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LEGISLATIVE DIGEST

[Planning Code; Zoning Map - Residential Demolition in the Priority Equity Geographies Special Use District]

Ordinance amending the Planning Code to require property owners seeking to demolish residential units to construct at least as many units as will be demolished or existed on the project site within the prior seven years; to require property owners seeking to demolish certain residential units in the Priority Equity Geographies Special Use District (PEG SUD) to replace those units at an affordable rent or an affordable cost in proportion to the number of lower-income renters in the PEG SUD, and to replace a percentage of units as affordable to extremely low-income households; to require project sponsors to replace certain demolished rent-controlled units at an affordable rent or cost; amending the Zoning Map to add additional parcels south of Ocean Avenue between Ashton Avenue and Howth Street to the PEG SUD; 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 convenience, necessity, and welfare under Planning Code, Section 302.

Existing Law

Planning Code section 317.2 implements California Government Code section 66300 et seq., commonly known as “SB 330’s replacement unit requirements.”  The City adopted Planning Code Section 317.2 in January 2026, as part of the Tenant Protection Ordinance, Board Ordinance No. 03-26.  

Among other requirements, Section 317.2 requires property owners who seek to demolish residential units in order to construct a new residential building to construct at least as many units as existed on the project site within the last five years.  

Like SB 330, Section 317.2 includes special provisions that apply to the demolition of “protected units.” Protected units are units that are subject to rent control; units that have been removed from the rental market due to the Ellis Act (Government Code section 7060); units that are restricted to below-market-rate rents or costs (i.e. affordable units); and units that have been occupied by a lower income household within the last five years.  Generally, property owners who demolish protected units must replace those units with either rent controlled units or affordable units – the type of replacement unit depends on the income-level of the former household and the tenure of the new units.  If rent-controlled protected units were occupied by above low-income households, the replacement units must be rent-controlled units if the new units are rental units and must be affordable to lower-income households if the replacement units are ownership units. 

If the protected units must be replaced with affordable units, the units must be affordable at the same income level as the last household, if known. If the income category of the household or previous household is unknown, it is “rebuttably presumed” that lower-income renter households occupied the units in the same proportion of lower-income renter households to all renter households within the jurisdiction In San Francisco, 51% of all renters are considered lower income, and 49% are considered above-lower income.  Of the lower-income renters, 37% are very low-income (renters that make up to 50% of the area median income (“AMI”)), and 14% are low-income (renters that make between 51 to 80% of AMI). 

The Priority Equity Geographies Special Use District (PEG-SUD), Planning Code section 249.97, is comprised of areas or neighborhoods with a higher density of vulnerable populations, and includes areas on the south and east sides of the City.  

Amendments to Current Law

This ordinance would amend Planning Code Section 317.2 to require project sponsors who seek to demolish residential units in order to construct a new residential building to construct at least as many units as existing on the project site within the last seven years, rather than the last five years. 

This ordinance would also amend Section 317.2 to require property owners who seek to demolish protected rent-controlled units occupied by above low-income households in the PEG-SUD to replace those units with affordable units if the units are rental or ownership.  In addition, if incomes of occupants or former occupants are unknown, rather than presuming that lower-income households occupied the units in the same proportion as lower-income households in the City as a whole, projects in the PEG SUD would presume that lower-income households occupied the units in the same proportion as lower-income household in the PEG SUD area only.  In addition, in the PEG-SUD, the ordinance would incorporate an extremely low-income category for rental projects.  Extremely low-income households are those that earn up to 30% of AMI.  In the PEG SUD, 69% of renters are lower income households (compared to 51% citywide).  Of the 69% of renters at lower incomes, 14% are low-income, 14% are very low-income and 41% are extremely low-income.  

This ordinance would also amend the boundaries of the PEG-SUD to include additional parcels south of Ocean Avenue between Ashton Avenue and Howth Street.

Background Information

The Board of Supervisors adopted Planning Code Section 317.2 in Board Ordinance No. 03-26 in January 2026.  
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