recommend to the 

25 Commission modifications, if any, to the project and conditions for approval as necessary. The 
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1 Director shall also make recommendations to the Commission on any proposed exceptions 

2 pursuant to subsection (d). 

3 (4) Decision and Imposition of Conditions. The Commission, after public hearing 

4 and, after making appropriate findings, may approve, disapprove, or approve subject to 

5 conditions, the project and any associated requests for exceptions. As part of its revievv and 

6 decision, the Planning Commission may impose additional conditions, requirements, 

7 · modifications, and limitations on a proposed project in order to achieve the objectives, 

8 policies, and intent of the General Plan or of this Code. 

9 (5) Appeal. The decision of the Planning Commission may be appealed to the 

1 O Bo("lrd of Supervisors Appeals by any person aggrieved \Nithin ~ 15 days after the date of the 

11 decision by filing a 'Nritten notice of appeal 1.vith the Board of Supervisors Appeals, setting forth 

12 '.¥herein it is alleged that there was an error in the interpretation of the provisions of this 

13 Section 328 or abuse of discretion on the part of the Planning Commission. The procedures 

14 and requirements for conditional use appeals in Section 308.l(b) and (c) 309(e)(3) and (4) shall 

15 apply to appeals to the Board of Super.:isors Appeals under this Section 328. 

16 (6) Discretionary Revie1.v. No requests for discretionary revie'vv shall be 

17 accepted by the Planning Department or heard by the Planning Commission for projects 

18 subject to this Section 328. 

19 (7) Change of Conditions. Once a project is approved, authorization of a 

20 change in any condition previously imposed by the Planning Commission shall require 

21 approval by the Planning Commission subject to the procedures set forth in this Section 328. 

22 (8) In no case may a project approved or approved with conditions under this 

23 Section 328 receive a site permit or any demolition permit prior to 18 months from the date of 

24 vvritten notification required by 206.3(e)(1)(D). 

25 
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1 Section 6. The Planning Code is hereby amended by adding Section 328 to read as 

2 follows: 

3 SEC. 328. HOME-SF PROJECT AUTHORIZATION. 

4 (a) Purpose. The purpose of this Section 328 is to ensure that all HOME-SF projects 

5 under Section 206.3 are reviewed in a timely manner. While most projects in the HOME-SF 

6 Program will likely be somewhat larger than their surroundings in order to facilitate higher 

7 levels of affordable housing. the Planning Commission and Department shall ensure that each 

8 project is consistent with the Affordable Housing Bonus Design Guidelines and any other 

· 9 applicable design guidelines. as adopted and periodically amended by the Planning 

1 O Commission, so that projects respond to their surrounding context while still meeting the 

11 City's affordable housing goals. 

12 (b) Applicability. This Section 328 applies to all qualifving HOME-SF Projects that meet 

13 the requirements described in Section 206.3. 

14 (c) Planning Commission Design Review. The Planning Commission shall review and 

15 evaluate all physical aspects of a HOME-SF Project at a public hearing. The Planning 

16 Commission recognizes that most qualifying projects will need to be larger in height and mass 

17 than surrounding buildings in order to achieve HOME-SF's affordable housing goals. 

18 However, the Planning Commission may, consistent with the Affordable Housing Bonus 

19 Program Design Guidelines. and any other applicable design guidelines. and upon 

20 recommendation from the Planning Director. make minor modifications to a project to reduce 

21 the impacts of such differences in scale. The Planning Commission, upon recommendation of 

22 the Planning Director. may also apply the standards of Section 261.1 to bonus floors for all 

23 projects on narrow streets and alleys to ensure that these streets do not become 

24 overshadowed. including potential upper story setbacks. and special consideration for the 

25 
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1 southern side of East-West streets. and Mid-block passages. as long as such setbacks do not 

2 result in a smaller number of residential units. 

3 Additionally. as set forth in subsection (d) below, the Planning Commission may grant 

4 minor exceptions to the provisions of this Code. However. such exceptions should only be 

5 granted to allow building mass to appropriately shift to respond to surrounding context and 

6 only when such modifications do not substantially reduce or increase the overall building 

7 envelope permitted by the Program under Section 206.3. All modifications and exceptions 

8 should be consistent with the Affordable Housing Bonus Program Design Guidelines and any 

9 other applicable design guidelines. In case of a conflict with other applicable design 

1 O guidelines, the Affordable Housing Bonus Program Design Guidelines shall prevail. 

11 The Planning Commission may require these or other modifications or conditions. or 

12 disapprove a project in order to achieve the obiectives and policies of the Affordable Housing 

13 Bonus Programs or the purposes of this Code. This review shall limited to design issues 

14 including the following: 

15 (1) whether the bulk and massing of the building is consistent with the 

16 Affordable Housing Bonus Design Guidelines. 

17 (2) whether building design elements including, but not limited to architectural 

18 treatments, facade design, and building materials, are consistent with the Affordable Housing 

19 Bonus Program Design Guidelines and any other applicable design guidelines. 

20 (3) whether the design of lower floors, including building setback areas, 

21 commercial space, townhouses, entries, utilities, and parking and loading access is consistent 

22 with the Affordable Housing Bonus Program Design Guidelines, and any other applicable 

23 design guidelines. 

24 

25 
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1 (4) whether the required streetscape and other public improvements such as 

2 tree planting, street furniture, and lighting are consistent with the Better Streets Plan, and any 

3 other applicable design guidelines. 

4 (5) if the project involves the merging of two or more lots resulting in more than 

5 125 feet in lot frontage on any one street, whether the project is consistent with the Affordable 

6 Housing Bonus Program Design Guidelines, and any other applicable design guidelines.· 

7 - (d) Exceptions. As a component of the review process under this Section 328, the 

8 Planning Commission may grant minor exceptions to the provisions of this Code as provided 

g for below, in addition to the development bonuses granted to the project in Section 206.3. 

1 o Such exceptions, however, should only be granted to allow building mass to appropriately 

11 shift to respond to surrounding context and only when the Planning Commission finds that 

12 such modifications do not substantially reduce or increase the overall building envelope 

13 permitted by the HOME-SF Program under Section 206.3, and also are consistent with the 

14 Affordable Housing Bonus Design Guidelines. These exceptions may include: 

15 (1) Exception from residential usable open space requirements per Section 135, 

16 or any applicable special use district. 

17 (2) Exception from satisfaction of loading requirements per Section 152.1, or 

18 any applicable special use district. 

19 (3) Exception for rear yards, pursuant to the requirements of Section 134, or 

20 any applicable special use district. 

21 (4) Exception from dwelling unit exposure requirements of Section 140, or any 

22 applicable special use district. 

23 (5) Exception from satisfaction of accessorv parking reauirements per Section 

24 152.1, or any applicable special use district. 

25 
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21 (6) whether any existing commercial or retail use has been designated, 

22 or is eligible to be designated, as a Legacy Business under Administrative Code Section 

23 2A.242; or is a formula retail business. 

24 (g) If a HOME-SF Project otherwise requires a conditional use authorization due only 

25 to (1) a specific land use, (2) use size limit, or (3) requirement adopted by the voters, then the 
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) Planning Commission shall make all findings and consider all criteria required by this Code for 

2 such use or use size as part of this HOME-SF Project Authorization. 

3 (h) Hearing and Decision. 

4 (1) Hearing. The Planning Commission shall hold a public hearing for all 

5 projects that are subject to this Section 328 within 180 days of submittal of a complete project 

6 application. unless the Environmental Review Officer determines that an environmental 

7 impact report is required for the project under Administrative Code Section 31.09. 

8 (2) Notice of Hearing. Notice of such hearing shall be provided pursuant to the 

9 same requirements for Conditional Use requests. as set forth in Sections 306.3 and 306.8. 

1 O (3) Director's Recommendations on Modifications and Exceptions. At the 

11 hearing, the Planning Director shall review for the Commission key issues related to the 

12 project based on the review of the project pursuant to subsection (c) and recommend to the 

13 Commission modifications, if any, to the project and conditions for approval as necessarv. The 

14 Director shall also make recommendations to the Commission on any proposed exceptions 

15 pursuant to subsection (d). 

16 (4) Decision and Imposition of Conditions. The Commission, after public hearing 

17 and, after making appropriate findings, may approve, disapprove, or approve subject to 

18 conditions, the proiect and any associated requests for exceptions. As part of its review and 

19 decision. the Planning Commission may impose additional conditions, requirements, 

20 modifications, and limitations on a proposed project in order to achieve the objectives, 

21 policies, and intent of the General Plan or of this Code. 

22 (5) Appeal. The decision of the Planning Commission may be appealed to the 

23 Board of Appeals by any person aggrieved within 15 days after the date of the decision by 

24 filing a written notice of appeal with the Board of Appeals, setting forth wherein it is alleged 

25 that there was an error in the internretation of the provisions of this Section 328 or abuse of 
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1 discretion on the part of the Planning Commission. The procedures and requirements for 

2 appeals in Section 309(e)(3) and (4) shall apply to appeals to the Board of Appeals under this 

3 Section 328. 

4 (6) ·Discretionary Review. No requests for discretionary review shall be 

5 accepted by the Planning Department or heard by the Planning Commission for projects 

6 subject to this Section 328. 

7 (7) Change of Conditions. Once a project is approved. authorization of a 

8 change in any condition previously imposed by the Planning Commission shall require 

9 approval by the Planning Commission subject to the procedures set forth in this Section 328. 

1 O (8) In no case may a project approved or approved with conditions under this 

11. Section 328 receive a site permit or any demolition permit prior to 18 months from the date of 

12 written notification required by 206.3(e)(1)(D). 

13 (9) Expiration of Planning Commission approval. Authorization of a HOME-

14 SF Project under this Section 328 shall expire if the project sponsor has not procured a 

15 building permit or site permit for construction of the project within 36 months of the date of 

16 Planning Commission approval. Such deadline shall be extended in the event of any appeal of 

17 such authorization for the duration of the appeal. and in the event of litigation seeking fo 

18 invalidate the approval· for the duration of the litigation. 

19 

20 Section 7. This section is uncodified. Triennial Economic Feasibility Analysis. The 

21 lnclusionary Housing Technical Advisory Committee. established in Administrative Code 

22 Chapter 5. Article XXIX and in conjunction with the requirements set forth in Section 415.10, 

23 shall review the affordability requirements of the HOME-SF Program, Section 206.3 of the 

24 Planning Code, including whether the inclusionary rates established for HOME-SF projects 

25 should be indexed at the levels established in the lnclusionary Affordable Housing Program; 
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1 and the feasibility of the HOME-SF rates established for ownership and rental projects, 

2 including the required percentage of affordable units and the required Area Median Income 

3 levels. Prior to January 1, 2020, the lnclusionarv Housing Technical Advisory Committee 

4 shall review and consider the temporary tiered requirements in section 206.3(f), and 

5 recommend new rates if applicable. 

6 Section .e-+--,a. Effective Date. This ordinance shall become effective 30 days after 

7 enactment. Enactment occurs when the Mayor signs the ordinance, the Mayor returns the 

8 ordinance unsigned or does not sign the ordinance within ten days of receiving it, or the Board 

9 of Supervisors overrides the Mayor's veto of the ordinance. 

10 

11 Section e-g_,a. Scope of Ordinance. In enacting this ordinance, the Board of 

12 Supervisors intends to amend only those words, phrases, paragraphs, subsections, sections, 

13 articles, numbers, punctuation marks, charts, diagrams, or any other constituent parts of the 

14 Municipal Code that are explicitly shown in this ordinance as additions, deletions, Board 

15 amendment additions, and Board amendment deletions in accordance with the "Note" that 

16 appears under the official title of the ordinance. 

17 

18 

19 

20 By: 

21 

22 

23 

24 

25 
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FILE NO. 180456 

REVISED LEGISLATIVE DIGEST 
· (Amended in Board, 7/17/2018) 

[Planning Code - HOME-SF and 100% Affordable Housing Bonus Program] 

Ordinance amending the Planning Code to amend the Housing Opportunities Mean 
Equity-San Francisco (HOME-SF) Program to revise ~he amount of inclusiohary 
housing required and the types of development bonuses received for projects with 
complete environmental evaluation applications submitted on or before December 31, 
2019, with existing requirements and bonuses revived for projects with complete 
environmental evaluation applications submitted on or after January 1, 2020, and to 
require project authorization under Planning Code, Section 328; revising the 100% 
Affordable Housing Bonus Program to eliminate a Planning Commission review 
hearing for 100% affordable housing projects upon delegation by the Planning 
Commission; establish duties for the lnclusionary Housing Technical Advisory 
Committee; affirming the Planning Department's determination under the California 
Environmental Quality Act; and making findings of public necessity, convenience, and 
welfare under Plan~ing Code, Section 302, and findings of consistency with the 
General Plan, and the eight priority policies of Planning Code, Section 101.1. 

Existing Law 

HOME-SF 

Planning Code section 206.3 sets forth the HOME-SF program, which grants housing 
development projects that provide at least 30% of dwelling units as affo.rdable to very low, low 
and moderate income households certain development bonuses, including form-based 
density, twenty additional feet in height, as well as five additional feet of ceiling height for 
certain specified uses. Projects also receive up to three of seven specified zoning 
modifications. For ownership projects, twelve percent of units must have an average 
affordable purchase price set at 80% of Area Median Income (AMI); 9% must have an 
average affordable purchase price setat 105% of AMI; and 9% must have an average 
affordable purchase price set at 130% of AMI. In rental projects, 12% of units must have an 
average affordable rent set at 55% of AMI; 9% must have an average affordable rent set at 
80% of AMI; and 9% must have an average affordable rent set at 110% of AMI. 

A HOME-SF project in a neighborhood commercial district cannot require the merger of lotS 
that result in more than 125 feet of lot frontage. · 

HOME-SF projects are reviewed and approved by the Planning Commission, with an appeal 
to the Board of Supervisors, under the conditional use procedures in Planning Code section 
303(v). There is no set date by which a project must be approved, denied or approved with 
conditions atthe Planning Commission. 
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100% Affordable Housing Bonus Projects 

The 100% Affordable Housing Bonus Program, in Planning Code section 206.4, requires 
project approval through an authorization, Planning Code Section 328, which provides for a 
Planning Commission hearing and an appeal to the Board of Supervisors. A 100% Affordable 

· Housing Bonus Project is not required to seek conditional use authorization, and the Planning 
Commission does not hear separate discretionary review requests. 

Triennial Economic Feasibility Analysis 

Planning Code section 415.10 requires the I nclusionary Housing Technical Advisory 
Committee to conduct a feasibility study of the lnclusionary Housing Program every three 
years. 

