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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

BOARD of SUPERVISORS

MEMORANDUM
LAND USE AND TRANSPORTATION COMMITTEE
SAN FRANCISCO BOARD OF SUPERVISORS

TO: , Supervisor Malia Cohen, Chair

Land Use and Transportation Committee
. FROM: Andrea Ausberry, Assistant Clerk
DATE: July 27, 2015

SUBJECT: COMMITTEE REPORT, BOARD MEETING
Tuesday, July 28,2015

The following file should be presented as a COMMITTEE REPORT at the Board meeting,
Tuesday, July 28, 2015. This item was acted upon at the Committee Meetmg on Monday, July
27, 2015, at 1:30 p.m., by the votes indicated.

Item No. 74 File No. 150804

Ordinance amending the Planning Code fo allow the construction of Accessory Dwelling
Units (ADUs, also known as Secondary or In-Law Units) within the boundaries of Board
of Superwsors Dlstrlct 8 pmh#brt—apprevakef—amappheaﬂen—fer-em&stmeﬂen—ef—an—ADu

te—ﬁlmg—the—appheaﬂen—,anipmhblt—aﬂ—ADU—#em—bemg—used—fes %M

; amending the
Administrative Code to correct section references; afflrmmg 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 directing the Clerk of the Board of Supervisors to send a copy of this
ordinance to the California Department of Housing and Community Development after
adoption.

DUPLICATED:
Vote: Supervisor Malia Cohen - Aye
Supervisor Scott Wiener - Aye-
Supervisor Jane Kim — Aye

AMENDED, AN AMENDMENT OF THE WHOLE BEARING NEW TITLE:
Vote: Supervisor Malia Cohen - Aye
~ Supervisor Scott Wiener - Aye
Supervisor Jane Kim — Aye -
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Land Use and Transportation Committee
Committee Report Memorandum
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RECOMMENDED AS AMENDED AS A COMMITTEE REPORT:

Vote: Supervisor Malia Cohen - Aye
Supervisor Scott Wiener - Aye
‘Supervisor Jane Kim - Aye

c: Board of Supervisors
Angela Calvillo, Clerk of the Board
Rick Caldeira, Deputy Legislative Clerk
Jon Givner, Deputy City Attorney
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AMENDED IN BOARD
7128115
FILE NO. 150804 : ORDINANCE NO.

[Planning, Administrative Codes - Construction of Accessory Dwelling Units —~ District 8]

Ordinance amending the Planning Code to allow the construction of Accessory

| Dwelling/ Units (ADUs, also known as Secohdary or In-Law Units) within the boundaries

of Board of Supervisors District 8 pfehibit—appmalef—an—appheaﬂen—feFeens#uehen

- require the Planning Department to monitor the use of ADUs as short-term rentals:

amending the Administrative Code to correct section references; 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 directing the Clerk of the Board of Supervisors to

send a copy of this ordinance to the California Department of Housing and Community

Development after adoption.

- NOTE: Unchanged Code text and uncodified text are in plain Arial font.
Additions to Codes are in sm,qle-underlzne ztalzcs T imes- New Roman font.
Deletions to Codes are in
Board amendment additions are in double underlmed Arial font.
- Board amendment deletions are in
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. General and Environmental Findings.

(@) The Planning Department has determined that the actions contemplated in this

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

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

Supervisor-Wiener
BOARD OF SUPERVISORS 208 '  Page 1
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Supervisors in File No. 150804 and is incorporated herein by reference. The Board affirms
that determination. ,

(b) On July 16, 2015, the Planning Commission, in Resolution No.19418, adopted
findings that the actions contemplated in this ordinance are consistent, on balance, with the
City’s General Plan and the eight priority policies of Planning Code ~Séction 101.1. The Board
adopts these findings as its own. A copy of said Resolution is on file with the Clérk of the
Board of Supervisors in File No.150804, and is incorporated herein by reference.

(c) Pursuant to Planning Code Section 302, this Board finds that this Planning Code
amendment will serve the public necessity, .convenience, and welfare for the reasons set forth
in Planning Commission Resolution No. 19418 and the Board Aincorporates such reasons |
herein by reference. A copy of Planning Commission Resolution No. 19418 is on file with the

Clerk of the Board of Supervisors in File No. 150804.

Section 2. Specific Findings.

- (@) San Francisco has long had a housing shortage. The housing markét continues to
be tight and housing costs are beyond the reach of many households.

(b) Policy 1.5 of the City’s 2014 Housing Element, which is a required element of the
City’s General Plan, states that adding new units in existing residential buildings represents a
simple and cost-effective method of expanding the City’s housing supply.

(c) In Section 65852.150 of the California Government Code, the State Legislature
finds and declares that adding an additional unit to existing single-family homes is a valuable
form of housing in California. Permitting the creation of accessory dwélling units in existing
residential buildings in established, already dense, and transit-rich neighborhoods will provide

additional housing without changing the built character of these areas. It also will “green” San

Supervisor Wiener .
BOARD OF SUPERVISORS 209 : Page 2
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Francisco by efficiently using existing buildings and allowing more residents to live within
walking distance of transit, shopping, and services. '
(d) Nothing in this ordinance is intended to change the personal obligations of property

owners under existing private agreements.

Section 3. The Planning Code is hereby amended by revising Sections 102, 207 and
307, to read as follows:

SEC. 102. DEFINITIONS.

