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Dear Ms. Major:

Good morning.

There are three attachments with this email as part of comments on all three of the proposed Ordinances on the Agenda for the LUT on Monday, March 7, 2022. 

The three Ordinances that are before the LUT seem to want to deal not only with the “housing crisis” but are also a local response to SB-9 which went into affect on January 1, 2022.  As of last week
there were ten applications using SB-9/SB-330 according to the Planning Department.

All three proposed Ordinances are well intentioned, most particularly Supervisor Mar’s Ordinance, because this Ordinance confronts the housing affordability issue, which is really what the “crisis"
is about.  

However in the past, the City has failed to use the tool it already has to preserve existing housing which is more relatively affordable housing, and perhaps even increase the existing housing stock.
 The Planning Staff has declared my neighborhood, Noe Valley, “the epicenter of de facto Demolition”.  An epicenter reverberates out.  The increase in price for both rental and "for sale" housing in
the past decade since the Great Recession, which is cited in the Findings for two of the proposed Ordinances, not only in Noe Valley but throughout the entire City, confirm that reverberation.  

The Planning Code Section 317 Demolition Calculations are a tool to be used to prevent Alterations from becoming Demolitions.   And Planning Code Section 317 (b) (2) (D) allows for the
adjustment of the Demo Calcs in order to preserve more of an existing structure as needed to “implement the intent of this Section 317 to conserve existing sound housing and preserve affordable
housing”.  That adjustment has never happened.   If it had happened, more housing could have been preserved rather than being “de facto” demolished and replaced by much more expensive
housing that is beyond the financial reach of most San Franciscans.

Additionally the parking requirement has been eliminated from the Planning Code, yet major Alterations and other new projects in the RH neighborhoods continue to include garage space.

Whether categorized as a “housing crisis” or an “affordable housing crisis”, it is fair to say that housing in San Francisco in the RH and RM neighborhoods has become a commodity, with
speculation running rampant and with entitlements often being sold prior to any construction. 
 
San Francisco is stuck…for now…with SB 9. 

Until the Board and the Planning Commission can better preserve existing sound housing and/or expand the amount of housing that is within the economic reach of most San Franciscans, this
upzoning of the City, whether from Sacramento or self-imposed by local decision makers, is not going to solve the “affordable housing crisis.  And that is what we have:  An Affordable Housing
Crisis.

The attachments below are just a little slice of San Francisco's affordable housing crisis and are three "real world" examples:

Description of Attachments:

Attachments #1 and #2 below show a project in the Richmond District, located on a 25’ x 120’ lot (3,000 sq.ft) zoned RM-1.  It was approved as an Alteration with a vertical expansion of two levels
above an existing two level house in 2016.

The photo below shows the work during construction under an Alteration Permit in October 2017.  There are no published Demolition Calculations per Section 317 for this project.  This
unfortunately is often the case for projects in the years following the passage of Planning Code Section 317 by the City in 2008.   Years which coincidentally parallel the price increases since the
Great Recession as cited in the Findings for both the Mandelman/Haney Ordinance and the Mar Ordinance.   

The attached 311 Plans for this project, show that there were likely two units existing on the site, as there are two kitchens noted on Sheet 2.  However, looking at the Google Earth photo from
October 2017, it seems reasonable to say that it defies logic to think this project was an Alteration, and not a Demolition…de facto or in fact.

This Richmond District project was completed in 2020.  The smallest unit (825 sq.ft) sold for $998K, a four bedroom unit (2,301sq.ft) sold for $2.290 million in 2020; and currently the third unit
(2,374 sq.ft) is for sale asking $2.5 million.   Previously prior to the start of construction, the entitlement for this project sold in June 2017 for $1.960 million according to Redfin.  According to
Zillow, the June 2013 sales price prior to the City bestowing the entitlement on the original house that appears to have two units….or at least two potential individual living spaces each with a
kitchen...was $997K.

Here are two questions regarding the project in Attachments #1 and #2:  Is this scenario, the sale of the entitlement with a million dollar increase, an apparent illegal Demolition, three expensive new
units where two units could have previously existed, what the Board wants?  And how likely is a similar scenario throughout the City under the three proposed Ordinances? 

Attachment #3 is from the March 6th SF Chronicle Sunday Open Homes Section, page L3.  Two “open homes” are circled, one on Fair Oaks Street and the other on 29th Street.