Amendments to Current Law 

HOME-SF 

. This ordinance amends certain requirements of the HOME-SF program for a limited period. 
Projects with complete environmental evaluation applications submitted before January 1, · 
2020 that provide at least 20% of units as affordable units can receive development bonuses 
based on the amount of affordable housing provided. Tier One projects that are fewer than 25 
units must provide 20% of dwelling units as affordable units and can receive form-based 
density and an additional 5 feet of ground floor ceiling height for specified uses. Tier One 
projects that are 25 units or more must provide 23% of dwelling units as affordable units and 
can receive form-based density and an additional 5 feet of ground floor ceiling height for 
specified uses. Tier Two projects must provide 25% of dwelling units as affordable units and 
can receive form-based density, ten additional feet of height, and additional ground floor 
ceiling height. Tier Three projects must provide 30% of units as affordable units and can 
receive form based density, 20 additional feet in height, and an additional five feet of ground 
floor ceiling height. The percentage of units required at each income level in each tier is as 
follows: 

Tier One (fewer than 25 units) 
Ownership: 10% at 80% AMI; 5% at 105% AMI; 5% at 130% AMI 
Rental: 10% at 55% AMI, 5% at 80% AMI; 5% at 110 AMI% 

Tier One (25 or more units) 
Ownership: 10% at 80% AMI; 8% at 105% AMI; 5% at 130% AMI 
Rental: 10% at 55% AMI, 8% at 80% AMI; 5% at 110 AMI% 

Tier Two- Ownership: 10% at 80% AMI; 8% at 105% AMI; 7% at 130% AMI 
Rental 10% at 55% AMI; 8% at 80% AMI; 7% at 110% AMI 
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Tier Three - Ownership: 10% at 80% AMI; 10% at 105% AMI; 10% at 130% AMI 
Rental: 10% at 55% AMI; 10% at 80% AMI; 10% at 110% AMI 

For projects with complete environmental evaluation applications submitted on January 1, 
2020 or thereafter, the affordability requirements and development bonuses allowed for 
HOME-SF projects would revert to current law, as set forth under "Existing Law." 

The legislation would allow projects to receive all seven zoning modifications. The legislation 
would also repeal the current Section 328. HOME-SF projects would require authorization 
through a new Section 328 process similar to the repealed process, and would not require a 
conditional use authorization. New Section 328 allows an appeal to the Board of Appeals. 
Among other findings, the Planning Commission would be required to determine if a HOME 
SF project that involved the merger of two or more lots resulting in more than 125 feet of lot 
frontage was consistent with the Affordable Housing Bonus Program Design Guidelines. The 
Planning Commission would have to approve, deny, or approve with conditions the HOME-SF 
project within 180 days ofsubmittal of a complete project application, unless the 
Environmental Review Officer determines that an environmental impact report is required. 

Finally, a HOME-SF project authorization would expire if a project sponsor did not procure a 
building or site permit within 36 months of project approval. This deadline would be extended 
in the case of an appeal or litigation. 

100% Affordable Housing Bonus Projects 

The legislation would create a new process for authorization of 100% Affordable Housing 
Bonus Projects, under new section 315.1. These projects would no longer need approval 
through Section 328. Under section 315.1, the Planning Director, rather than the Planning 
Commission, would review 100% Affordable Housing Bonus projects and would make certain 
findings. No hearing before the Planning Commission would be required. No discretionary 
review hearing would occur before the Planning Commission as long as the Planning 
Commission delegates this review to the Planning Department. The Planning Department's 
approval vvould be conducted as part of a related building permit application, and any appeal 
of the Planning Department's determination would be through the associated building permit, 
which appeal would be to the Board of Appeals. 

Triennial Economic Feasibility Analysis 

The ordinance directs the lnclusionary Housing Technical Advisory Committee to review the 
inclusionary rates of the HOME-SF Program, including the different tiers set forth in the 
ordinance, the homeownership and rental inclusionary rates, and whether the rates should be 
indexed, as part of the Triennial Economic Feasibility Analysis conducted under Section 415.· 
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BOARD of SUPERVISORS 

Lisa Gibson 
Environmental Review Officer 
Planning Department 
.1650 Mission Street, Ste. 400 
San_ Francisco, CA 94103 

Dear Ms. Gibson: 

May 30, 2018 

City Hall 
Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDD!fTY No. 554-5227 

File No. 180456-2 

· On May 22, 2018, Supervisor Tang introduced the following substitute legislation: 

File No. 180456~2 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco .(HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received 
for projects with complete environmental evaluation applications submitted on 
or before December 31, 2019, with existing requirements and bonuses revived 
for projects with complete environmental evaluation applications submitted on 
or after January 1, 2020, and to require project authorization under Planning 
Code, Section 328; revising the 100% Affordable Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing 
projects upo"n delegation by the Planning Commission; affirming the Planning· 
Department's determination under the California Environmental Quality Act; 
and making findings of public necessity, convenience, and welfare under 
Planning Code, Section 302, and findings of consistency with the General 
Plan, and the eight priority policies of Planning Code, Section 101.1. 

This substitute legislation is being transmitted to you for environmental review. 

Angela Calvillo, Clerk of the Board 

-~!&-~ 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 
Not defined as a project under CEQA Guidelines 

Attachment Sections 15378 and 15060(c) (2) because it does 

not result in a physical change in the 
c: Joy Navarrete, Environmental Planning environment. 

Laura Lynch, Environmental Planning 
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Lisa Gibson 
Environmental Review Officer 
Planning Department 
1650 Mission Street, Ste. AOO 
San Francisco, CA 94103 

Dear Ms. Gibson: 

May 8, 2018 

City Hall 
Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDDffTY No. 554-5227 

File No. 180456 

On May 1, 2018, Supervisor Tang introduced the following proposed legislation: 

File No. 180456 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco (HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received 
through December 31, 2019, with existing requirements and bonuses revived 
starting January 1, 2020, and to require project authorization under Planning 
Code, Section 328; revising the 100% Affordable Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing 
projects upon delegation by the Planning Commission; affirming the Planning 
Department's determination under the California Environmental Quality Act; 
making findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1; and making findings of public 
nece~sity, convenience, and welfare under Planning Code, Section 302. 

This legislation is being transmitted to you for environmental review. 

Attachment 

Angela Calvillo, Clerk of the Board 

J"lr11f'< 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 

Not _defined as a project under CEQA· Guidelines 

Sections 15378 and 15060 (c) (2) because it does not 

result in a physical change in the environment. 

c: Joy Navarrete, Environmental Planning 
Laura Lynch, Environmental Planning 

: Digitally signed by Joy Navarrete 

J N 
ON: 01=Joy Navarrete, o=Plannlng, oy avarrete ou=Env;ronmenta\Plann;ng, 

, · ... .email=joy.navarrete@srgov.org, c=US 
/A' Date:2018.05.1716:30:40~07'00' 
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-------------

June 29, 2018 

Ivfs. Angela Calvillo, cierk 
Bonorable Supervisor Tang 
Honorable Supervisor Safai 
Board cif Supervisors 
City and Coµnty of San Francisco 
dtyHall~ Roo:p:i 244 
1 Dr. Carlton B. GoodiettPlace 
Sart Francisco; CA 94102 

Re: T~ansmittaJ of Plannj.ng Deparl:rfrerit Case Number 2018-006910PCA 
H.OM-E-SF aud iOO% Affordable Housing Bonus Progt:aIJ1s 
Board File No. iso4s6 
l"l<1-nning Com.niii;;sio11 Recominendation;. Approval with Modi{Ujation 

bear Ms. Calvillo, Superv1sorTang, and Supervisor Safal, 

On Ji.me:28~. 2.0~8, the Planning Commissibn eonducted: duly noticed public hearing at regularly 
scheduled meeting to consider the ptoposect Ordinance, fr~trocj.uced by $upe.ryisor ~iy tang, that 
wqt.tld amend the rianning Cqde to create a tierec;l program for HOME-SF ;md amend the 
approvaJ processes for HOME-SF and 100% Affordable Housing Bonus Progrcim projects. At the 
hearing the Planning Commission recommended approv?l with modifkalion. 

'.i'.l;).e Commission's proposed modific:ations were as foll(::rw.S: 

l. Amend Section 2063(d)(4) to allow HOME-SF projects to receive all listed 
zoning modifkatim;is. 

2. Amend.affordability levels required in proposed Tier 1 in Section 2.06.3(f)(2)(A) 
asfoilows. 

a. For projects of 24 units or fewer, require .20% olt-'site affordabJe HOME­
SF units .af the proposed affordability levels 

b.. For projects of25 units or more, require 23o/~ on-site affordable HOME~ 
SF -µnits at .the following affotdabilify levels:· 

i. 10% at 55% AMI (rental) at 80% AMI (ownet)· 

ii. $% af 80% AMI (rental) or 105% AMI (Qwner) 

.iii. 5% at 110% AMI (rental) or 130% AMI (Owner) 

3. Amend language to t?et all affordability fevels in.Section 206.3 (f) as maximums. 
4. Amend language to require HOME-SF projects receive a Commission Hearing 

within 180 days of completion of environmental review. 

\Af'N'W .sf Planning ;org 
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SUi1e 400. 
S;iii fri\licisco;: 
CA. 9410~-247~ 

Receptt~m: 
415.5!>8.6378 . 
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415.~58.6409 
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Transmita.I Materials .· . . CASE.~O . .201S:-004477PCA 
CentraJSqMa, Hqusing Sust;;1\r)abiHty QTsttict 

5. 5: Amend language to include a "use it or lose it" provision, requiring HOME­
SF project sponsors to file a Building Permit Application. within 2 years of 
entitlemenl 

Additionally, the Commission recommended the Board request the upcoming Inclusionary 
Rousing T.,A.C consider the affordability requirements of :fIOME-SF when they next convene in 
2019, The Commission alSo recommended asking the TAC to consider :irtdexing HOME-SF 
affordability requirements to the Indusionary rate. 

Please find attached documents relating to the actions of the Commission. If you have any 
questions or require further information please do not hesitate to contact me or Paolo Ikezoe at 
paolo.ikezoe®sfgov .org/ 415-575-9137. 

· Sincerely, 

Aaron Starr 
Manager qf Legislative Aff?irs, Pla;nning Departrilent 

cc: 
Erica Major, Office of the Gerk of the Board 
Alisa Somera, Office of the Clerk of the Board 
Menaka Mohan, Aide to Supervisor Tang 
Suhagey Sandoval, Aide to Supervisor Safai 
Audrey Pearson, Deputy City Attorney 

Attachments : 
Plartning Commission Resolution No. 20225 
Planning Department Case Report for Case No. 2018-006910PCA 

SAN fRANGISGO . 
. PLANNlNG OEP,O.RTMENT 
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SAN FRANCISCO . . . 
PLANNING DEPARTMENT 

Project Natne: 
Case Number: 
Initi4ted by: 
Staff Contact; 

Reviewed. by: 

Plan.ning c·ommission 
Resolution No. 20225 

HEARIN.G DATE JUNE28, 2018 

HOME-SF and 100°/o Affordable Housing Bonus l?rograms 
2018-00691.0PCA [Board File No. 180456]. · 

Supe:rviso:r'.lang/Introduted May 1, 2018 
Paolo lkezoe; Cftywide Divisfon . 
paoJo.ikezoe@sfgov.org, 415-575-9137 

Aaron D Star~, Jvia:nager. of Legislative· Affafrs 
a~ron.statr@sfgoV.orgi 415-558..:6362 

1650 Missio11 St 
Suit~400 . 
San Francisco,. 
CA 94103-i479 

Reception: 
415:558.6378 

fax: 
41 ~iS.58.6409 

Planning 
Information:.' 
415;558.6377 

RESOLUTiON APPROVING A PROPOSE!) ORDINANCE THAT WOULD AMEND THE 
:EfOUSING QPPQRTUNXT~S MEAN EQU(TY-S.AN FRANCISCO (lIOlYffi-SX.) PROGRAM 
TO REVISE THE AMOUNT OF INCLUSIONARY HOUSING REQUIRED AND THE TYPES 

· O;F DEVELOJ>MENT BONUSES RECEIVED THROUGH DECEMBER 311. 2019r. WITH 
EXISTING REQUIREMENTS AND BONUSES REVIVED STARTING JANUARY 1, 2020, 
AND to REQUIBE PROJECT AUTHORIZATION UNDER PLANNING CODEr SECTION 
328;;REVISINGTaE 100% AFFORDABLE HOUSING BONUS PROGRAM TO ELIMINATE 
A PLANNING COMMISSION REVIEW' HEARING .FOR 100% AFFOROABLE HOUSING 
PROJECTS uPON. DELEGATION BY THE PLANNiNG COMMISSION; ADOPTING 
FINDINGSr INCLUDING El\TvIRONMENTAL FINDINGS,. PLANNING CODE SECTION 
302 FINPINGS, AND FINDINGS OF CONSISTENCY WITH. Ti:IE GENERAL PLAN A.ND 
PLANNING CODE SECTION 101.1. 

WHEREAS, on May l, 2018' Supervisors Tang introduced a proposed Ordinance under · Boa:r:d .of 
Supervisors (hereinafter :~Board") F~le Number 180456~ whicl:t \vould amend Sections 206.3, 303, 315 and 
328 of tl1ePla:n!lirtg Code to amend the HOME-SF' program, cr~ating tiered options through Deceni.ber 31, . . - . . 

4019,· requiring·HQtvIB-SF project a:utl:lori:zation und~r Plan:ning Cod~ Section 328, and requirir:ig .100% 
Affordable Hcnising Bqnus Prpgri.UI\ project authorization under Planning Code SettiOn 315.1; and 

WHEREAS, The Planning Commission (hereinafter ''Commission''} conducted a duly noticed public 

hearing at a regularly scheduled meetln~ to consider the proposed Ordbi.ance on June 28, 201s; and 

WHEREAS, the pr(Jposed Ordinan~ehas been determined to becategoricaHy exempt fromenvironm.ental 
review under the California Environmental Quality Act CEQA Guidellnes Secfion 15378 and i5060(c)(2); 
and 
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Resolution No. Z0225 
June 28~ 2018 

. _ CASE N0.2018-006910PGA 
HOME-SF and.100% Affordable HousingBonus, Programs 

WHEREAS, the Planning -Commission has heard and considered the testimony presented to it at the 

public hearing and has further considered written materiais and oral testimonypresented.on behalf of 
Department staff and other interested parties; and 

WHEREAS, all pertinent documents may be found m the files of the Department, as the custodian of 
records, at 1650 Mission Street, Suite 400, San Francisco; and 

WHEREAS, the Planning Commission has reviewed the proposed Ordinance; and 

WHEREAS, the Planning Commission finds from the facts presented that the public necessity; 

convenience, and general welfare require the proposed amendment; now and 

MOVED; that the Planning Commission hereby approves with modifications the proposed ordinance. 

The Commission's proposed modifications are as follows: 

1. Amend Section 2063(d)( 4) to allow HOME-SF projects to receive all listed zoning modincatiorui. 

2. An:lei1d afforda.bll~ty levels requiNd in proposed Tier 1. l:n-SecJion 206.3(f)(2)(A) asfoilows; 

a) Fm: projects of 24 units or fewer; require 20% on-site affordable HOME-SF units at the 
proposed affordability levels 

b) For projects of 25 units or more, require 23% on-site affordable HOME-SF units at the 
following affordability levels: 

10% at 55% AMI.(rental) or 80% AMI (owner) 

8% at 80% AMI (rental) or 105% AMI (owner) 

5% at 110% AMI (rental) <it 130% AMI (owner) 

3. A+rtend language to set all affordability ievels in. Section 206.3 (f) as maximums. 

4. Amend language to require HOME-SF projects receive a Commission Hearing within 180 days of 
completion of environmental review. 