* %k k%

Dwelling Unit, Accessory. Also known as a Secondary Unit or In-Law Unit,_is a Dwelliﬁg Unit added

to an existing residential property and constructed with a complete or partial waiver from the Zoning

Administrator of the density limits and/or the parking, rear yard, exposure, or open space standards of
this Code pursuant to the provisions of Sections 207(¢c)(4) and 307(i).

SEC. 207. DWELLING UNIT DENSITY LIMITS.

* % ok ok

(c) Exceptions to Dwelhng Unit Density lelts
(1) Affordable Units in Projects with 20 percent or more Affordable Umts

For projects that are not located in any RH-1 or RH-2 zoning dlstrlct, or are not seeking and

~receiving a density bonus under the provisions of California Government Code Section 65915,

where 20 percent or more of the Dwelling Units on-site are “Affordable Units,” the on-site

| Affordable Units shall not count towards the calculation of dwelling unit density. This Planning

Code Section does not prbvide exceptions to any other Planning Code requirements such as
height or bulk. For purposes of this Section 207, “Affordable Units” shall be defined as
méeting 5 (4) the criteria of Section 406(b); €2} (B) the requirements of Section 415 et seq.

for on-site units; or &) (C) restricted units in a project using California Debt Limit Allocation

Supervisor Wiener ' _
BOARD OF SUPERVISORS 210 , Page 3
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Committee (CDLAC) tax-exempt bond financing and 4 percent.tax credits under the Tax
Credit Allocation Committee (TCAC). If a project sponsor proposes to provide “Aﬁdrdable
Units” that are not restricted by any other program, in order to receive the benefit 6f the |
additional density permitted under this Subsection (c)(1) or Subsection (c)(2), the project
sponsor shall elect and ;che Planning Department and MOHCD shall be authorized to enforce,

restricting the units as'affordable under Planning Code Section 415.6 up to a maximum of 20

| percent of the units in the principal project. The project sponsor shall make such election

through the procedures described in Section 415.5(g) including submitting an Affidavit of
Compliance indicating the project spohsor’s election to pursue the benefits of Subsécﬁon

(c)(1) or (c)(2) and committing to 20% percent on-site units restricted under Section 415.6 prior

|| to approval by the Planning Commission or Planning Department staff. If a project sponsor

obtains the exemption from the density calculation for Affordable Units provided in this
subsection, the exemption shall be recorded against the property. Any later request to
decrease the number of Affordable Units shall require the project to go back to the Planning

Commission or Planning Department, whichever entity approved the project as a whole.

* Kk k&

(4) Accessory Dwelling Units.

(A) Definition. An “Accessory Dwelling Unit," efso-krown-as-a-Secondary
Ynit-or-tn-Lew-Unit is defined in Section 102 for-purpeses-of-this-Subsection 207(c)4-as-an

Supervisor Wiener
BOARD OF SUPERVISORS 211 Page 4
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(B) Applicability. The exceptions permitted by this Subsection 207(c)(4)
shall apply only to: '

(i) lots within the boundaries of Board of Supervisors District 8 extant

(i) lots feeated-in with a building undergoing mandatory seismic

retrofitting in compliance with Section 34B of the Building Code or voluntary seismic
retrofitting in compliance with the Department of Building Inspection’s Administrative Bulletin
094. | |
(C) Controls. An Accessory Dwelling Unit is permitted to be constructed |
under the following conditions: | |
() An Accessory DWeIIing vUnit shall not be constructed using
space from an existing Dwelling Unit.

(ii) The Accessory Dwelling Unit is subject to the provisions of the San

Francisco Rent Stabilization and Arbitration Ordinance (Chapter 37 of the Administrative Code) if the

existing building or any existing Dwelling Unit within the building is subject to the Rent Stabilization

and Arbitration Ordinance.

| e, Dweling Unit shall not { for sl
rentalunder-Chapter41A-of the-Administrative- Code—_The Department shall require the

applicant to disclose on any application for construction of an Accessory Dwelling Unit

Supervisor Wiener 4
BOARD OF SUPERVISORS ' 212 Page 5
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whether the applicant intends to use, or authoriz_e the use of, the Accessory Dwelling Unit for

. Short-Term Residential Rentals. The Department shall not approve an application for

construction of an Accessory Dwelling Unit uhle§s the applicant has provided the information
reguired by this subsection.

Gi) 08 Castro-Street NCD-and-Surrounding-Area- (V) _Board of

Supervisors District 8. For Accessory Dwelling Units on lots covered by Subsection

207(c)(4)(B)():

a. An Accessory Dwelling Unit shall not be permitted in any
RH-1(D) zoning district. h

b. An Accessory Dwelling Unit shall be constructed entirely
within the existing building envelopc or auxiliéry structure, as it existed three (3) years prior to

the time of the application for a building permit.

c. For buildings that have no more than 10 existing
dDwelling #Units, one Accessory Dwelling Unit is permitted; for buildings that have more than
10 ex1stmg dDwelhng #Units, two Accessory Dwelling Units are permitted.

| (w){-WHELBqumgs Undergoing Seismic Retroflttlng For
Accessory Dwelhng Units on lots covered by Subsection 207(c)(4)(B) (ii):
4 ‘a.An Accessory Dwelllng Unit shall not be permitted in any
RH-1. or RH-1(D) ‘zoning district.

b. An Accessory Dwelling Unit shall be constructed entirely

within the gxiétigg building envelope or auxiliary structure, as it existed three (3) years prior to

Supervisor Wiener
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the time of the application for a building permit. _
c. If allowed ger;hz'tted by the Buildiﬁg Code, a building in
which an Accessory Dwelling Unit is constructed may be raised up to three additional feet in

height to create ground-fesr—eeiling heights suitable for residential use on lower floors. Such a |

raise in height shall be:

1) exempt from the notification requirements of Sections

311 and 312 (;f this Code; and

2) permitted to expand a noncomplying structure, as

defined in Séction 180(a)(2) of this Code and further reculated in Sections 172, 180 and 188, without

obtaining aq variance for increasing the discrepancy between existing conditions on the lot and the

required standards of this Code.