The property on Fair Oaks Street seems to be the type of housing (the missing middle) that the three Ordinances want to be built.  It is zoned RH-3.  It is four units, three of them one bedroom
apartments and one two bedroom apartment per the ad.  The lot is very large at 30’ x 117.5’ (3,524 sq.ft) and is a through lot to Quane Alley that allows for parking and good egress.  (This size lot is
very conducive for multi-units and is not the typical RH lot.) The asking price for this four unit building is $2.440 million.  Apparently all four apartments have been or currently are vacant. 

The property on 29th Street is two flats and has an asking price of $2.199 million on a RH-2 zoned lot of 25’ x 101.5’ (2,535 sq.ft) and is stated to be “delivered vacant”.

The questions for the housing in Attachment #3 are:  What will happen to these two properties once sold?  How long have the Fair Oaks Street apartments been vacant?  Do tenants live in the 29th
Street flats that are to be “delivered vacant"?  How will the property on 29th Street be “developed” and how much will it sell for in its new version?  What is the potential speculative development
value of both the Fair Oaks Street apartments and the flats on 29th Street?  And finally:  How will the proposed Ordinances affect the cost of this housing that is now for sale?

Sincerely,
Georgia Schuttish

Attachment #1

Attachment #2

mailto:schuttishtr@sbcglobal.net
mailto:erica.major@sfgov.org
mailto:jfieber@utopianism.org
mailto:kyle.smeallie@sfgov.org
mailto:lee.hepner@sfgov.org
mailto:Jacob.Bintliff@sfgov.org
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=1082478046db461396eca91adf1d93a4-CCD_Purge_l
mailto:ernest.e.jones@sfgov.org
mailto:haneystaff@sfgov.org
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From: Christopher Pederson
To: Melgar, Myrna (BOS); Preston, Dean (BOS); Peskin, Aaron (BOS)
Cc: Major, Erica (BOS); MandelmanStaff, [BOS]; Mar, Gordon (BOS); Safai, Ahsha (BOS); Haney, Matt (BOS)
Subject: Land Use & Transportation Committee agenda items 4 (file # 211300), 5 (file # 211234), 6 (file # 211202)
Date: Thursday, March 3, 2022 9:25:30 PM

This message is from outside the City email system. Do not open links or attachments from untrusted sources.

Dear Chair Melgar, Vice Chair Preston, and Supervisor Peskin:

I urge the Committee to support Supervisor Mandelman’s proposed ordinance to rezone all RH-1 zoning districts as
RH-2 zoning districts, to allow four units on mid-block lots in RH-2 districts, and to allow six units on corner lots in
RH-2 districts. I urge the Committee to table Supervisor Mar’s and Supervisor Safai’s proposed ordinances that
would make additional density in RH districts contingent on various affordability requirements.

California and especially San Francisco are in the grip of a longstanding housing crisis. The entire world faces a
climate crisis, the consequences of which the IPCC reminded us all just days ago.

Supervisor Mandelman’s proposed ordinance is a necessary but modest first step in San Francisco’s efforts to
address both of those crises. The large portions of the city currently zoned as RH-1 have contributed little new
housing supply in recent decades. That failure has contributed to skyrocketing housing prices, prices that are
excluding and displacing low- and mid-income households from the city.

Given San Francisco’s mild climate, walkability, extensive public transit network, and dense concentration of jobs,
it is the most appropriate location for additional multi-family housing in the entire state. When San Francisco
restricts multi-family housing, it drives households out to other areas that are more automobile dependent and
energy intensive. That undermines the city’s oft-proclaimed determination to be a leader in addressing the climate
crisis.

Supervisor Mar’s and Supervisor Safai’s proposed ordinances might superficially appear to address the housing and
climate crises as well, but they would be ineffectual. As the Planning Commission found, the various proposed
affordability requirements make it highly unlikely that either ordinance would encourage a meaningful amount of
new housing.

Although I strongly support Supervisor Mandelman’s proposed ordinance and urge the Committee to support it, it is
only a first step. The Committee should follow up support for Supervisor Mandelman’s ordinance by pursuing
additional legislation to address the many other factors that impede the construction of new “missing middle”
housing in San Francisco’s lower density neighborhoods.

Thank you for your consideration of my comments.

Sincerely,

Christopher Pederson
District 7 resident
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