5. Amend language to include a ('use it or lose it" provision, requiring HOME-SF project sponsors 
to file a Building Permit Application within tvw years of entitlement. 

FiNDIN(;S 
Having reviewed the materials identified in the preamble above, ilitd having heard; all testimony and 

arguments, this Commission finds, concludes, and determines as follows: 

1. The Commission finds that the proposed ordina11ce will provide additional options for project 
sponsors to participate in the City's local development bonus progra:r;n, and will lead to increased 
production of needed housing; including on-site affordq_ble housing. 

2. The Commission finci<l that the proposed modifications will further the goal of making BOMB-SF 
more flexible and broadly applicable whik aligning the tiered affordability requirements with the 
current Irtdusionary requirement and various related feasibility studies undertaken by the City. 
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Reso!Utio!l No. 20225 
JUri~ 2B; 2.01a . 

CASE NO. 2018-006910PCA 
HOME;.SF .and 100% Affordable Hou~ina Bonus Programs 

3~ The Comniissfon finds that offering HOME-SF projects any arid all listed fuodifications listed in 
·20!'.!-~(i:l.)(4) would fii:ither Ii6ME-$,Fs original goal of creating a local density bonµs program.that 
is more attractive to developers than the State Density. Bonus .Law. 

4~ The. Commission finds that requiring 23%: on-site affordable units for Tier. 1 projects of .25 units or 
Ia~ger beti:er ~ligns. with existing inclusionary reqllirements, .and ensures no HOME-SF project 
provides fewer affordable. µnits than would c;itherw.ise be required unc1.er Section 4i5, 

5. The Commission :finds that amending Se~tion Z.06.3(£) to set the affordability levels required 
within each tranche of HOME-SF units as a rn~imum couid help whh project fea.sibility in 
certahi. cases (such as whert ,t1rojects may qualify for financing via the 80/20 Calfforhia Debt Limit 
Allbc;.at.i9n Committee "CDLAC' p:togram), 

6~ The Comm!ss~qn finds that ~i?nding the proposed 120-d\ly timeline tp. 180 days from 
com,pletiori of eri:Virorimental review better aligns the review timeline for HOME-SF proj~ts with 
those outlinedii:i the Mayor's Executive Directive 17-02; . 

7. the Comhussiqrt finds thatfacludmg a use it ,or lose .it provision, requlrirtg HOME-SF project 

sponsors to Ble ~ Bµilding :Permit Applkal;ion Within two yeai;s of entitlement WiU .ensure 
HOME-SF project;:; proc~d towards construcfiog.in a timely man:r.er. 

8. The COmtnission finds that tlw .proposed Ordinance artd the Commission's recommertded 

:modific~tions are coµB~!);tent with the folI9wing Objectives and Policies o~ the General Plan; 

HOUSING ELEMENT 

POLICYl.l 
Plan for the full.range.of housing n~eds irt the City .and County of San F;tandsco, 
especially affordable housing .. 

.HOME:.sF and the proposed changes to the program aim to increase the nu,mber of aff-0rdClble 
housing units that could be built tn San Francisco. The. program is on.e tool to plan for affordable 
housing needs of 11ery .low, low and moderate income hoµsehoids. 

PQUCT1~10 
Sµpport new housing projects, espedaily affordable. hou$ing, where households can 
easily re1y on pub Uc l:ransportation, walking al;ld bicyding for the lfiaf otity of daily 
trips. 

Tlie majority of HOME-SF eligible parcels are located within a: qyarter~mile (or 5 minute-walk) 
of the Muni Rapid Network, which serves almost 70% of Muni riders and will continue to 
re<;eive · maJor invesbnenf.s ·to prioritize frequency anti. rella}Jzlity. This program t<Joµld su:pport 
miXed~inc~:nie housing projects where households could easily rely on transit. 

POLICY3.3 
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Resolution No. 2022s 
June 28, .2018 

CASE NO. 2018-006910PCA 
HOii/iE-SF and.10.0% Affordable H9using Bonus Programs 

M;~intain balance in affordability of existing housing stock by supporting afford~ble 
trtoderate ownership opportunities. 

HOME-SF arid the p1'oposed changes to th¢ prognim wW fac:ilitate affordahie housing supply, 
including homeownership opportunitiesfor rrwdetate inc;qme h.ouselwtds. 

OBJECTIVE4 
Foster a housing stock that meets the needs o.f all residents across lifecydes. 

P.O.LICY 4.1 
Develop ·new housing; and encourage the remodeling of existing housing~ for famill.es 
with children. · 

POLICY4,4 
Encourage sufficient and suitable rental housing opportunities! emphasiiing 
permanently affordable rental units wherever possible.. · 

POLiCY 4.5 
Ensure· that new permanently afford.lb le housing is located in all of the dty's 
neighborhoods; and encourage integrated neighl:>orhoods, with a: diversity of unit 

. types provided at a range of income levels. 

POLiCY 4.6 
Encotu:<age art eqµitable distdbutiort. o.f growth according to inf:tasiructµte and site 
capadty. 

HOME:.sF ·and. the propqsed changes to the program aini tb ii:icrease the stock of affordable, 
family-friendly housing throughout the city. The HOME~SF program area includes parcels in 
most. of the cittj's neighborhood commercial district, enabling the City to increase the number of 
very low, low and irwdercite income households and encourage integration ofneighbdrhoods. The 
program aims to spur prodiu:tion of housing, i.ncluding permanently affordabJe. housing, in 
neighborhoods with existing f;r.ansit, sChP9ls, mid par.ks. 

OBJECTIVE' 7 
Secure funding and resources for permanently affordable housing,. including 
innovative programs that are not sole1y reliant on traditiortalmechariisms or capital. 

Policy 7.5 
· Encoti;rage the pro(iuction of <tffordab1e h;ousi'ng through process and :zoning 
accommodations, and prioritize affordable housing in the review. and approval 
processes. 
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Resoiution No. ~0225 
~tme 28, Z(.}Hl 

CASE NO. 2018-006910PCA 
HOME~~?f c,tn~:f 1()~% .Affotdable J-fou?ing B9n1,1s. · Progrnms . . - . 

HOME-SF and the proposed changes tq the progranrprovide·wning arid process 
accommodations including priority processing/or projects that participate by providing on-site: 
affordable housing. These programs implement this General .Plan policy, · 

OBJECTIVES 
:Build public artd private sector capadty to support; facilitate, provide and mainfain 
affordable hous:l:ng. 

POLICY8.3 
$upporl: the production a:nd mana.gement of pel'nian'ently affQrdabl.e housing'. 

HOME-SF and the proposed changes to the program support the production of permanently 
. - . 

affordable housjng supply: 

OBJECTIVE lO 
E:n,sute astteamlined~yet 01orougli, and. tr<i.nsparent decision~making process. 

POLICYlO,l 
Create. certainty in the development entitlement process, by providing clear 
co;n;miUitlty pariime.ters for development and consistent application of these. 
'.t:egulations. 

HOME-SF and the proposed changes to the program propose a clear and detailed review and 
en#t.len:umt process for qualifying projects, The process includes deta.ile4 desJgn review and offers 
limited zoning coricessions iind inod.ific.atiaiw. The proposed' changes· to tM program require 
Planning Commission review; with appeal .fa the.Board of Appeal, s.frnilar to .the exiSting Large 
l?rojectAuthorizatiqn procet;s . 

. OBJECtIVE li 
Sttppott artd te,Sped the· diverse aJid, distj::i:lct char;i.ct(!:r 0£ San Francis~o' s . 
neighborhooQ_s, 

POLICY11.2 
Ens:Ure imple1nentation of accepted Q_e~ign standards. in project approvals .. 

POLICY11.3 
Ensure growthis accommodated without substantially and adversely impacting 
existing residential neighborhood character. 

In recognition. that the projects utilizing HOME-SF will sometimes be taller or of diffe.rfrtg mass 
than the surrounding context, the AHBP Design Guidelines cl!lr'ify howprojects siiall both 
maintain lliefrsize and adapffo their ridghborlwod contto;t. These design guidelines enable 
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Resoiution No. 20225 
jur1e 28, ?01 a, · 

CASE NO •. 201a~oo6910PCA 
HOME. -SF anC1·1'o6%iAffordable 1-fousingBorius Programs . . .. . .. . . . . . 

HqME.:Sfprojects td support and respect the dzverse and distinct character of San Francisco's 
nei'gfibor~oods wln1e a.Isa providing much needed ajfordabte hduSiflg; Establishing permanently 
affo~dabfehousing {n the Cityis varfous neighborhoods would encibfo the City fo stabilize vent low, 
low and moderate income households. The.se houseliolds meanfngfully contribute to the existing 
c!1aracter of San Fran,cisco;s diverse neighbor.hoods. 

rotxcyu~s 
EJisur~ :aerif;iti~s hi ~stablished residenJiaI areas promote COJ:l:l.patibility With 
prevailing neighborhood character. 

HOME-SF and th¢ proposed chirnges to the program only pi'dvide developnurn.t bonuses whfoh 
•may pennif {! larger Q'[Jef!lll buildzng mass for projects. that include higher le'lJelS of. affordable 
·housing than would otherwfae be perihittedby tlie Planning Code~ Analysis conducted by staff 
and cims~ltants on the. eligible distriCts identlffod niany existing buildings{ e.8pecially buildhig 
·built bef pr,e the 1-97 Q's or 1980.' s, ·that exceed· existing zone if d~msity Nmits. ·Therefore; even 
. ]ioµsing with densities higliedhan the exi~ting zoned' densityimiit are gener~lly conSistent with 
neighborhood character in most parts of San F;anCisco. . . 

OJ3JECTNJ<; l2 
Bahutcehousin$ $ro:wH1 with adequate infrastructUJ:e that serves the City's srowing 
population, 

PdLlCY12:1 
Enc91.irage new hoiising that relies on transit use and erivironmenfally.susfafoable 
patterns ofniovemerit; 

The HOME-SF program area is largely iocated'. within. a q1Jarter-.tnile.(01 5 mtnute~walk) of the 
•MuniRqpid network; which serves almost 10°,io ofM:µni riders and wiilcontil:rueto receive major 
invest1nents tq przoritize.freqiJe~cy aitd reliability" ThiS program x.Dduld support mixed~iiicoine 
hpusing projects wherehouseholdS could easily rely on transit. 

OBJECTIVE 13 
Pri~:dtize susthlnable deyelop111eriHn pfanmng'fpr,,and constructing new Jw~sing, 

POtICY13.1 
S:u.pporl. II sniai:t.f/ iegionalgrowth thatlocate~ new housing ~lose to jobs .and ttansit. 
The HOME:,SF pl'.ogram, area is. large.ly located within a quarteMniie for 5 minute-walk) of the. 
Mu11i Raj1id network, which serpe.s almost ]0°(o of Mimi rMers. and will confinue fo receive m~jor 
. investments to prfotitize. frequency and relzability. 'T1tiS program. wouid support ifiixed-income 
housrng projects Where hqi{seholi:l$ could east1y iely Oti trans#, 

URBAN DESIGN ELEMENT 
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Resolution No .. 20225 
Jµne 2a12;p1s 

CASE NO. 201~-006910PCA 
HOIViJ::.-SF arid 1ClP% Afforda,ble Housing Bo.nlis Progr~m~ · 

· POLICY 4.15 
Protecfthe livability and charader of residenHal properties fro1ll the introsfon ofincompatible 
nt::w buildings. . . · . . 

HOMH-SF and the proppsed clianges ta the program only provide development. bcrnuses r.qhich 
may permit a larger overall buiidfog ma~s for projects that in.Clu,de higher lwels ofaffotdable 
housing than would otherwise be permitted by th~ Planning Code. Analysis cond-µ.cted by.staff . . 

and c.9ns4ltmfts 011, the eligible· districts identifi.e<J if!Ji.ny existir;.g P.1iildtng~1 ¢sp¢.daUy biJ:ild.in.g 
bu.at before the 1970'$ ot 1980'$, that exceed exiStbig zoned density Z:hnits .. Therefore~ even 
,housing wi.fh d~n.siti~$ [#ght;r f:lian f/1.e.e"'-'isting zon.ed 4ensity limit are generally consistent with 
neighborhood character in most parts of San Francisco. . 

.TRANSPORTATION ELEMENT 

POLICY 11.3· 
Encourage development that efficiently coordi;nates land use \vith transit seivic~, requiring 
that developers address transit concerns as well as. miti&ate traffic prob.lemS.. 

The HOME:..sp prpgram area is largely loca.tt!d witiiin a. quarter-mile (or 5 minute-walk) of the 
Muni' Rqpid: network, wJi{ch serVf!fl ahnost 70% of .NIµni rider1;1 c.tnd will coritinu? to n:c;efo? ri;ajot 
in'V<!_$tth.ents to prioritiz? frequency and reliability; Thfa progran:i. would support mfxed-income 
ho1.iszng projects where households could easffy rely on transit. . 

VANNESS AVENUE AREA PLAN. 

PblicyS.1 . 
Establish hei~ht controls: to emphasize1 topo~aphy aP-d adequately frame the great width. of 
the Avenue:. 

:P6u<;::)'s,~ 

Continue the street wall height$ as defin~d by existing signifh;ant buildings and promote (:l.U 

;i.deql,late enclosw.e of .the Ave:t\ue. 

IjOMJ:,-SF {ind proposed chdhges ta the progran! WOJ.{ld continue the sfreet .wan height~~ though may offer 
some degree. of variq.tfon due fo height -exceptions q.'Qailabie tlirough the program. Established height 
controis wouid cdntin:Ue to be ttpplicablef01~ most projefts1. and there/Me the topography .and ioidth of t/u: 
ji'l;en.ue wou.ld co1itinue to· be etnphasized and adequately frame,d, The AHBP Design G1,1.ide)ihe.s. an4 
Planning Commission revieto process will ensute that on balance ptojeds pro.mote continue the street wall 
heights .q.n a,4equate e1idosure of the Avenue, 
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Resolution No. 20225 
June 28, 2018 

BAYVIEW AREA PLAN 

OBJECTIVE6 

CASE NO. 2018-006910PCA 
HOME~si= and 1.00% Affordable Housing Bonus Progra111s 

Encourage the const:tuctiOn of new affordable and market rate housing at iocations 
and. density levels that enhance tl1¢ . overall reside~tial qm:1.lity of Bayview H tinters 
Point. 

HOME-SF q.n.d the proposed ch.anges tQ the progmm support the prod:ucfiort of pmn.anently 
affordable housing .qupply in Bay0iew Hunters Point, particularly a/Ong Third Street . 

. CHINATOWN AREA PLAN 

OBJECTIVE 3 
Stabilize and where possible increase the supply of housing • 

.HOME:..SF and the proposed changes to the program support the production ofpernianet~tly 
affordable housing supply in Chinatown. 

DOWNTOWN PLAN 

OBJECT1VE7 
Expand the supply of hotising in and adjacentto downtown. 