) (i} (vi) Pursuant to the provisions of Section 307(l) of this
Code, the Zonin,izAdministrator may grant an Accessory Dwelling Unit may-receive a complete or

partial waiver of the density limits and parking, rear yerd, exposure, or open space standards
of this Code, frem-the-Zoning-Administrator;provided—hHowever, that if the existing building or .
any existing dDwelling #Unit within the building is subject to the provisions of the San |
Francisco Residehﬁal Renf Stabilization and Arbitration Ordinance (Chapter 37 of the
Administrative Code), the property owner shall submit the following to the Department:

) 44} a. a proposed agreement demonstrating that the
Accessory Dwelling Unit(s) are not subject to the Coste Hawkins Rental Hous:ing Act |
(California Civil Code Section 1954.50) because, under Section 1954.52(b), the owner has
entered into this agreement with the City in consideration for a direct financial contribution or
any other form of assistance specified in California Government Code Sections 65915 et seq.

("Agreement';) and

Supervisor Wiener
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€83} b. if the Planning Director determines necessary, an
Affidavit containing information about the direct financial contribution or other form of
assistance proVided to the property owner. The property owner and the Planning Director (or
his designee), on behalf of the City, will execute the Agreement, which shall be reviewed and
approved by the City Attorney's Ofﬁce. The Agreement shall be approved prior to the City's
issuance of the Firsf Construction Document for the project, as defined in Section 107A.13.1 of
the San Francisco Building Code.

(D) Monitoring Program.

(i) Monitoring of Affordability. The Department shall establish a
system to monitor the affordability of the Accessbry Dwelling Units authorized to be
constructed by this Subsection 207(c)(4). Property owners shall provide the Department with
rent information as requested by the Department. The Board of Supervisors recognizes 'that
proper’cy‘own‘ers and tenants generally cénsider rental ihformation sensitive and do not want it
publicly disclosed. The intent of the Board is for the Department to obtain the information so
that it can be used by the Department in aggregate form, not in a manner that would be linked
to specific individuals or units. The Department shall only request rental informaﬁon from
property owners if the notice includes the statement that the Department is acquiring it in
confidence and will publicly disclose it only in aggregate form. The Department shall not ask
property owners to provide rental information if it determines, after consultihg with the City

Attorney's Office, that the information would be publicly disclosable under federal, state, or

|| local law in nonaggregated form.

(ii) Monitoring.of use as Short Term Rentals. The Department

shall collect data on the use of Accessory Dwellirig Units authorized to be constructed by this
Subsection (c)(4) as Short-Term Residential Rentals, as that term is defined in Administrative

Supervisor Wiener » ‘ i
BOARD OF SUPERVISORS 215 Page 8
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Code Section 41A.4, and shall use such data to evaluate and enforce the requirements of
Administrative Code Chagter 41A. -

_ (i) Department Report. The Department shall publish a report by
April 1, 2016, that describeé and evaluates the types of units being developed and their

affordability rates, as well as their use as Short-Term Residential Rentals. The report shall

contain such additional information as the Director determines would inform decision makers
and the public on the effectiveness aﬁd implementation of the this Subsection (c)(4) and make
recommendations for any amendments or expansion of areas where Accessory Dwelling
Units should be constructed. In subsequent years, this information on Accessory Dwelling

Units shall be included in the Hbusing Inventory.

SEC. 307. OTHER POWERS AND DUTIES OF THE ZONING ADMINISTRATOR.

[In addition to those .speciﬁed‘in Sections 302 through 306, and Sections 316 through
316.6 of this Code, the Zoning Administrator shall have fhe following powers and duties in
administ.ration and enforcement of this Cod.e. The duties described in this Section shall be
performed under the general supervision of the Director of Planning, who shall be kept
informed of the actions of the Zoning Administrator.

() Exceptions from Certain Specific Code Standards through Administrative |

Review for Accessory Dwelling Units Constructed Pursuant to Section 207.4(c) of this Code in

The Zoning Administrator may-allow complete or partial relief from the density limits

vand from the parking, rear yard, exposure, or open space requirements of this Code when

modification of the requirement would facilitate the construction of an Accessory Dwelling

‘Supervisor Wiener . :
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Unit, as defined i‘n Section 102 and meeting the requirements of Section 207(c)(4) 745-1 of this

Code. The exposure requirements of Section 140 apply, except that subsection (a)(2) may be

satisfied through windows facing an open area that is at least 15 feet in every horizontal

direction that is not réquired to expand on subsequent floors. In considering any request for

complete or partial relief from these Code requirements, the Zoning Administrator shall

facilitate the construction of such Accessory Dwelling Units to the extent feasible and shall

consider any criteria elsewhere in this Section 307 that he or she determines to be épplicab|e.