HOME~SF and the proposed changes to tlie ptograni s:upport the production of housing, 
including permanently affordable housing, in and adjacent to downtown. 

WESTERN SHORELINE AREA PLAN 

POLICY11.1 
!'reserve the sc;ale an:4 character of existing re.sidei;ltial neighborhoods by set~ing al19wa,bie 
densities at the density generally prevailing in the area and tegillating new .development so. its 
appearance iS compatible with adjacent buildings. 
HOME-SF and theptoposed changes to thcprogram oniypfovide development. bontt:ses which 
may pertnit a larger overall building mass Jot projects th# include. higher levels of affordable 
housing thmi would otherwise be permitted by the Planning Code. Analysts conducted by staff 
and consultants on the eligibl~ districts identified many e:Xisting buildings, especially building 
built Ciefore the 1970' s or 1980; s, that. eX,ceed existing zoned density limits. Therefore, even 
housing with densities higher than the existing zoned density limit are generally consistent with 
neighborhood chiit1icfor in most parts of San Frarteisco. 

POtlCYil.3 
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Resolution No: 20225 
June 2s, 201 s · 

GASE NO. 2(}18-006~1 ()PCA 
!-IOM..E;~SF and 1 OPo/o .Affqrdabie Housing J,3omis Progratp$ 

.Continue the enforcement of citywide ho-u,sing policies, ordina.i:,:ces and standard~ regar'dJng 
the provision of safe and convenient housing to residents of all income ievels; espedally Iow­
and moderate-income people;. 

POLICY11.4 
Strive to im:rease the amount of housing units citywide, especially units for Iciw- arid 
moderate-income.people. 

HOME-SF .and the proposed changes to the program mm. to in.crease the number. of affordable 
hoii.sing µnits that could be built i.n San Francisco., The program fr,; on,e tool to plan for affordab1.e 
lwu!Jing needs ofvery low, low and moderate income hquseholds. · 

9. Planning Code Section iOl Findings. The proposed amendments to the Planning Code are 
c'<:msist~t with the eight Priodty Policies set fo;fu iI1Sed:fon=·101.l(b).of the Planning Code in. 
that: ' 

i. That existing ne.igh))orhood-servi,11g retail uses be pr~served and el'.lhanced ;mil. fµture 
opportunities for.resident ernploym,enUn and ownership of such businesses enhanced; 

The proposed Ordinance would not have a negative effe.c;t on n,eigliborhood ser'fling ret(l.il uses an4 will 
not have a .. negative effect bn opportunitiesfar resident employment in and ownership of neighborhood~ 
serving retail. · 

2. That existing ho.using and neighbo~hood character be conserved: ar\.d. pro~cted in order to 
pJ'.eserve the cuHutal and economic diversity of our neighborhoods,; . 

The proposed Ordinance wouid not have a rtegative effec,t ori. ht;rti,Sinz- or nei.gfzBorhoo4 character. 

3. TI1at the City s supply of affordable housing be preserved and erihanced; 

The proposed Ordi11\mce wcmld increase the Qty'$ supply of ajfar4aW hou~ing. 

4. That com.muter traffic not impede MtJNl transit service or overbµ:rde:n our streets or 
neighborhood p;u:k:ingi 

The proposr:d Ordinarice wduld not. result in commuter h"a.ffi.c impeding. MUNI transit service or 
overburdening the streets or nei$hbo1:hood parking. 

5• That a cl.iverse ecopoinic base be rnaiii.ti;lined by protec:tj.ng our it.tc;l~strial and service sedor1? 
from displacement due to corrl.tnetcial offk:e development; and that future opportunities for 
resident empl9yinent ari.d o\VJ:i.er~hip !J,\ th~s¢ i;ec~6is J,~ efiha[\c~c;l; 

The· proposed Ordinance would no.t cause. displacement of the industrial or service sectors due to office. 
development, mid future opportunities for resident employment or d-amersh~p in these .sectors would 
not be impaired. 
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Resolution No. 2022.5 
June 28, 2018. 

CASE NO. 2018-00(.)910PCA 
HOME~SF and 100% Affordable Housing Bonus Programs 

6. That the City achieve the greatest poss1ble preparedness to protect against injµry and Joss of 
life in an earthquake; 

Tlie propQsed Orii.inance WQu1d nQt have an. a4ve:rse effect on City's preparetiness dga}nst injury C(nd 
loss of life in an earthquake; 

7. That the lartdi:narks and historic buildings be preserved; 

The proposed Ordinance would not have an adverse effect- on the. City's Landmarks and historic= 
buildings. 

8. That our parks and open space and· their access to surilighi: and Vistas be protected from 
development; 

Theproppsed Ordirtance would not have an adverse effect on the City's parks arid opensp!lce and th.eir 
access to sunlight and vistas. 

10. J?lann1ng Code Section 302 Findings. The: Plannin.t; Commission finds from the facts presented 
that the public nec~ssity1 convenience and general. welfare require the: proposed amendments to 
the Planning Code as set forth in Sectjon 302, 

NOW THEREFORE BE IT RESOLVED, that the PJanning Commission he:i;eby approves >"iith. 
modifications the proposed ordinance as described in tfiis Resolutfon; 

ANO ;BE IT ~URTHER RESOLVED, that the Planning Conirn1s$~()n recommends the Bqard requ,est the 
upcoming Inclusionary Housfog TAC consider the a#ordabilf.ty requi!ements of HOME~SF whep: it nexf 
convenes in 2019. ·The Commission also recommends asking the TAC to consider indexing HO MR-SF 
affordability requirements fo the Inclu5ionary rate. 

I hereby ce~tify that. the foregoing Resolutionwas adopted by the Commission at its meeting on June 28, 
201K 

Jon~~ 
Comml.ssion Secretary 

AYES: Fong; Hillis, Johnsonr Melga:r, Moore; Richards 

NOES: None 

ABSENT: Koppel 

ADOPTED: June 28, 2018 
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Approval with Modifications 

PLANNING CODE AMENDMENT 

1 a50 Mission.st: 
S9it~Atiif 
san Fiandsco, 
cA:·s1·103'~2479: 

Reception;:· . 
41&;_55fi,~~73: 

Fax: 
~iM9.~Ai.Q9 

~l~onrlin 
filf&rmation~ 
415.55&.6377: 

The proposed Ordinance would amend the Housing Opportunities Mean Equity-San Francisco (HOME­
SF) program to temporarily revise the amount of inclusionary housing required and the types of 
development bonuses received through December 31, 2019, and to require project authorization under 
Planning Code Section 328. It would also revise the 100% Affordable Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing projects by delegating 
such review and approval to the Planning Department. 

The Way It Is Now: 

1. Projects seeking to use HOME-SF must provide a rrrinimum of 30% on-site affordable units at the 
following AMI levels to qualify for the program: · 

12% of units at 55% of AMI (rental) or 80% of AMI (owner) 
9% of units at 80% of AMI (rental) or 105% of AMI (owner) 
9% of units at 110% of AMI (rental) or 130% of AMI (owner) 

Projects meeting this threshold (and complying with all other HOME-SF requirements) are 
allowed relief from density controls based on lot area and up to two stories of height above 
existing height limits. 

2. HOME-SF projects must seek a Conditional Use pursuant to SectiQn 303. 

3. 100% Affordable Housing Bonus Program (Sec 206.4) projects are required to seek approval from 
the Planning Commission via Section 328, the 100% Affordable Housing Bonus Program 
Authorization. Decisions under Section 32.8 are appealable to the Board of Supervisors. 
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The Way It Would Be: 

1. . Projects seeking to use HOME-SF would be able to choose from the following three options: 

Tier 1 - Relief from density controls but no extra height - 20% affordable 
10% of units at 55% of AMI (rental) or 80% of AMI (owner) 
5% of units at 80% of AMI (rental) or 105% of AMI (owner) 
5% of units at 110% of AMI (rental) or 130% of AMI (owner) 

Tier 2 - Relief from density controls and one.extra story of height - 25% affordable 
10% of units at 55% of AMI (rental) or 80% of AMI (owner) 
8% of units at 80% of AMI (rental) or 105% of AMI (owner) 
7% of units at 110% of AMI (rental) or 130% of AMI (owner) 

Tier 3 - Relief from density controls and two extra stories of height - 30% affordable 
10% of units at 55% of AMI (rental) or 80% of AMI·( owner) 
10% of units at 80% of AMI (rental) or 105% of AMI (owner) 
10% of units at 110% of AMI (rental) or 130% of AMI (owner) 

Projects submitting Environmental Evaluation applications before December 31, 2019 would be 
eligible to be considered for approval based on the above tiers. After that date, the tiers would 
sunset and the affordability requirements for HOME-SF would return to the current structure. 

2. HOME-SF projects would seek entitlement through the process provided for in Section 328 
instead of Conditional Use (Section 303}. Section 328, which currently establishes the process for 
the 100% Affordable Housing Bonus Program Project Authorization, is similar to a Large Project 
Authorization (Sec. 329). Section 328 requires approval by the Planning Commission at a public 
hearing and allows the Commission to grant certain modifications. The Planning Commission's 
decision would be appealable to the Board of Appeals rather than the Board of Supervisors. 
Section 328 would require HOME-SF projects be approved, approved with conditions, or 
disapproved by the Planning Commission within 120 days of receipt of a complete HOME-SF 
application. 

3. 100% Affordable Housing Bonus Program projects would receive administrative approval under 
Section 315.1. This entitlement would not require a Planning Commission hearing and would ncit 
be subject to Discretionary Review. 1 

1 Note that the specific amendments to Sections 315.1and328 proposed in this legislation are exactly the 
same as those proposed in the Mayor's Process Improvements Ordinance (Board File 180423) reviewed 
by the Planning Commission on June 7, 2018. 
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BACKGROUND 

The HOME-SF program was approved unanimously by the Board of Supervisors and subs~quently 
signed by Mayor Ed Lee on June 13, 2017. As_ of the writing of this case report, the Department has 
received two applications for HOME-SF projects: 

1) 921 O'Farrell Street- PPA filed 9/28/17 - PPA letter issued 12/21/17 

a. RC-4 Zoning -130-V Height/Bulk 

b. Base zoning: 24 units (12% affordable units required if project chose on-site option) 

c. As proposed with HOME-SF: 51 units (16 affordable units - 30% affordable) 

2) 3330 Geary Street - PP A filed 12/18/17 - PP A letter issued 3/7 /18 

a. NC-3 Zoning-40-XHeight/Bulk 

b. Base zoning: 21 units (12% affordable units required if project chose on-site option) 

c. As proposed with HOME-SF: 41 units (12 affordable units - 30% affordable ) 

Additionally, two projects already previously filed and under review with the Department have 
submitted revised plans and applied to seek approval under HOME-SF. 

1) 3945 Judah Street- Project filed 07 /15 - Revision filed 01/18 - Under review 

a. NC-1 Zoning- 40-X Height/Bulk 

b. Original project: 6 units (0% affordable - under 10-unit threshold for Section 415) 

c. As proposed with HOME-SF: 20 units (6 affordable ~ts - 30% affordable) 

2) 2601 Van Ness Avenue~ Project filed 08/13 - Revision filed 01/18 - Under review 

a. RC-3 Zoning - 65-A Height/Bulk 

b. Original project: 27 units (0% affordable - project proposed to pay in lieu fee) 

c. As proposed with HOME-SF: 60 units (18 affordable units - 30% affordable) 

ISSUES AND CONSIDERATIONS 

The goal of this legislation is to amend the HOME-SF program and allow a broader range of projects to 
provide increased on-site affordability in exchange for density and height allowances. It introduces tiers 
to the program to allow greater flexibility depending on a project's specific context (site configuration, 
height limit, etc.) and financial feasibility. The legislation also aims.to make the program more attractive 
to project sponsors by offering a higher degree of certainty in the approval process. 

Allowing flexibility for a wider variety of projects to participate 
The ability of a project to "pencil" depends on many factors, including the costs of land and construction, 
and the potential sales price or rent new units can command in a particular neighborhood. In recent years 
the cost of construction, in particular, has skyrocketed in San Francisco. Both construction and provision 
of on-site inclusionary units are costs to a housing developer, and when both are high, it can lead projects 
to become financially infeasible. 
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This legislation seeks to offer project sponsors on sites where HOME-SF' s 30% on-site requirement 
appears infeasible additional options to participate in the program. Rather than an all-or-nothing 
program requiring the full 30% on-site affordability whether a project sponsor requests additional height 
or not, the proposed legislation would allow sponsors to choose from three tiers, with scaled affordability 
requirements based on the amount of additional height and density sought by the project. 

The tiered options would be available through December 31, 2019, providing a trial period during which 
the Department could closely monitor developers' choices and gather information in support of the next 
scheduled review of the inclusionary rates by the Technical Advisory Committee (TAC) in 2019. The 2019 
TAC would then presumably use this information along with other feasibility analysis to consider 
adjusting the affordability requirements of HOME-SF alongside those of the standard inclusionary 
program. 

In the one year since adoption of HOME-SF, the Department has received many PP As and project 
proposals in HOME-SF eligible locations in which the sponsor has chosen not to utilize HOME-SF. In at 
least ten of those cases, project sponsors have elected to invoke the State Density Bonus Law instead. One 
likely reason is that the state law does not require 30% affordability, instead offering density bonuses on a 
sliding scale based on tiered levels of on-site affordability provided in a project. This offers greater 
flexibility, particularly to projects that may not necessarily want or need additional height. 

The Department is supportive of changes to HOME-SF that could spur the production of housing, 
including higher rates of on-site affordable housing, by providing a scaled bonus program. As discussed 
further below, the Department recommends an amendment to the proposed Tier 1 to ensure that no 
HOME-SF project provides a lower inclusionary percentage than the standard Section 415 inclusionary 
rate would otherwise require. 

Incentivizing Small Projects . 
In at least two of the cases where the Department has received proposals in HOME-SF eligible locations 
that chose not to use the program, projects have instead opted to develop 'as of right' projects consisting 
of fewer than 10 .units (and therefore providing no inclusionary units). Reasons cited include the 
perceived bureaucratic difficulty and expense of providing on-site units regulated by the. Mayor's Office 
of Housing and the risk and uncertainty in seeking a Conditional Use Authorization. 

The proposed legislation aims to respond to this early feedback by guaranteeing a Commission hearing 
within 120 days of receipt of a complete HOME-SF application. This will provide greater certainty about 
the length of time a HOME-SF project can expect to be under review with the Department. The legislation 
also proposes to change the appeal process for HOME-SF projects. Currently HOME-SF projects are 
required to seek a Conditional Use Authorization, which is appealable to the Board of Supervisors. The 
legislation proposes a new approval process for HOME-SF projects - Section 328 HOME-SF Project 
Authorization - with decisions appealable to the Board of Appeals. 

General Plan Compliance 
The General Plan specifically identifies offering increased development capacity, zoning modifications, 
and streamlined approvals as ·a strategy for incentivizing increased provision of on-site affordable 
housing in new development. Detailed analysis of this legislation's compliance with the General Plan is 
included as attachment A. 

Implementation 
The Department has determined that the 120-day approval timeline specified in the ordinance is likely 
infeasible given current staffing levels and environmental review requirements .. The Department's 
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Recommendation 5 below suggests removing the 120-day requirement and instead relying on a 
combination of Priority Processing (offered to all HOME-SF projects) and the newly adopted Executive 
Directive project approval timelines to ensure timely approvals. 

RECOMMENDATION 

The Department recommends that the Commission recommend approval of the proposed Ordinance 
with modifications and adopt the attached Draft Resolution to that effect. The Department's proposed 
recommendations are as follows: 

1. Amend Section 206.3(d)(4) to allow HOME-SF projects to receive any of the zoning modifications 
listed, rather than only allowing three. · 

2. Amend Section 206.3(f)(2)(A) to modify the proposed Tier 1 as fpllows: 

a. If a Tier 1 HOME-SF project consists of 24 units or fewer, require 20% on-site affordable 
HOME-SF units at the proposed affordability levels 

b. If a Tier 1 HOME-SF project consists of 25 units or more, require 23% on-site affordable 
HOME-SF units at the following affordability levels: 

i. 10% at 55% AMI (rental) or 80% AMI (owner) 

ii. 8% at 80% AMI (rental) or 105% AMI (owner) 

iii. 5% at 110% AMI (rental) or 130% AMI (owner) 

3. Amend Section 206.3(£)(2) language to set the prescribed AMI levels as maximums, allowing 
HOME-SF project sponsors to provide HOME-SF units at deeper affordability levels. 

4. Remove the proposed requirement in Section 328 that the Planning Commission make a decision 
. on a HOME-SF project within 120 days of receipt of a complete application. 

5. Add Section 328.1 to allow administrative approval of Tier 1 HOME-SF projects, which would 
not exceed the existing height limit. 

BASIS 'FOR RECOMMENDATION 

The Department supports the proposed ordinance because it provides additional options for project 
sponsors to participate in the City's local bonus program, and will le?d to increased production of badly 
needed housing, including higher rates of on-site affordable housing. 

The Department is recommending the following amendments to further the goal of making HOME-SF 
more flexible while aligning the tiered affordability requirements with the current Inclusionary 
requirement and.various related fell;sibility studies undertaken by the City. · 

Following is discussion of the rationale for each recommended modification to the proposed legislation: 

Recommendation 1: Amend Section 206.3(d)(4) to allow HOME-SF projects to receive all listed zoning 
modifications. Currently, HOME-SF projects are only offered up to three of the listed modifications of 
certain requirements (rear yard, exposure, etc.). All modifications offered in this section were thoroughly 
vetted by Department Staff in crafting the original program, and are exceptions routinely granted by the 
Commission to many market rate projects through Large Project Authorizations (LP A) or Planned Unit 
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Developments (PUDs). Originally, the program limited HOME-SF projects to three modifications in an 
effort to mirror the State Density Bonus Laws allowance for up to three incentives or concessions for 
qualifying projects. However, the State Density Bonus Law also offers projects providing far less on-site 
affordability an unlimited number of more generous waivers from the Planning Code. As one of the 
original goals of HOME-SF was to create a local density bonus program that would be more attractive to 
developers than the state law, the Department recommends offering HOME-SF projects any and all listed 
modifications listed in 206.3(d)(4), 

Recommendation 2: Amend affordability levels required in proposed Tier 1 in Section 206.3(£)(2)(A). 
The original HOME-SF program - as well as the State Density Bonus Law - has established a precedent of 
pairing increased development capacity with requirements for higher on-site affordability. The proposed 
tiers in this legislation generally align with this policy direction, with the exception of larger projects (25+ 
units) in Tier 1. 

As proposed, Tier 1 would require 20% on-site affordable units. In cases where the proposed Tier 1 
HOME-SF project is 24 units or fewer, 20% represents a significant increase in affordability compared to 
the current inclusionary requirement of 12.5% for small projects. However, for larger projects (25+ units), 
the proposed 20% requirement is actually lower than the current Inclusionary requirement for 
condominiums (21 %) and only 1 % higher than what is currently required for rental projects (19%). 

The legislation seeks to set tiered affordability requirements based on information from the inclusionary 
housing study prepared for the Divisadero and Fillmore Neighborhood Commercial Transit Districts 
(presented to the Planning Commission at the March 22, 2018 hearing). That study found a prototypical 
site on Divisadero Street, receiving an upzoning roughly equivalent to the proposed Tier 1, could support 
an inclusionary rate of 20-23%. Additionally, the Geary-Masonic SUD, approved by the Planning · 
Commission on November 30, 2017, found 23% to be an appropriate inclusionary rate for a project (the 
Lucky Penny site at 2670 Geary Street) which received relief fr~m density limits but no additional height. 

In order to better align with existing inclusionary requirements, and ensure no HOME-SF project 
provides fewer affordable units than would otherwise be required under Section 415, the Department 
recommends larger Tier 1 projects provide 23% on-site affordable units. 

Recommendation 3: Amend language to set all affordability levels in Section 206.3 (f) as maximums. 
The current inclusionary program, similar to HOME-SF, requires projects choosing the on-site option to 
provide units in three tranches of affordability, defined in terms of Area Median Income (AMI). 
However, Planning Code Section 415 explicitly sets the affordability required within each tranche as a 
maximum (e.g. 12% of units at 55% AMI or less), allowing project sponsors to lower the prices of 
inclusionary units and still meet the requirement. Some sponsors seek to lower the target AMis (thus 
providing greater affordability) in order to qualify for financing via the 80/20 CDLAC program, which 
helps with project feasibility. The Department recommends amending Section 206.3(£) to mirror this. 
language. 

Recommendation 4: Remove the proposed requirement in Section 328 that HOME-SF projects receive 
a Commission decision within 120 days of receipt of a complete application. Recent state legislation has 
required similar timelines for review and approval or disapproval of certain projects. An example of this 
is AB73, which enabled Housing Sustainability Districts (HSD) like the proposed Central SOMA BSD, 
recommended for approval by this Commission on May 10. AB73 also mandates a 120-day timeline for 
approval or disapproval of HSD projects. However, a key difference is that HSD projects, which must be 
completely code complying, can be approved ministerially. HOME-SF projects will still be subject to 
CEQA, and while many will qualify for CEQA exemptions, 120 days is . not a realistic timeline for 
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completing CEQA review in addition to design review and other work associated with the review and 
entitlement of a project. The Department recommends removing the proposed 120-day timeline. Instead, 
HOME-SF projects will receive priority processing and be subject to the following project approval 
timeframes outlined in the Mayor's Executive Directive 17-02, which the Department will be 
implementing as part of the new consolidated development application: 

6 MON1HS - Projects with no CEQA review 

9 MON1HS - Projects receiving categorical exemptions 

12 MONTHS - Projects receiving negative declaration, mitigated negative declaration, or community 
plan evaluation: no more than 12 months; 

18 MONTHS - Projects requiring an Environmental impact report (EIR) 

22 MON1HS - Projects requiring a Complex EIR 

Recommendation 5: Add a new Section 328.l to allow Tier 1 HOME-SF projects, which will not 
exceed existing height limits, to receive expedited administrative approval. In order to provide an 
additional incentive for smaller projects to participate in the program, the Department suggests offering 
Tier 1 projects administrative approval via a new Section 328.1. This subsection would ensure the same 
level of design review as Section 328 while allowing a more attractive streamlined approval process for 
projects choosing to go above and beyond basic inclusionary requirements or choosing to participate in 
HOME-SF by providing inclusionary units where the base zoning would not accommodate a project large 
enough to trigger the 10-unit threshold for Section 415. 

REQUIRED COMMISSION ACTION 

The proposed Ordinance is before the Commission so that it may recommend adoption, rejection or 
adoption with modifications to the Board of Supervisors. 

ENVIRONMENTAL REVIEW 

The proposed amendments are not defined as a project under CEQA Guidelines Section 15378 and 
15060( c)(2) because they do not result in a physical change in the environment. 

PUBLIC COMMENT 

As of the date of this report, the Planning Department has not received any public comment regarding 
the proposed Ordinance. 

RECOMMENDATION: 

Attachments: 
Exhibit A: 
ExhibitB: 
Exhibit C: 
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The General Plan specifically identifies offering increased development capacity, zoning modifications, 
and streamlined approvals as a strategy for incentivizing increased provision of on-site affordable 
housing in new development. Detailed analysis of this legislation's compliance with the General Plan is 
included below. 

HOUSING ELEMENT 

POLICYl.l 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 

HOME-SF and the proposed changes to the program aim to increase the number of affordable housing 
units that could be built in San Francisco. The program is one tool to plan for affordable housing needs of 
very low, low and moderate income households. 

POLICYl.10 
Support new housing projects, especially affordable housing, where households can easily 
rely on public transportation, walking and bicycling for the majority of daily trips. 

The majority of HOME-SF eligible parcels are located within a quarter-mile (or 5 minute-walk) of the 
Muni Rapid Network, which serves almost 70% of Muni riders and will continue to receive major 
investments to prioritize frequency and reliability. This program would support mixed-income housing 
projects where households could easily rely on transit. · 

POLICY3.3 
Maintain balance in affordability of existing housing stock by ·supporting affordable moderate 
ownership opportunities. 

HOME-SF and the proposed changes to the program will facilitate affordable housing supply, including 
homeownership opportunities for moderate income households. 

OBJECTIVE4 
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Foster a housing stock that meets the neec\s of all residents across lifecycles. 

POLICY4.1 . 
Develop new housing, and encourage the remodelillg of existing housing, for families with 
children. 

POLICY4.4 
· Encourage. ~ufficient and suitable rental housing opportunities, emphasizing pemianently 

affordable rental units wherever possible. 

POLICY4.5 
Ensure that new permanently affordable housing is located in all of the city's neighborhoods, 
and encourage integrated neighborhoods, with a diversity of unit types provided at a range of 
income levels. 

POLICY4.6 
Encourage an equitable distribution of growth according to infrastructure and site capacif:Y. 

HOME-SF and the proposed changes to the program aim to increase the stock of affordable, family­
.friendly housing throughout the city. The HOME-SF program area includes parcels in most of the city's 
neighborhood commercial district, enabling the City to increase the number of ve1y low, low and moderate 
income households and encourage integration of neighborhoods. The program aims to spur production of 
housing, including permanently affordable housing, in neighborhoods with existing transit, schools, and 
parkS. 

OBJECTIVE 7 
Secure funding and resources for permanently affordable housing, including innovative . 
programs that are not solely reliant on traditional mechanisms or capital. 

Policy7.5 
Encourage the production of affordable housing through process and zoning accommodations, 
and prioritize affordable housing in the review and approval processes. 

HOME-SF and the proposed changes to the program provid.f zoning and process accommodations 
including priority processing for projects that participate by providing on-site affordable housing. These 
programs implement this General Plan policy. 

OBJECTIVES 
Build public and private sector capacity to support, facilitate, provide and maintain affordable 
housing. 

POLICY8.3 
Support the production and management of permanently affordable housing. 
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HOME-SF and the proposed changes to the program support the production of permanently affordable, 
housing supply. 

OBJECTIVE 10 
Ensure a streamlined, yet thorough, and transparent decision-making process. 

POLICYl0.1 
Create certainty in the development entitlement process, by providing clear community 
parameters for development and consistent application of these regulations. 

HOME-SF and the proposed changes to the program propose a clear and detailed review and entitlement 
process for qualifying projects. The process includes detailed design review and offers limited zoning 
concessions and modifications. The proposed changes to the program require Planning Commission review, 
with appeal to the Board of Appeal, similar to the existing Large Project Authorization process. 

OBJECTIVE 11 
Support and respect the diverse and distinct character of San Francisco's neighborhoods. 

POLICYll.2 
Ensme implementation of accepted design standards in project approvals. 

POLICYll.3 
Ensure growth is accommodated without substantially and adversely impacting existing 
residential neighborhood character. 

In recognition that the projects utilizing HOME-SF will sometimes be taller or of differing mass than the 
surrounding context, the AHBP Design Guidelines clarify how projects shall both maintain their size and 
adapt to their neighborhood context. These design guidelines enable HOME-SF projects to support and 
respect the diverse and distinct character of Sein Francisco's neighborhoods while also providing much 
needed affordable housing. Establishing permanently affordable housing in the city's various neighborhoods 
would enable the City to stabilize very low, low and moderate income households. These households 
meaningfully contribute to the existing character of San Francisco's diverse neighborhoods. 

POLICYll.5 
Ensme densities in established residential areas promote compatibility with prevailing 
neighborhood character. 

HOME-SF and the proposed changes to the program only provide development bonuses which may permit 
a larger overall building mass for projects that include higher levels of affordable housing than would 
otherwise be pennitted by the Planning Code. Analysis conducted by staff and consultants on the eligible 
districts identified many existing buildings, especially building built before the 1970's or 1980's, that 
exceed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned 
density limit are generally consistent with neighborhood character in most parts of San Francisco. 
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OBJECTIVE 12 
Balance housing growth with adequate infrastructure that serves the City's growing 
population. 

POLICY12.1 
Encourage new housing that relies on transit use and environmentally sustainable patterns of 
movement. 

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni 
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to 
prioritize frequency and reliability. This program would support mixed-income housing projects where 
households could easily rely on transit. 

OBJECTIVE 13 
Prioritize sustainable development in planning for and constructing new housing. 

POLICY13.1 
Support "smart" regional growth that locates new housing close to jobs and transit. 

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni 
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to 
prioritize frequency and reliability. This program would support mixed-income housing projects where 
households could easily rely on transit. 

URBAN DESIGN ELEMENT 

POLICY4.15 
Protect the livability and character of residential properties from the intrusion of incompatible 
new buildings. 

HOME-SF and the proposed changes to the program only provide development bonuses which may permit 
a larger overall building mass for projects that include higher levels of affordable housing than would 
otherwise be permitted by the Planning Code. Analysis conducted by staff and consultants on the eligible . 
districts identified many existing buildings, especially building built before the 1970's or l980's, that 
exceed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned 
density limit are generally consistent with neighborhood character in most parts of San Francisco. 

TRANSPORTATION ELEMENT 

POLICY11.3 
Encourage development that efficiently coordinates land use with transit service, requiring 
that developers address transit concerns as well as mitigate traffic problems. 

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni 
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to 
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prioritize frequency and reliability. This program would support mixed-income housing projects where 
households could easily rely on transit. 

VAN NESS A VENUE AREA PLAN 

. Policy 5.1 
Establish height controls to emphasize topography and adequately frame the great width of 
the Avenue . 

. POLICY5.3 
Continue the street wall heights as defined by existing significant buildings and promote an 
adequate enclosure of the Avenue. 

HOME-SF and proposed changes to the program would continue the street wall heights, though may offer 

some degree of variation due to height exceptions available through the program. Established height 

controls would continue to be applicable for most projects, and therefore the topography and width of the 

Avenue would continue to be emphasized and adequately framed. The AHBP Design Guidelines and 

Planning Commission review process will ensure that on balance projects promote continue the street wall 

heights an adequate enclosure of the Avenue. 