Section 4. The Planning Code is hereby amended by revising the Zoning Control

Tables in Sections 209.1, 209.2, and 209.4, to read as follows:

Table 209.1
ZONING CONTROL TABLE FOR RH DISTRICTS

Zoning s RH-1 (D) |RH-1  |RH-1(S) | RH-2 RH-3

Category References : -

RESIDENTIAL STANDARDS AND USES

*‘.* * %

Residential

Uses

Residential § 207 One unit Pupto |Pupto Pupto |Pupto

Density, per lot one unit |two units | two units | three

Dwelling Units perlot. | per lot per lot. | units per

) Cupto- |area,if Cupto |lot. Cup
one unit | the one unit | to one
per second per 1,500 | unit per
3,000 unit is square | 1,000
square | 600 sq. feet of square

{feetof |ft. orless. | lotarea. | feet of
lotarea |Cupto lot area.
|withno | one unit for every -
more per 3,000 275
Supervisor Wiener '
BOARD OF SUPERVISORS 217
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than
three
units per
lot -

square
feet of lot
area, with
no more
than
three
units per
lot

square
feet of
lot area.

* %k % %

* Kk k %

* Kk k%

* k % %k

* % k%

* k k%

* k k%

* Not listed below.

(1) P for Limited Commercial Uses per § 136.1(a) only; otherwise NP.
(2) C required for 15 or more children.
(3) C required for 7 or more persons.

(4) C for 5 or fewer guest rooms or suites of rooms; NP for 6 or more guest rooms.
(5) Use must be located on a parcel that contains a Hospital or a Post-Secondary

Educational Institution, additional operating restrictions apply.
(6) Must be located on a landmark site, and where the site is within a Height and Bulk
District of 40 feet or less, and where a columbarium use has lawfully and continuously
operated since the time of designation.
(7) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207(c)(4).

Table 209.2 ,
ZONING CONTROL TABLE FOR RM DISTRICTS
Zoning Category |§ RM-1° | RM-2 RM-3 RM-4
References ‘
RESIDENTIAL STANDARDS AND USES
Residential Uses
Residential § 207 Uptoone {Upto Up to one unit | Up to one
Density, Dwelling unit per one unit | per 400 unit per 200
Units 8) 800 per lot. square feet of | square feet
square 600 lot area. of lot area.
feet of lot | square
area. feet of lot
area.
Supervisor Wiener .
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* % % K Lk ok k% * % %k % * k% % * k% *

* k k% ’

* Not listed below.

(1) P for Limited Commercial Uses per § 136.1(a) only; otherwise NP.
(2) C required for 15 or more children.
(3) C required for 7 or more persons.
(4) C for 5 or fewer guest rooms or suites of rooms; NP for 6 or more guest rooms.
(56) Use must be located on a parcel that contains a Hospital or a Post-Secondary
Educational Institution, additional operating restrictions apply.
(6) Must be located on a landmark site, and where the site is within a Height and Bulk
District of 40 feet or less, and where a columbarium use has lawfully and continuously
operated since the time of designation.
(7) C required if Group Housing is affiliated with and operated by a Hospltal or
Institutional Educational Use as defined in Section 102.
(8) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207 (c)(4).

Table 209.3
ZONING CONTROL TABLE FOR RESIDENTIAL-COMMERCIAL DISTRICTS
Zoning Category |§ RC-3 RC-4
References :

RESIDENTIAL STANDARDS AND USES

* k% k

Residential Uses

Residential § 207 | Up to one unit per 400 Up to one unit per 200
Density, Dwelling square feet of lot area | square feet of lot area.
Units (7) No density limits in the

Van Ness SUD (§ 243)

C up to one unit per
1,000 square feet of lot-
area. for every 275
square feet of lot area.

* k k% * %k k Xk * % k * * % k %

E Not listed below.
(1) P for Limited Commercial Uses per § 136.1(a) only; otherwise NP.

Supervisor Wiener .
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(2) C required for 15 or more children.

(3) C required for 7 or more persons. :

(4) C for 5 or fewer guest rooms or suites of rooms; NP for 6 or more guest rooms.

(5) Use must be located on a parcel that contains a Hospital or a Post-Secondary
Educational Institution, additional operating restrictions apply.

(6) Must be located on a landmark site, and where the site is within a Height and Bulk
District of 40 feet or less, and where a columbarium use has Iawfully and continuously
operated since the time of designation.

(7) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207(c)(4).

Table 209.4

ZONING CONTROL TABLE FOR RTO DISTRICTS
Zoning Category | § RTO RTO-M
: References ‘

RESIDENTIAL STANDARDS AND USES

* k %k %

Residential Uses

Residential § 207 P up to one unit | No density limit. Density is

Density, Dwelling per 600 square | regulated by the permitted

Units (7) feet of lot area. C | height and bulk, and required

. above, per setbacks, exposure, and open
criteria of space of each parcel, along
§207(a). with Residential Design
Guidelines.

* Not listed below.

(1) C required if taller than 25 feet above roof, grade or height limit (depending on -
site) or if within 1000 feet of an R District and includes a parabolic antenna with a
diameter in excess of three meters or a composite diameter of antennae in excess of
six meters. See definition in 102 for more information.(2) Not required to be in an
enclosed building.
_(3) Allowed to operate on an open lot, but C required if operated on open lot.

{4) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207(c)

).

Supervisor Wiener
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Section 5. The Planning Code is hereby amended by revising Sections 710, 712, 713,
715, 721, 726, 728, 731, 733 and 738,'to read as follows:

SEC. 710. NC-1 — NEIGHBORHOOD COMMERCIAL CLUSTER DISTRICT.

NC-1 Districts are intended to serve as local neighborhood shopping districts, providing
convenience retail goods and services for the immediately surrounding neighborhoods
primarily during daytime hours.