BAYVIEW AREA PLAN 

.OBJECTIVE 6 
Encourage the construction of new affordable and market rate housing at locations and density levels 
that enhance the overall residential quality of Bayview Hunters Point. 

HOME-SF and the proposed changes to the program support the production of permanently affordable 
housing supply in Bayview Hunters Point, particularly along Third Street. 

CHINATOWN AREA PLAN 

OBJECTIVE3 
Stabilize and where possible increase the supply of housing. 

HOME-SF and the proposed changes to the program support the production of permanently affordable 
housing supply in Chinatown. 

DOWNTOWN PLAN 

OBJECTIVE? 
Expand the supply of housing in and adjacent to downtown. 

HOME-SF and the proposed changes to the program support the production of housing, including 
permanently affordable housing, in and adjacent to downtown. 
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WESTERN SHORELINE AREA PLAN 

POLICY11.1 

Preserve the scale and character of existing residential neighborhoods by setting allowable 
densities at the density generally prevailing in the area and regulating new development so its 

appearance is compatible with adjacent buildings. 

HOME-SF and the prqposed changes to the program only provide development bonuses which may permit 
a larger overall building mass for projects that include higher levels of affordable housing than would 
otherwise be permitted by the Planning Code. Analysis conducted by staff and consultants on the eligible 
districts identified many existing buildings, especially building built before the 1970's or 1980's, that 
exc_eed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned 
density limit are generally consistent with neighborhood character in most parts of San Francisco. 

POLICY11.3 
Continue the enforcement of citywide housing policies, ordinances and standards regarding 
the provision.of safe and ·convenient housing to residents of all income levels, especially low­

and moderate-income people. 

POLICY11.4 
Strive to increase the amount of housing units citywide, especially units for low- and 

moderate-income people. 

HOME-SF and the proposed changes to the program aim to increase the number of affordable housing 
units that could be built in San Francisco. The program is one tool to plan for affordable housing needs of 
very low, low and moderate income households. 
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Paolo Ikezoe, Citywide Division 
paolo.ikezoe@sfgov.org, 415-575-9137 
Aaron D Starr, Manager of Legislative Affairs 
aaron.starr@sfgov.org, 415-558-6362 

1650 Mission St. . 
Sui\e 400• 
San Frariciseo, 
cA.~4103-2479 

Reception: .. 
41s.55B~ea7a 

Fax: 
4fit55K64iJ9 

Plannjng 
li\torrriatioo< 
415.5511.6371 

RESOLUTION RECOMMENDING THAT THE BOARD OF SUPERVISORS ADOPT WITH 
MODIFICATIONS A PROPOSED ORDINANCE THAT WOULD AMEND THE HOUSING 
OPPORTUNITIES MEAN EQUITY-SAN FRANCISCO (HOME-SF) PROGRAM TO REVISE 
THE AMOUNT OF INCLUSIONARY HOUSING REQUIRED AND THE TYPES OF 
DEVELOPMENT BONUSES RECEIVED THROUGH DECEMBER 31, 2019, WITH 
EXISTING REQUIREMENTS AND BONUSES REVIVED STARTING JANUARY 1, 2020, 
AND TO REQUIRE PROJECT AUTHORIZATION UNDER PLANNING CODE, SECTION 
328; REVISING THE 100% AFFORDABLE HOUSING BONUS PROGRAM TO ELIMINATE 
A PLANNING COMMISSION REVIEW HEARING FOR 100% AFFORDABLE HOUSING 
PROJECTS UPON DELEGATION BY THE PLANNING COMMISSION; ADOPTING 
FINDINGS, INCLUDING ENVIRONMENTAL FINDINGS, PLANNING CODE SECTION 
302 FINDINGS, AND FINDINGS OF CONSISTENCY WITH THE GENERAL PLAN AND 
PLANNING CODE SECTION 101.1. 

WHEREAS, on May 1, 2018 Supervisors Tang introduced a proposed Ordinance under Board of 
Supervisors (hereinafter "Board") File Number 180456, which would amend Sections 206.3, 303, 315 and 
328 of the Planning Co~e to amend the HOME-SF program, creating tiered options through December 31, 
2019, requiring HOME-SF project authorization under Planning Code Section 328, and requiring 100% 
Affordable Housing Bonus Program project authorization under Planning Code Section 315.1. 

WHEREAS, The Planning Commission (hereinafter "Commission") conducted a duly noticed public 
hearing at a regularly scheduled meeting to consider the proposed Ordinance on June 28, 2018; and, 

WHEREAS, the proposed Ordinance has been determined to be categorically exempt from environmental 
review under the California Environmental Quality Act CEQA Guidelines Section 15378 and 15060(c)(2); 
and 

www.sfplanning.org 
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CASE NO. 2018-006910PCA 
HOME-SF and 100% Affordable Housing Bonus Programs 

WHEREAS, the Planning Commission has heard and considered the testimony presented to it at the 
public hearing and has further considered written materials and oral testimony presented on behalf of 
Department staff and other interested parties; and 

WHEREAS, all pertinent documents may be found in the files of the Department, as the custodian of 
records, at 1650 Mission Street, Suite 400, San Francisco; and 

WHEREAS, the Planning Commission has reviewed the proposed Ordinance; and 

WHEREAS, the Planning Commission finds from the facts presented that the public necessity, 
convenience, and general welfare require the proposed amendment; now therefore be it 

RESOLVED, that the Planning Commission hereby adopts the following findings and recommends the 
Board of Supervisors approve with modifications .the proposed ordinance. The Commission's proposed 
modifications are as follows: 

1: Amend Section 206.3(d)(4) to allow HOME-SF projects to receive all listed zoning 
modifications. 

2: Amend affordability levels required in proposed Tier 1 in Section 206.3(f)(2)(A). 

3: An:iend language to set all affordability levels in Section 206.3 (f) as maximums. 

4: Remove the proposed requirement in Section 328 that HOME-SF projects receive a 
Commission decision within 120 days of receipt of a complete application. 

5: Add a new Section 328.1 to allow Tier 1 HOME-SF projects, which will not exceed existing 
height limits, to receive expedited administrative approval. 

The Planning Commission hereby adopts the following findings: 

FINDINGS 
Having reviewed the materials identified in the preamble above, and having heard all testimony and 

arguments, this Commission finds, concludes, and determines as follows: · 

1. The Commission finds that the proposed ordinance will provide additional options for 
project sponsors to participate in the City's local development bonus program, and will 
lead to increased production of needed housing, including on-site affordable housing. 

2. The Commission finds that the proposed modifications will further the goal of making 
HOME-SF more flexible and broadly applicable while aligning the tiered affordability 
requirements with the current Inclusionary requirement and various related feasibility 
studies undertaken by the City. 

SAN fR:AWGISGO 

a. The Commission finds that offering HOME-SF projects any and all listed 
modifications listed in 206.3(d)(4) would further HOME-SF's original goal of 

PLANNINQ DIEPARTME.NT 2 
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CASE NO. 2018-006910PCA 
HOME-SF and 100% Affordable Housing Bonus Programs 

creating a local density bonus program that is more attractive to developers than 
the State Density Bonus Law. 

b. The Commission finds that requiring. 23% on-site affordable units for Tier 1 
projects of 25 units or larger better aligns with existing inclusionary 
requirements, and ensures no HOME-SF project provides fewer affordable units 
than would otherwise be required under Section 415. 

c. The Commission finds that amending Section 206.3(f) to set the affordability 
levels required within ·each tranche of HOME-SF units as a maximum could help 
with project feasibility in certain cases (such as when projects may qualify for 
financing via the 80/20 California Debt Limit Allocation Committee "CDLAC" 
program). 

d. The Commission finds that removing the proposed 120-day timeline and instead 
ensuring HOME-SF projects will receive priority processing and be subject to the 
following project approval timeframes outlined in the Mayor's Executive 
Directive 17-02, will make the 

e. The Commission finds that offering Tier 1 projects administrative approval via a 
new Section 328.1 will provide an additional. incentive for smaller projects 
choosing to go above and beyond basic inclusionary requirements or choosing to 
participate in HOME-SF by providing inclusionary units where the base zoning 
would. not accommodate a project large enough to trigger the 10-unit threshold 
for Section 415, to participate in the program. 

3. The Commission finds that the proposed Ordinance and the· Commission's 
recommended modifications are consistent with the following Objectives and Policies of 
the General Plan: 

HOUSING ELEMENT 

POLICYl.1 
Plan for the full range of housing needs in the City and County of San Francisco, 
especially affordable housing. 

HOME-SF and the proposed changes to the program aim to increase the number of affordable 
housing units that could be built in San Francisco. The program is one tool to plan for affordable 
housing needs of very low, low and moderate income households. 

POLICYl.10 
Support new housing projects, especially affordable housing, where households can 
easily rely on public transportation, walking and bicycling for the majority of daily 
trips. 

SAN fRAWG15GO 
PLANNING OEPARTMElllT 
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The majority of HOM.E-SF eligible parcels are located within a quarter-mile (or 5 minute-walk) 
of the Muni Rapid Network, which serves almost 70% of Muni riders and will continue to 
receive major investments to prioritize frequency and reliability. This program would support 
mixed-income housing projects where households could easily rely on transit. 

POLICY3.3 
Maintain balance in affordability of existing housing stock by supporting affordable 
moderate ownership opportunities. 

HOM.E-SF and the proposed changes to the program will facilitate affordable housing supply, 
including homeownership opportunities for moderate income households. 

OBJECTIVE4 
Foster a housing stock that meets the needs of all residents across lifecycles. 

POLICY4.1 
Develop new housing, arid encourage the remodeling of existing housing, for families 
with children. 

POLICY 4.4 
Encourage sufficient and suitable rental housing opportunities, emphasizing 
permanently affordable rental units wherever possible. 

POLICY 4.5 
Ensure that new permanently affordable housing is located in all of the city's 
neighborhoods, and encourage integrated neighborhoods, with a diversity of unit 
types provided at a range of income levels. 

POLICY4.6 
Encourage an equitable distribution of growth according to infrastructure and site 
capacity. 

HOM.E-SF and the proposed. changes to the program aim to increase the stock of affordable, 
family-friendly housing throughout the city. The HOME-SF program area includes parcels in 
most of the city's neighborhood commercial district, enabling the City to increase the number of 
very low, low and moderate income households and encourage integration of neighborhoods. The 
program aims to spur production of housing, including permanently affordable housing, zn 
neighborhoods with existing transit, schools, and parks. 

OBJECTIVE 7 
Secure funding and resources for permanently affordable housing, including 
innovative programs that are not solely reliant on traditional mechanisms or capital. 

SAN fRllNGISCO 
PLAl\ININ(i DEPARTMENl' 
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CASE NO. 2018-006910PCA 
HOME-SF and 100% Affordable Housing Bonus Programs 

Encourage the production of affordable housing through process and zoning 
accommodations, and prioritize affordable housing in the review and approval 
processes. 

HOME-SF and the proposed changes to the program provide zoning and process 
accommodations including priority processing for projects that participate by providing on-site 
affordable housing. These programs implement this General Plan policy. 

OBJECTIVE 8 
Build public and private sector capacity to support, facilitate, provide and maintain 
affordable housing. 

POLJCY8.3 
Support the production and management of permanently affordable housing. 

HOME-SF and the proposed changes to the program support the production of permanently 
affordable housing supply. 

OBJECTIVE 10 
Ensure a streamlined, yet thorough, and transparent decision-making process. 

POLICY10.1 
Create certainty in the development entitlement process, by providing clear 

. community parameters for development and consistent application of these 
regulations. 

HOME-SF and the proposed changes to the program propose a clear and detailed review and 
entitlement process for qualifying projects. The process includes detailed design review and offers 
limited zoning concessions and modifications. The proposed changes to the program require 
Planning Commission review, with appeal to the Board of Appeal, similar to the existing Large 
Project Authorization process. 

OBJECTIVE 11 
Support and respect the diverse and distinct character of San Francisco's 
neighborhoods. 

POLICY11.2 
Ensure implementation of accepted design standards in project approvals. 

POLICY11.3 

SAN fRANGISGO 
PLANlllJNG DEPARTME!\IT 
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Ensure growth is accommodated without substantially and adversely impacting 
existing residential neighborhood character. 

In recognition that 'the projects utilizing HOME-SF will sometimes be taller or of differing mass 
than the surrounding context, the AHBP Design Guidelines clarify how projects shall both 
maintain their size and adapt to their neighborhood context. These design guidelines enable 
HOME-SF projects to support and respect the diverse and distinct character of San Francisco's 
neighborhoods while also providing much needed affordable housing. Establishing permanently 
affordable housing in the city's various neighborhoods would enable the City to stabilize very low, 
low and moderate income households. These households meaningfully contribute to the existing 
character of San Francisco's diverse neighborhoods. 

POLICYll.5 
Ensure densities in established residential areas promote compatibility with 
prevailing neighborhood character. 

HOME-SF and the proposed changes to the program only provide development bonuses which 
may permit a larger overall building mass for projects that include higher levels of affordable 
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff 
and consultants on the eligible districts identified many existing buildings, especially building 
built before the 1970's or 1980's, that exceed existing zoned density limits. Therefore, even 
housing with densities higher than the existing zoned density limit are generally consistent with 
neighborhood character in most parts of San Francisco. 

OBJECTIVE 12 
Balance housing growth with adequate infrastructure that serves the City's growing 
population. 

POLICY12.1 
Encourage new housing that relies on transit use and environmentally sustainable 
patterns of movement. 

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the 
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major 
investments to prioritize freque!l-cy and reliability. This program would support mixed-income 
housing projects where households could easily rely on transit. 

OBJECTIVE 13 
Prioritize sustainable development in planning for and constructing new housing. 

POLICY13.l 
Support "smart" regional growth that locates new housing close to jobs and transit. 

SAN ffl:ANGISGO 
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The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the 
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major 
investments to prioritize frequency and reliability. This program would support mixed-income 
housing projects where households could easily rely on transit. 

URBAN DESIGN ELEMENT 

POLICY4.15 
Protect the livability and character of residential properties from the intrusion of incompatible 
new buildings. 

HOME-SF and the proposed changes to the program only provide development bonuses which 
may permit a larger overall building mass for projects that include higher levels of affordable 
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff 
and consultants on the eligible dis.tricts identified many existing buildings, especially building 
built before the 1970's or 1980's, that exceed existing zoned density limits. Therefore, even 

. housing with densities higher than the existing zoned density limit are generally consistent with 
neighborhood character in most parts of San Francisco. 

TRANSPORTATION ELEMENT 

POLICYll.3 
Encourage development that efficiently coordinates land use with transit service, requiring 
that developers address transit concerns as well as mitigate traffic problems. 

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the 
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major 
investments to prioritize frequency and reliability. This program would support mixed-income 
housing projects where households could easily rely on transit. 

VAN NESS A VENUE AREA PLAN 

Policy 5.1 
Establish height controls to emphasize topography and adequately frame the great width of 
the Avenue. 

POLICY5.3 
Continue the street wall heights as defined by existing significant buildings and promote an 
adequate enclosure of the A venue. 

HOME-SF and proposed changes to the program would continue the street wall heights, though may offer 
some degree of variation due to height exceptions available through the program. Established height 
controls would continue to be applicable for most projects, and therefore the topography and width of the 

SAN fl\ANGISGO 
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Avenue would conti.nue to be emphasized and adequately framed. The AHBP Design Guidelines and 
Planning Commission review process will ensure that on balance projects promote continue the street wall 
heights an adequate enclosure of the Avenue. 

BAYVIEW AREA PLAN 

OBJECTIVE 6 
Encourage the construction of new affordable and market rate housing at locations 
and density levels that enhance the overall residential quality of Bayview Hunters 
Point.· 

HOME-SF and the proposed changes to the program support the production of permanently 
affordable housing supply in Bayview. Hunters Point, particularly along Third Street. 

CHINATOWN AREA PLAN 

OBJECTIVE3 
Stabilize and where possible increase the supply of housing. 

HOME-SF and the proposed changes to the program support the production of permanently 
affordable housing supply in Chinatown. 

DOWNTOWN PLAN 

OBJECTIVE 7 
. Expand the supply of housing in and adjacent to downtown. 

HOME-SF and the proposed changes to the program support the production of housing, 
including permanently affordable housing, in and adjacent to downtown. 

WESTERN SHORELINE AREA PLAN 

POLICYll.1 
Preserve the scale and character of existing residential neighborhoods by setting allowable 
densities at the density generally prevailing in the area and regulating new development so its 
appearance is compatible with adjacent buildings. 
HOME-SF and the proposed changes to the program only provide development bonuses which 
may permit a larger overall building mass for projects that include higher levels of affordable 
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff 
and consultants on the eligible districts identified many existing buildings, especially building 
built before the 1970's or 1980's, that exceed existing zoned density limits. Therefore, even 
housing with densities higher than the existing zoned density limit are generally consistent with 
neighborhood character in most parts of San Francisco. 

SkN fRANGISGO 
PLANNING 'DEPAl'lTMENT 
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Continue the enforcement of citywide housing policies, ordinances and standards regarding 
the provision of safe and convenient housing to residents of all income levels, especially low­
and moderate-income people. 

POLICYll.4 
Strive to increase the amount of housing units citywide, especially units for low- and 
moderate-income people. 

HOME-SF and the proposed changes to the program aim to increase the number of affordable 
housing units that could be built in San Francisco. The program is one tool to plan for affordable 
housing needs of very low, low and moderate income households. 

4. Planning Code Section 101 Findings. The proposed amendments to the Planning Code are 
consistent with the eight Priority Policies set forth in Section 101.l(b) of the Planning Code in 
that: 

1. That existing neighborhood-serving retail uses be preserved and enhanced and future 
opportunities for resident employment in and ownership of such businesses enhanced; 

T1ie proposed Ordinance would not have a negative effect on neighborhood serving .retail uses and will 
not have· a negative effect on opportunities for resident employment in and ownership of neighborhood­
serving retail. 

2. That existing housing and neighborhood character be conserved and protected in order to 
preserve the cultural and economic diversity of our neighborhoods; 

The proposed Ordinance would not have a negative effect on housing or neighborhood character. 

3. That the City's supply of affordable housing be preserved and enhanced; 

The proposed Ordinance would increase the City's supply of affordable housing. 

4. That commuter traffic not impede MUNI transit service or overburden our streets or 
neighborhood parking; 

The proposed Ordinance would not result in commuter traffic impeding MUNI transit service or 
overburdening the streets or neighborhood parking. 

5. That a diverse economic base be maintained by protecting our industrial and service sectors 
from displacement due to commercial office development, and that future opportunities for 
resident employment and ownership in these sectors be enhanced; 

SAN fRANGISGO 
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The proposed Ordinance would not cause displacement of the industrial or service sectors due to office 
development, and future opportunities for resident employment or ownership in these sectors would 
not be impaired. 

6. That the City achieve the greatest possible preparedness to protect against injury and loss of 
file in an earthquake; 

The proposed Ordinance would not have an adverse effect.on City's preparedness against injury and 
loss of life in an earthquake. 

7. That the landmarks and historic buildings be preserved; 

The proposed Ordinance would not have an adverse effect on the City's Landmarks and historic 
b_uildings. ' 

8. That our parks and open space and their access to sunlight and vistas be protected from 
development; 

T1ie proposed Ordinance would not have an adverse effect on the City's parks and open space and their 
access to sunlight and vistas. 

5. Planning Code Section 302 Findings. The Planning Commission finds from the facts presented 

that the public necessity, convenience and general welfare require the proposed amendments to 

the Planning Code as set forth in Section 302. 

AND THEREFORE BE IT FURTHER RESOLVED that the Commission hereby recommends the Board of 
. Supervisors APPROVE WITH MODIFICATIONS the proposed Ordinance as described in this 
Resolution. 

I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on June 28, 

2018. 

AYES: 

NOES: 

ABSENT: 

ADOPTED: June 28, 2018 

SAN fRA!VGJSGO 
PLANNING DEPARTMENT 
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Member, B~~d of Supervisors 
District4 

KATY TANG 

HOME-SF 2.0 Overview 

City and County of San Francisco 

Builds upon optional local program that incentivizes the creation of affordable housing in market-rate projects by 
offering up to two additional floors and other zoning incentives. Applies to projects of three units or more (RH-1 and 
RH-2 excluded from program), and prohibits demolitio_n of existing residential units. Requires Planning Commission· 
approval and new tiers expire by December 31, 2019. Continues to enco·urage new family-friendly housing in parts of 
the city well served by parks and-transit. · 

GOALS 
1) Respond to recent state legislation such as SB 827 and the State Density Bonus Law to incentivize proj~ct 

· sponsors to choose the local HOME-SF·program. 
2) Provide. projects with a time-bound entitlement process after CEQA is completed. 
:3} ·Ease the process for 100% Affordable Housing Projects taking advantage of HOME-SF. 
4) Iric~n~ivize t~e .c~~strµc.tipP.;pf P.~usi~f;: affo/f~b~~ to moderate and middle-income workforce households and 

fanuhes. . . . . . 

ELIGIBILITY (mostly the same as orjginal HOME-SF legislation) 
• Applies to buildings with 3.+ units . 
It }'few construdion only-:- excludes any proje~t that include~· an addition to an existing structure 
a Excluded :from program: 

o. RH-1 andRH-2 
o Area plans · 
o North of Market Residential Special Use District 
o Northeastern Waterfront Area Plan south of the centerline of Broadway (to make consistent with 

General Plan) 
o . District 9 -HOME-SF applies to District 9_parcels until an ordinance is adopted by the Board of 

Supervisors directing the Planning Department to study the creation of an area plan wholly or 
partially located in Supervisorial District 9. · ·,. ,,. >«, · 

q Northeast quadrant area north of Post Street and east of Van Ness Avenue, ~th exception of soft sites 
. (defined as lots· 12;500 ~quare feet or more with existing structures that cover less than 20% of the 
zoned capacity) . 

o All NCTs excluded from HOME-SF 

INCENTIVES 
e Provides development bonuses, including up to 20 additional feet and ·other zoning incentives, if project 

meets affordability requirements 
e fucentives vary depending on the level of affordability 

SMALL BUSINESS SUPPORT (same as original HOME-SF legislation) · 
• Enhanced protections and options for existing commercial tenants. Planning Commission must make five 

findings related to business displacement (this requirement is uni"ciue to HOME-SF) 
• Requirement for replacement of ground floor level active uses at like size of any neighborhood commercial 

space impacted by a project using HOME-SF 
• Planning Commission must make findings related to small business support (same as in original HOME-SF 

legislation) 

2820 1 



_,.,, 

Member, Board of Supervisors 
District 4 
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KATY TANG 
• Requirement for commercial tenant support, including early notification of no less than 18 months from 

relocation date and observance of commercial relocation best practices 
• Additional finding that Planning Commission must make related to business displacement regarding Legacy 

Businesses and Formula Retail. 
• Prohibits non-existing Formula Retail to occupy ground floor of HOME-SF project. 

o Note: Formula retail prohibition on ground floor does not apply to sites with existing.fringe financial, 
self-storage, motel, automobile sales/rental, gas station, car wash, mortuaries, adult entertainment, 
massage, medical cannabis dispensary, and tobacco shop uses. 

REQUIREMENTS (mostly same as original HOME-SF legislation) 
• ProposedLand u;eAmendinent, page 13, line 7:20%, 25%,. or30% on-site permanently affordable housing 

(original HOM.E~SF legis]ation requfred}O<;ji on~site periflane&tly effordqble housing only) · 
• Unit mix: At least 40% of new units required to include 2+ bedrooms with at least 10% of all units as 3-

bedrooms; or option of having 50% unit mix that contains some 3-bedrooms or larger units 
• Planning Commission approval 
• Protections for tenants and rent-controlled units 

o No displacement of existing residential tenants 
o No demolition, removal or conversio1i.of any existing residential units 

• Family-friendly amenities - Encourages the inclusion of 3+ bedroom units in unit mix, the distribution of 
larger units on all floors and adjacent t6 open spaces or play yards, and the incorporation of family-friendly 
amenities such as bathtubs, stroller storage, and open space and yards. · 

• Unit pricing - all HOME-SF units must be marketed at least 20% less than current market rate for that unit 
size and neighborhood, and MOHCD shall reduce the AMI levels to maintain such pricing (note: HOME-SF 
units in lower income tiers will likely always be priced below market rate). 

• Unit size - HOME-SF units shall be no smallei; than the minimum unit sizes set forth by the California Tax 
Credit Allocation Committee as of May 16, 2017. · 

• P~~p~;~dLa;,d UseA.;rienil~~ht,page 2, lin~:io: Ens~re ihafHOME~SF provides th~t provide affordable 
units in an am.oun,th_ighe_?:._,t}ian the amount required bythe}JJC/tjsi()_nary JIOU~i'(lgQrdinance: . 

• .i._ - • .. ·-·- ·~ 

INCOME ELIGIBILIT~ (same as original HOME-SF legislation) 
Note: Income levels and% distribution for B.MR units are independent of income levels in Section 415 of Planning 
Code (Inclusionary Housing requirements). 

• 55% AMI is $45,600 for one person; $65,100 for a family of four 
• 80% AMI is $66, 300 for one person; $94, 700 for a family of four 
• 105% AM is $87,050 for one person; $124,300 for a family of four 
• 110% AMI_is $91,200 for one person; $130,250 for a family of four 
• 130% AMI is $107,750 for one person; $153,900 for a family of four 

PROCESS CHANGES THROUGH HOME-SF 2,0: 
• Approve projects through a project authorization, sitnilar to a large project authorization Eastern 

neighborhoods, which requires a Planning Commission hearing, and is appealable to the Board of Appeals. 
• Planning Commission must find that the projeqts comply with design guidelines, and ff the project is 

proposing a lot merger that results in street frontage that is more than 125 fyet on any Orte str~et it DJ.USt also 
comply with the design guidelines. " 

o Proposed Land Use Aiiieh.dment, page 23, line 20: Creating a new section as this section w9s 
deleted on as part of the Mayor's Process Improvement ordinance on 612612018. 
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.City and County of San Francisco 

o Proposed LtiiidUseAm~ndinent, page§; line 2: allow HOME-SF project to rec;eive any or all 
ionjµg modifications outlined in the HOME~Sf program (as opposed to just three). 
Ratig_n~le:· Tfar?:§.tate P?n.~ity Bonus La'rl! ()_nlyoffq~ three Z(Jning modifications, and this may 
incentivii(Fmoteprojectsponsors to ilse HOME-SF instead ofthe state law. 

• Pro] ects must be approved by the Planning Commission within 120 days of the environmental evaluation 
(CEQA) to be completed. ._ . 

a· Proposed Land rls~Amendment; Piige 9,/Uii~:'j}Prhj{lC'ilmfisiif~\dpproved b'y' Planning 
Commi~sion within 1 B01 days of a comp l~[~ Pl:9jf~t apJJlifE.tirm; unless an EIR is required. 

• Pilot program ends on 12/31/2019. Legislation dii:ects the Technical Advisory Committee (TAC) to study 
new rates as part of its reconvening. . 

~ froio~~d~iiiiqflseAmendment: Direct ib~~-t.Ac_ti/eipl~f~··i.W/JB:ttig HOME-SF rates similar to the 
. in&{tigidriqrypf ogrdnf (this jivas. stated v@Qji.Zjy !Jut n~v?rinclude4 in the legi#atiOn) 

• 100% affordable HOME-SF projects.would no longer be subject to a hearing and can be approved by the 
Director of Planning. · 

o i!f6]J6sed·tdn4 f!se-Ame,;dmiin~ page ij;\iiJte'23: b~foii thtlsection as this amendment passed on 
psj/ai.tof th~1.1dy8~ ;s Proc~ss irnj;roveli!~iifcn:d.~n~nc~ on 6!~6!2_018. 

• Projects that submit their Enviromhental Evaluation before or ori December 31, 2019 can still 1'.'-tilize the Tiers 
even after the HOME-SF 2.0 expires. 
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Incentives 

Process 

Appeal* 

KATY TANG 

TIME-LIMCTED PROGRAM CHANGES THROUGH HOME-SF 2.0 
Page 13, line 7 

Current 
HOME-SF 

ro ram 
HOME-SF 

30% 

12%@80%AMI 
9%@105%AMI 
9% 130%AMI 
12%@55%AMI 
9%@80%AMI 
9% l10%AMI 

Form based 
density 

5' ground floor 
bump 

Proposed: HOME-SF 2.0 through 1/1/2020 

J0%@80%AMI 
5%@105%AM1 
5% @ 130~~ AMI 
10%@55%AMI 
5%@80%AMJ 
5%@110%AM1 

Fom1based 
4msfty 

5' ground floor 

-~ 

Tier2 

.25% 

10%@80%AMI 
8%@105%AMI 
7% 130%AMI 
10%@55%AMI 
8%@80%AMI 
7% l10%AMI 

Form. based. 
density ·· 

5' ground 
floor bump 

Tier 3 

30% 

10%@80%AMI 
10%@ l05%AMi 
10% l30%AMI 
10%@55%AMI 
10%@80%AMI 
10% l10%AMI 

Form based 
density 

5' ground floor 
bump 

Two additional 
stories 

3 Zoning 
modifications 

One additionai. . . Two additional 

3 Zoning 
modifications 

Modified Planning Commission Hearing . 
Conditional Use Approved within 120 days of CEQA complete4 

Modified Conditional Use Authorization findin s 
Board of Board of Appeals 
Su ervisors 

story 

3 Zoning 
modifications 

Proposed 
Amendment: 
any :zoning 
modi/zcatlon 

stories 

3 Zoning 
modifications 

fropose4 
Amel'lfi.rnent: 
anyioning 
modificdtibn. 