These NC-1 Districts are characterized by their location in residential neighborhoods,
often in outlying areas of the City. The commercial intensity of these districts varies. Many of
these districts have the lowest intensity of commercial development in the City,‘ generally
consisting of small clusters with three or more commercial establishments, eommonly grouped
around a corner; and in some cases short linear commercial strips with low-scale,
interspersed mixed-use (residential-commercial) developmen’t.

Building controls for the NC-1 District premote low-intensity development vwhiCh is
compatible with the existing scale and ~character of these neighborhood areas. Commercial
development is limited to one story. Rear yard requirements at all levels preserve existing
backyard space. |

NC-1 commercial use provisions encourage the full range of neighborhood-serving
convenience retail sales and services at the first story provided that the use size generally is
limited to 3,000 square feet. However, commercial uses and features which could impact
residential livability are prohibited, such as auto uses, financial services, general advertising
signs, drive—up facilities, hotels,. and late-night activity; eating and drinking establishments are
restricted, depending upon the intensity of such uses in nearby commercial districts.

Housing development in new buildings is encouraged above the ground story in most -

districts. Existing residential units are protected by prohibitions of conversions above the

Supervisor Wiener 29 ‘
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ground story and limitations on demolitions. 4ccessory Dwelling Units are permitted on lots within

the boundaries of Board of Supervisors District 8 pursuant to Subsection 207(c) (4) of this Code.

Table 710. NEIGHBORHOOD COMMERCIAL CLUSTER DISTRICT NC-1

ZONING CONTROL TABLE

* Kk kR [k k K % e % % % % % % %
S NC-1 .
No. Zoning Category
References | Controls by Story
§ 790.118 1st 2nd 3rd+
RESIDENTIAL STANDARDS AND USES
Generally, up to 1 unit per 800 sq.
fi. lot area #
710.91 |Dwelling Unit Density § 207 :
§ 207(c)
SPECIFIC PROVISIONS FOR NC-1 DISTRICTS
rticle 7 |Other
Code Code Zoning Controls
Section Section
ACCESSORY DWELLING UNITS
710 ,
\Boundaries: Board of Supervisors District 8 extant on July 1, 2015,
710.91 § 207(c)(4) , :
Controls: An “Accessory Dwelling Unit,” as defined in Section 102 and
meeting the requirements of Section 207(c)(4), is permitted to be |

Supervisor Wiener
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constructed within an existing building zoned for residential use or

within an existing and authorized auxiliary structure on the same lot.
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SEC. 712. NC-3 — MODERATE-SCALE NEIGHBORHOOD COMMERCIAL DISTRICT.

NC-3 Districts are intended in most cases to offer a wide vanety of comparison and
specialty goods and services to a population greater than the immediate neighborhood,
additionally providing convenience goods and services to the surrounding neighborhoods.
NC-3 Districts are linear districts located along heavily trafﬁckéd thoroughfares which also
serve as major transit routes.

NC-3 Districts include some of the longest linear commercial streets in the City, some
of which have continuous retaii development for many blocks. Large-scale lots and buildings
and wide ,,stréets distinguish the districts from smaller—scaled commercial streets, although the
districts may include small as well as moderately scaled lots. Buildings typically range in
height from two to four stories with occasional taller structures.

NC-3 building standards permit moderately Iarg'e commercial uses and buildings. Rear
yards are protected at residential levels. | |

A diversified commercial environment is encouraged for the NC-3 District, and a wide
\iariety of uses are permitted with speciallemphasis on neighborhood-serving businesses.
Eating and drinking, entertainment, financial service and certain auto uses generally are
‘permitted with certain limitations at the first and second stories. Other retail businesses,
personal services and offices are permitted at all stories of new buildings. Limited storage and
administrative service activities are permitted with some restrictions.

Hdusing development in new buildings is encouraged above the second stori/. Existing

residential units are protected by limitations on demolitions and upper-story conversions.

Supervisor Wiener 293 :
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Dwelling Units are permitted on lots within the boundaries of Board of Supervisors District 8 pursuant

to Subsection 207(c)(4) of this Code.

Table 712. MODERATE-SCALE NEIGHBORHOOD COMMERCIAL DISTRICT NC-3

ZONING CONTROL TABLE

Rk kR bk kX% [k % % % [k % % %
: S NC-3
No. Zoning Category
» References | Controls by Story
§ 790.118  [Ist 2nd 3rd+
RESIDENTIAL STANDARDS AND USES
Generally, up to 1 unit per 600 sq.
‘ ft. lot area #
712.91 Dwelling Unit Density § 207
: § 207(c)
SPECIFIC PROVISIONS FOR NC-3 DISTRICTS
lArticle 7 |Other
Code Code ;
Section Section Zoning Controls
' |4CCESSORY DWELLING UNITS
712,

Boundaries: Board of Supervisors District 8 extant on July 1, 2015.
712.91 §207(c)(4)

Controls: An “Accessory Dwelling Unit,” as defined in Section 102

and meeting the requirements of Section 207(c)(4), is permitted to be
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constructed within an existing building zoned for residential use or

Wwithin an existing and authorized auxiliary structure on the same lot.

SEC. 713. NC-S — NEIGHBORHOOD COMMERCIAL SHOPPING CENTER DISTRICT.
NC-S Districts are intended to serve as smali ‘shopping centers or supermarket sites

which provide retail goods and seNices for prima_rily» car-oriented shoppers. They commonly

contain at least one anchor store or supermarket, and some districts also have small medical

office buildings. The range of services offered at their retail outlets usually is intended to serve

-the immediate and nearby neighborhoods. These districts encompass some of the most

recent (post-1945) retail development in San Francisco's neighborhoods and serve as an
alternative to the linear shopping street. |

Shoppihg centers and supermarket siteé contain mostly one-story buildings which ére
removed from the street edge and set in a parking lot. Outdoor pedestrian activity consists
primarily of' trips between the parking lot and the stores on-site. Ground and second stories
are devoted to retail sales and sdme personal serviceé and offices.

The NC-S standards and use provisions allow for medium-size commercial uses in low-
scale buildings. Rear yards are not required for new development.-Most neighborhood-serving
retail businesses are permitted at the first and sécond stories, but limitations apply to fast-food
restauranfs and take-but food uses. Some auto uses are permitted at the first story. Limited
storage ahd administrative service activities are permitted with some restrictions.

Housing development in new buildings is permitted. Existing residential units are
protected by limitations on demblitions and prohibitions of upper-story conversions. Ac"cesséry
Dwélling Units are permitted on lots within the boundaries of Board of Supervisors District 8 pursuant

to Subsection 207(c)(4) of this Code.

Supervisor Wiener 295 '
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Table 713. NEIGHBORHOOD COMMERCIAL SHOPPING CENTER DISTRICT NC-S

ZONING CONTROL TABLE

© © N O o M 0 N

* k k% **?\‘* [k % % % [ % % %
§ NC-S
No. Zoning Category ‘
References | Controls by Story
§ 790.118 1st 2nd 3rd+
RESIDENT!AL STANDARDS AND USES
Generally, up to 1 unit per 800 sq.
. ft. lot area #
713.91 |Dwelling Unit Density 8§ 207
' § 207(c)
SPECIFIC PROVISIONS FOR NC-S DISTRICTS
Article 7 |Other :
Code Code ;
Section [Section Zonmg Controls
ACCESSORY DWELLING UNITS
713 :
\Boundaries: Board of Supervisors District 8 extant on July 1, 2015.
713.91 § 207(c)(4) ' '
A Controls: An “Accessory Dwelling Unit,” as defined in Section 102 and
meeting the requirements of Section 207(c)(4). is permitted to be

Supervisor Wiener
BOARD OF SUPERVISORS

226

Page 19




[ N

— e
- O

4

13

14 -

15
16
17
18
19
20

21

22
23

24

constructed within an existing building zoned for residential use or

Wwithin an existing and authorized auxiliary structure on the same lot.

SEC. 715. CASTRO STREET NEIGHBORHOOD COMMERCIAL DISTRICT.

* k k%

Table 715. CASTRO STREET NEIGHBORHOOD COMMERCIAL DISTRICT ZONING

© 0 ~N O g A~ oW DN

CONTROL TABLE
Article 7| Other
S(e;g:ilgn Sggggn Zoning Controls
ACCESSORY DWELLING UNITS
s 716 Boundaries: Board of Supervisors District 8 extant on July 1, 2015, The
§ 715.12
§ 715.91 i
207(c)(4)|Controls: An "Accessory Dwelling Unit," as defined in Section 102 and
3 71999 meeting the requirements of Section 207(c)(4), is permitted to be
5 71554 constructed within an existing building zone~d for residential use or
within an existing and authorized auxiliary structure on the same lot.

SEC. 721. UPPER MARKET STREET NEIGHBORHCOD COMMERCIAL DISTRICT.

The Upper Market Street Neighborhood Commercial District, on Market Street at

Caétro, is situated at the border of the Eureka Valley, Buena Vista, and Duboce Triangle

neighborhoods. Upper Market Street is a multi-purpose commercial district that provides .

limited convenience goods to adjacent neighborhoods, but also serves as a shopping street
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for a broader trade area. A large number of offices are locéted on Market Street within easy
transit access to downtown. The width of Market Street and its use as a major arterial diminish
the perception of the Upper Market Street District as a single commercial district. The street
appears as a collection of dispersed centers of cbmmercial activity, concentrated at the
infersections of Market Street with secondary streets. |

This district is well served by transit and is anchored by the Castro Street Station of the
Market Street subway and the F—Mérket historic streetcar line. The F, K, L, and M streetcar
lines traverse the district, and the Castro Station serves as a transfer point between light rail
and crosstown and neighborhood bus‘lines. Additionally, Market Street is a primary bicycle
corridor. Residential barking is not requiréd and generally limited. Commercial establishments |
are discduraged or prohibited from building accessory off-street parking in order to preserve
the pedestrian-oriented character of the district and prevent attracting auto traffic. There are
prohibitions on access (i.e. driveways, garage entries) to off-street parking and loading on
Market Street to preserve and e'hhance the pedestrian-oriented character and transit function.

The Upper Market Street district controls are designed to promote moderate-scale
development which contributes to the definition of Market Street'é design and character. They
are also intended to preserve the existing mix of commercial uses and maintain the livability of
the district and its surrounding residential areas. Large-lot and use development is reviewed
for consistency with existing development patterns. Rear yards are protected at residential
levels. To promote mixed-use buildings, most commercial uses are pérmitted with some
limitations above the second story. In order to maintain continuous retail frontage and.
preserve-a balanced mix of commercial uses, ground-story neighborhood-serving uses are
encouraged, and eating and drinking, enteﬁainment, and financial service uses are limited.

Continuous frontage is promoted by prohibitions of most automobile and drive-up uses.