*Note all CEQA Appeals are c·onsidered by th~ Board of Supe~isors 

Last updated: 07/9/2018 

2823 4 



.. --~--,--....,~} 

rrom: 
Sent: 
To: 
Cc: 

Subject: 
Attachments: 

Dear Supervisors: 

Kristy Wang <kwang@spur.org> 

Monday, July 09, 2018 7:24 AM 
Tang, Katy (BOS); Kim, Jane (BOS); Safai, Ahsha (BOS) 

Major, Erica (BOS); Mohan, Menaka (BOS); Duong, Noelle (BOS); Sandoval, Suhagey 

(BOS); Rahaim, John (CPC); Rodgers, AnMarie (CPC); Starr, Aaron (CPC); Ikezoe, Paolo 
(CPC) 

SPUR Supports HOME-SF 2.0 

SPUR Supports HOME-SF 2.0 .pdf 

Thank you for the opportunity to share SPUR's support for Supervisor Tang and Supervisor Safai's· proposed 
amendments to HOME-SF. Please see attached letter for more details. 

Best, 
Kristy Wang 

Kristy Wang, LEED AP 
Community Planning Policy Director 
SPUR• Ideas+ Action for a Better City 
( 415) 644-4884 
(415) 425-8460 m 
kwang@spur.org 

SPUR I Facebook I Twitter I Join I Get Newsletters 

Join our movement for a better city. 
Become a member of SPUR >> 
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()SPUR 
San Francisco I San Jose I Oakland 

July 6, 2018 

Land Use & Transportation Committee 
San Francisco Board of Supervisors 
City Hall, Room 244 
1 Dr. Carlton B. Goodlett Place 
San Francisco, CA 94102 

RE: July 9, 2018 Agenda Item No. 3 
Amendments to HO:ME-SF and 100% Affordable Housing Bonus Programs 
(Board File No. 180456) 

Dear Supervisors Tang, Kim and Safai: 

Thank you for the opportunity to weigh in on Supervisor Tang's proposal to amend the HOME­
SF and 100% Affordable Housing Bonus programs. SPUR has strongly supported the HOME­
SF program since Supervisor Tang first introduced the AHBP in 20l5. The intention has · 
always been for HOME-SF to be an attractive local option to the state density bonus. 

,·' 

Unfortunately, there has been a lack of demand for the program, perhaps due to the affordability 
requirements, or perhaps due to the extensive list of eligibility requirements. However, the 
examples of the four projects that as of late June have filed applications or revised applications 
are instructive. HOME-SF would create 172 units instead of 78 units overall, and it would create 
52 affordable units instead of 6 affordable units and in lieu fee. If more projects selected HOME­
SF, the impact could be very meaningful. But the number of projects in HOME-SF eligible areas 
that passed up using HOME-SF is significant, and ten of those projects chose the state density 
bonus. 

We support the effort to offer a temporary pilot option with tiered affordability and 
commensurate benefits. It's a great idea to learn from experience and data. If the number of 
projects utilizing HOME-SF grows, then maybe there is a reason to study the changes and 
perhaps make them permanent. If this time-limited pilot works too well, then that would provide 
clear evidence that the market might be ready for the original HOME-SF parameters. 

SPUR supports setting a limited timeframe for approvals and the proposed process 
changes, including switching from a Conditional Use Authorization process to a Section 328 
process. Enhanced certainty around the entitlements process matters to developers considering 
their options; if we hope for more Sari Francisco homes to be provided in the outer 

SAN FRANCISCO 

654 Mission Street 
San Francisco, CA 94105 
(415) 781-8726 

·SANJOSE 

76 South First Street 
San Jose, CA 95113 
(408) 638-0083 

OAKLAND 

1544 Broadway 
Oakland, CA 94612 
(510) 827-1900 

2825 

spur.erg 



neighborhoods and non-plan areas, then we must reduce the risk that these projects will be flat­
out denied, if not shrunk. 

SPUR also supports the Planning Department's recommendation to eliminate the limit on 
the number of zoning modifications allowed under HOME-SF. This list of modifications 
includes the most common exceptions requested of and granted by Planning. Making this change 
also. helps to make the local option more attractive than the state density bonus. 

A few notes of caution around two of the Planning Commission's recommended 
modifications: We agree that HOME-SF's requirements ought to be higher than the baseline 
inclusionary, but Tier 1 is really only offering density decontrol, not bonus volume. We 
understand that the original feasibility work for HOME-SF (when feasibility conditions were 
stronger than they are now) showed that more incentives were needed to make HOME-SF 
attractive than were ultimately included. And while the Divisadero/Fillmore inclusionary study 
did show feasibility between 20-23% inclusionary, we are still hearing that the high end of that 
may still be too high for Tier 1 rental. 

Lastly, we do generally agree with providing flexibility on affordability levels, and there ought to 
be a path forward for 80/20 projects that use tax exempt bonds, but one ofHOME-SF's selling 
points was that each project provided a range of affordability and specifically included moderate­
and middle-income housing opportunities. Since we currently have so few tools to encourage the 
development of homes restricted to moderate and middle-income households, we hesitate to 
weaken this aspect of the HOME-SF program. 

SPUR believes that additional steps should be considered to make HOME-SF more 
effective, including revisiting the prohibition on demolition and replacing it with strong tenant 
protections and right-to-return/replacement rules, and looking at income targets, unit size 
requirements and other parameters that may be a barrier to the HOME-SF option. If we are 
seeking to encourage density in outer neighborhoods a:i:J.d maximize the creation of affordable 
housing without subsidy, we should continue to look for opportunities to incentivize the use of 

· HOME-SF at the highest density tier. 

We appreciate Supervisor Tang's interest in increasing the effectiveness of the HOME-SF 
program and encourage you to approve this legislation in order to help address San 
Francisco's housing shortage. 

Please feel free to reach out if you have any questions. 

Best, 

~an:6 
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Commrurity Planning Policy Director 

cc: SPUR Board of Directors 
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BOARD of SUPERVISORS 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103 

Dear Commissioners: 

May 30, 2018 

City Hall 
1 Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDDffTY No. 554-5227 

On May 22, 2018, Supervisor Tang introduced the following substitute legislatio,n: 

File No. 180456-2 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco (HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received for 
projects with complete environmental evaluation applications submitted on or 
before December 31, 2019, with existing requirements and bonuses revived for 
projects with complete environmental evaluation applications submitted on or 
after January 1, 2020, and to require project authorization under Planning Code, 
Section 328; revising the 100% Affordable Housing Bonus Program to eliminate a 
Planning Commission review hearing for 100% affordable housing projects upon 
delegation by the Planning Commission; affirming the Planning Department's 
determination under the California Environmental Quality Act; and making 
findings of public necessity, convenience, and welfare under Planning Code, 
Section 302, and findings of consistency with the General Plan, and the eight 
priority policies of Planning Code, Section 101.1. 

The substitute ordinance is being transmitted pursuant to Planning Code, Section 302(b), for 
public hearing and recommendation. The ordinance is pending before the Land Use and 
Transportation Committee and will be scheduled for hearing upon receipt of your response. 

Angela Calvillo, Clerk of the Board 

cY-~1tr 
By: Erica Major, Assistant Clerk 

Land· Use and Transportation Committee 

c: John Rahaim, Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Environmental Review Officer 
AnMarie Rodgers, Director of Citywide Planning 
Laura Lynch, Environmental Planning 
Joy Navarrete, Environmental Planning 
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City Hall 

BOARD of SUPERVISORS 
1 Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDD/TTY No. 554-5227 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103 · 

Dear Commissioners: 

May 30, 2018 

On May 22, 2018, Supervisor .Tang introduced the following substitute legislation: 

File No. 180456-2 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco (HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received for 
projects with complete environmental evaluatio·n applications submitted on or 
before December 31, 2019, with existing requirements and bonuses revived for 
projects with complete environmental evaluation. applications submitted OD or 
after January 1, 2020, and to require project authorization under Planning Code, 
Section 328; revising the 100% Affordable Housing Bonus Program to eliminate a 
Planning Commission review hearing for 100% affordable housing projects upon 
delegation by the Planning Commission; affirming the Planning Department's 
determination under the California Environmental Quality Act; and making 
findings of public necessity, convenience, and welfare under Planning Code, 
Section 302, and findings of consistency with the General Plan, and the eight 
priority policies of Planning Code, Section 101.1. 

The substitute ordinance is being transmitted pursuant to Planning Code, Section 302(b), for 
public hearing and recommendation. The ordinance is pending before the Land Use and 
Transportation Committee and will be scheduled for hearing upon receipt of your response. 

Angela Calvillo, Clerk of the Board 

~~~ 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 

c: John Rahaim, .Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Environmental Review Officer 
AnMarie Rodgers, Director of Citywide Planning 
Laura Lynch, Environmental Planning 
Joy Navarrete, Environmental Planning 
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BOARD of SUPERVISORS 

Lisa Gibson 
Environmental Review Officer 
Planning Department 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103 

Dear Ms. Gibson:· 

May 30, 2018 

City Hall 
Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDD/TTY No. 554-5227 

File No. 180456-2 

On May 22, 2018, Supervisor Tang introduced the following substitute legislation: 

File No. 180456-2 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco (HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received 
for projects with complete environmental evaluation applications submitted on 
or before December 31, 2019, with existing requirements and bonuses revived 
for projects with complete environmental evaluation applications submitted on 
or after January 1, 2020, and to require project authorization under Planning 
Code, Section 328; revising the 100%. Affordable Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing 
projects upon delegation by the Planning Commission; affirming the Planning 
Department's determination under the California Environmental Quality Act; 
and making findings of public necessity, convenience, and welfare under 
Planning Code, Section 302, and findings of consistency with the General 
Plan, and the eight priority policies of Planning Code, Section 101.1. 

This substitute legislation is being transmitted to you for environmental review. 

Angela Calvillo, Clerk of the Board 

~~~ 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 

Attachment 

c: Joy Navarrete, Environmental Planning 
Laura Lynch, Environmental Planning 2830 



BOARD of SUPERVISORS 

Lisa Gibson 
Environmental Review Officer 
Planning Department 
1650 Mission Street, Ste. 400 
San Franci~co, .CA 94103 

Dear Ms. Gibson: 

May 8, 2018 

City Hall 
Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDD/TTY No. 554-5227 

File No. 180456 

On May 1, 2018, Supervisor Tang introduced the following proposed legislation: 

File No. 180456 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-San Francisco (HOME-SF) program to revise· the amount of 
inclusionary housing req.uired and the types of development bonuses received 
through December 31, 2019, with existing requirements and bonuses revived 
starting January 1, 2020, and to require project authorization under Planning 
Code, Section 328; revising the 100% Affordat;>le Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing 
projects upon delegation by the Pla.nning Commission; affirming the Planning 
Department's determination under the California Environmental Quality Act; 
making findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1; and making findings of public 
·necessity, convenience, and welfare under Planning Code, Section 302. 

This legislation is being transmitted to you for environmental review. 

Angela Calvillo, Clerk of the Board 

~~~ 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 

Attachment 

c: Joy Navarrete, Environmental Planning 
Laura Lynch, Environmental Planning 
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BOARD of SUPERVISORS 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103 

Dear Commissioners: 

May 8, 2018 

City Hall 
1 Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDD/TTY No. 554-5227 

On May 1, 2018, Supervisor Tang introduced the following legislation: 

File No. 180456 

Ordinance amending the Planning Code to amend the Housing Opportunities 
Mean Equity-Sqn Francisco (HOME-SF) program to revise the amount of 
inclusionary housing required and the types of development bonuses received· 
through December 31, 2019, with existing requirements and bonuses revived 
starting January 1, 2020, and to require project authorization under Planning 
Code, Section 328; revising the 100% Affordable Housing Bonus Program to 
eliminate a Planning Commission review hearing for 100% affordable housing 
projects upon delegation by the Planning Commission; affirming the Planning 
Department's determination under the California Environmental Quality Act; 
making findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1; and making findings of public necessity, 
convenience, and welfare tinder Planning Code, Section 302. 

The proposed ordinance is being transmitted pursuant to Planning Code, Section 302(b), for 
public hearing and recommendation. The ordinance is pending before the Land Use and 
Transportation Committee and will be scheduled for hearing upon receipt of your response. 

Angela Calvillo, Clerk of the Board 

~~~ 
By: Erica Major, Assistant-Clerk 

Land Use and Transportation Committee 

c: John Rahaim, Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Environmental Review Officer 
AnMarie Rodgers, Director of Citywide Planning 
Laura Lynch, Environmental Planning 
Joy Navarrete, Environmental Planning 
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Print form. 

• . . ;~: t: C t~. l \ c_ L: Introduct1on Forrlll1D er stJr)~:r~\';.:, .. ),. ··' 
• :-1 /'~. ;··! F ~~ .~~ .. ~··~ C ! ·~ G C1 

By a Member of the Board of Supervisors or the Mayor 
··i'l= in ~ .. : ~ \1 I"')? Ir.)',; i} .. t:' r: . 
Llti\lf!Al C,._ l1 J·....: T1mestamp 

I hereby submit the following item for introduction (select only one): . or meeting date 
. ~Y--.. -----·~·~·-~· 

igj 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Amendment) 

D 2. Request for next printed agenda Without Reference to Committee. · 

D 3. Request for hearing on a subject matter at Committee. 

D 

D 

D 

4. Request for letter beginning "Supervisor .... [ --~--------~----~! inquires" 

5. City Attorney request. 

6. Call File No: ~, -------__,I from Committee. 

D 7. Budget Analyst request (attach written motion). 

D 8. Substitute Legislation File No. ~' -~-~-~ 
D 9 .. Reactivate File No. j~-----~ 
D 10. Question(s) submitted for Mayoral Appearance before.the BOS on 

Please check the appropriate boxes.· The proposed legislation should be forwarded to the followin.g: 

D Small Business Commission D Youth Commission D Ethics Commission 

igJ Planning Commission D Building Inspection Commission 

Note: For the Imperative Agenda (a resolution not on the printed agenda), us~ a Imperative Form. 

Sponsor(s): 

jTang, Safai 

Subject: 

Planning Code - HOME-SF and 100% Affordable Housing Bonus Program 

The text is listed below or attached: 

For Clerk's Use On1y: 

2833 
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Pri~t F~~~ •.· 1 

Introduction Form 
By a Member of the Board of Supervisors or the Mayor 

I hereby submit the following item for introduction (select only one): 

IX! 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Aruendme~-·--· 

D 2. Request for next printed agenda Without Reference to Committee. 
.. ' . ' ~-. 

D 3. Request for hearing on a subject matter at Committee. 

D 4. Request for letter beginning "Supervisor · inquires" 

D 5. City Attorney request. 
~~~~~~~~-. 

D 6. Call File No. from Committee. 

D 7. Budget Analyst request (attach written motion). 

D 8. Substitute Legislation File No.I,_ -~---............J 

D 9. Reactivate File No.I ..... ~--~~ ...... 
D 10. Question(s) submitted for Mayoral Appearance before the BOS on 

L........~~~-----------.J 

Lease check the appropriate boxes. The proposed legislation should be forwarded to the following: 
D Small Business Commission D Youth Commission· D Ethics Commission 

IX! Planning Commission D Building Inspection Commission 

Note: For the Imperative Agenda (a resolution not on the printed agenda), use a Imperative Form. 

Sponsor(s): 

jTang, Safai 

Subject: 

!Planning Code - HOME-SF 

·The text is listed below or attached: 

For Clerk's Use Only: 
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