Supervisor Wiener A
BOARD OF SUPERVISORS 228 Page 21




—

_— e
—

4

13
14
15
16
17
18
19
20
21
22
23
24

Housing development in new buildings is encouraged above the second story. Existing

upper-story residential units are protected by limitations on demolitions and upper-story

conversions. Accessory Dwelling Units are permitted on lots within the boundaries of Board of

Supervisors Disﬁict 8 pursuant to Subsection 207(c)(4) of this Code.

Table 721. UPPER MARKET STREET NEIGHBORHOOD COMMERCIAL DISTRICT

ZONING CONTROL TABLE
* k k% [ % % & kK ok kK % %
§ © |Upper Market Street
No. |Zoning Category
References | Controls by Story
§790.118 st  [2nd 3rd+
kK ok ok % R ok %

* * kX * Kk k ok * kK Kk - * k k%

RESIDENTIAL STANDARDS AND USES

ik k% % * Kk k%

ke k kK * X Kk * e * % ¥ *

Generally, up to 1 unit per 400 sq.

. " [ft. lot area #
%21.91 Dwelling Unit Density 1§88 207
: _ ~ § 207(c)

SPECIFIC PROVISIONS FOR UPPER MARKET STREET

NEIGHBORHOOD COMMERCIAL DISTRICT

Article 7 |Other

Code Code Zonina Cont

Section |Section on.mg ontrols
Supervisor Wiener 299
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1721.91 | § 207(c)(4)

ACCESSORY DWELLING UNITS

Boundaries: Board of Supervisors District 8 extant on July 1 , 20135,

9§ 721, ' Controls: An “Accessory Dwelling Unit,” as defined in Section 102 and

meeting the requirements of Section 207(c)(4.) is permitted to be

constructed within an existing building zoned for residential use or

within an existing and authorized auxiliary structure on the same lot,

SEC. 726. VALENCIA STREET NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT.

The Valencia Street Commercial Transit District is located near the center of San

Francisco in the Mission District. It lies along Valencia Street between 14th and Cesar Chavez

(Army) Street, and includes a portion of 16th Street extending west toward Dolores Street.
Thé commercial area provides a limited selection of convenience goods for the residents of
sections of the Mission and Dolores Heights. Valencia Street also serves a wider trade area
with its retail and wholesale home furnishiﬁgs and appliance outlets. The commercial district
also has several automobile-related businesses. Eating and drinking establishments
contrfbute to the street's mixed-use character and activity in the evening hours. A number of
upper-story prqfessibnal and business offices are located in the district, some in converted
residential units. ‘ ‘

The Valencia Street District has a pattern of large lots and businesses, as well as a
sizable number of upper-story residential units. Controls are designed to permit moderate-
scale buildings and uses, protecting rear yards above the ground story and at residential
levels. New neighborhood-serving commercial development is encouraged mainly at the
grounq story. While offices and general retail sales uses may locate at the second story of
new buildings under certain circumstances, most commeréial uses are prohibited above the '

second story. In order to protect the balance and variety of retail uses and the livability of

Supervisor Wiener
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adjacent uses and areas, most eating and drinking and ehtertainment uses at the ground
stdry are limited. Continuous retail frontage is promoted by prohibiting drive-up facilities, some
automobile uses, and new nonretail commercial uses. Parking is not requiréd, and any new
parking is required to be set back or below ground. Active, pedestrian-oriented ground floor
uses are required.

H.ousing'deveiopment in new buildings is encouraged above the ground story. Housing
density is not controlled by the size of the lot but by requirements to supply a high percentage
of larger units and by physical énveiope controls. Existing residential units are protected by
prohii)itions on upper-story conversions and limitations on demolitions, mergers, and
subdivisions. Given the area's central location and accessibility to the City's transit network,

accessory parking for residential uses is not required. Accessory Dwelling Units are permitted

within the district pursuant to Subsection 207(c)(4) of this Code.

Table 726. VALENCIA STREET NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT

ZONING CONTROL TABLE
Rk kk  Hokkk e &k ok A
§ . Valencia Street Transit

No. Zoning Category S
References | Controls by Story

§790.118  [fst ond 3rd+

% * &k % * % Kk % * k k¥ k k% & * x k % X k Kk ok

RESIDENTIAL STANDARDS AND USES

k kK k k k * * * k% * [k %k k% e * % % % * * %

| No density limit #
726.91 [Dwelling Unit Density S5 207 § 207(c)

J
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ke k k% k * Kk & i * Kk Kk * ke k k% * k %k & * k * %k

' SPECIFIC PROVISIONS FOR THE VALENCIA STREET
NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT

Articie 7 [Other
Code Code Zoning Controls

Section Section

Ik Xk ® ® R kxR [k % & %
ACCESSORY DWELLING UNITS
Boundaries: Board of Supervisors District 8 as extant on July 1, 2015.
§$ 726,
S Controls: An “Accessory Dwelling Unit, ” as defined in Section 102 and
726.91 : ,

207(c)(4) Imeeting the requirements of Section 207(c)(4), is permitted to be

constructed within an existing building zoned for residential use or

within an existing and authorized auxiliary structure on the same lot.

SEC. 728. 24TH STREET - NOE VALLEY NEIGHBORHOOD COMMERCIAL DISTRICT.

The 24th Street — Noe Valley Neighborhood Commercial District is situated aloﬁg 24th
Street between Chattanooga and Diamond in the Noe Valley neighborhood of central San
Francisco. This daytime-oriented, multi-purpose commercial district provides a mixture of
convenience and comparison shopping goods and sefvices to a predominantly local market
area. It contains primaﬁly retail sales and personal services at the street level, some office
uses on thel second story, and residential use almost exclusively on the third and upper
stories. | _

The 24th Street — Noe Valley District controls are designed to allow for development
that is -compatible with the existing small-scale, mixed-use neighborhood commercial
character and surrounding residential area. The small scale of new buildings and.

neighborhood-serving uses is encouraged and rear yard open space corridors at all levels are -

Supervisor Wiener ‘
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protected. Most commercial uses are directed to the ground story and limited at the second

story of new buildings. In order to maintain the variety and mix of retail sales and services

" along the commercial strip and to control the problems of fraffic, congestion, noise and late-

night activity, certain potentially troublesome commercial uses are regulated. Eating and
drinking establishments require conditional use authorization, and ground-story entertainment
and financial service uses are restricted to and at the ground story. Prohibitions on drive-up
and most automobile uses help prevent additional traffic and parking congestion:

Housing devélopment in new buildings is encouraged above the ground story. Existing

housing units are protected by prohibitions on upper-story conversions and limitations on -

demolitions. Accessory Dwelling Units are permitted within the district pursuant to Subsection

207(c)(4) of this Code.

Table 728. 24TH STREET — NOE VALLEY NEIGHBORHOOD COMMERCIAL DISTRICT
ZONING CONTROL TABLE

kok ok k Pk RK ke % kK

§ 24th Street — Noe Valley

No. Foning Category
: References Controls by Story

§ 790:118 1st 2nd 3rd+

* % % % [* % % % * % % % * k %k % % &k k % * % % %

RESIDENTIAL STANDARDS AND USES

* * k K % k k% . % % k% ¥ & % * * k % % » x % % k

' Generally, up to 1 unit per 600 sq.
728.91 Dwelling Unit Density § 207 ft. lot area #

§ 207(c)
* * k & ik k k% ik k k% * % K X k Kk Kk K % Kk k%
Supervisor Wiener
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SPECIFIC PROVISIONS FOR THE 24TH STREET — NOE VALLEY

NEIGHBORHOOD COMMERCIAL DISTRICT

Article 7 {Other

(s;ggt?on ggggon Zoning Controls

e & & % e % % % e % % %
4CCESSORY DWELLING UNITS

§ 728 Boundaries: Board of Supervisors District 8 as extant on July 1, 2015.

728.12, S \Controls: An “Accessory Dwelling Unit,” as defined ‘in and meeting the

[728.91 207(c)(4) \requirements of Section 207(c)(4), is permitted to be constructed within
an existing building zoned for residential use or within an existing and
aquthorized auxiliary structure on the same lot.

SEC. 731. NCT-3 — MODERATE-SCALE NEIGHBORHOOD COMMERCIAL TRANSIT
DISTRICT.

NCT-3 Districts are transit-oriented moderate- to high-density mixed-use

1| neighborhoods of varying scale concentrated near transit services. The NCT-3 Districts are

mixed use districts that support neighborhood-serving commercial uses on lower floors and
housing above. These diétricts are well-served by public transit and aim to maximize -
residential and commercial opportunities on or near major transit services. The district's form
can be either linear along transit-priority corridors, concentric around transit stations, or
broader areas where fransit services criss-cross the neighborhood. Housing density is limited
not by lot area, but by the regulations on the built envelopé-of buildings, including height, bulk,
setbacks, and lot coverage, and standards for residential uses, including open space and
exposure, and urban design guidelines. Residential parking is not required and gene.rally
limited. Commercial establishments are discouraged or prohibited from building accessory off-

street parking in order to preserve the pedestrian-oriented character of the district and prevent

Supervisor Wiener
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attracting auto traﬁic. There are prohibitions on access (i.e. dri\ieways, garage entries) to off-
street parking and'iééding on critical stretches of NC and transit streets to preserve and
enhance the pedestrian-oriented character and transit function. |

NCT-3 Districts are interided in most cases to offer a wide variety of comparison and
specialty goods and services foa population greaier than the immediate neighborhood,
additionally providing convenience goods and services to the surrounding neighborhoods.
NCT-3 Districts include some of the longest linear commercial streets in the City, some of
which have continuous retail development for many blocks. Large-scale lots and buildings and
wide streets distinguish the districts from smaller-scaled commercial streets; although the
districts may include smail as \ive.li as‘moderately scaled lots. Buildings may range in height,
with height limits varying from four to eight stories.

NCT-3 building standards permit moderately large commercial uses and buildings.
Rear yards are protected at residential levels.

A diversified commercial environmént is encouraged for the NCT-3‘ District, and a wide
variety of uses are permitted with special emphasis on neighborhood-serving businesses.
Eating and drinking, entertainment, and ﬁrianciai service uses generally are permitted with
certain limitations at the first and second stories. Auto-oriented uses are somewhat restncted
Other retail businesses, personal services and offices are permitted at all stories of new
buildings. Limited storage and administrative service activities are permitted with some
restrictions.

Housing development in new buildings is encouraged above the second story. Existing
residential units are protected by limitations on demolitions and upper-story conversions.
Accessory Dwelling Units are permitted within the district pursuant to Subsection 207(c)(4) of this

Code.
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Table 731. MODERATE-SCALE NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT

k Kk ke ok

ZONING CONTROL TABLE
*® % k% e % & % [k % % % e % % %
s NCT-3
No. [Zoning Category
References | Controls by Story
§ 790.118 1st 2nd 3rd+

RESIDENTIAL STANDARDS AND USES

%k d % |k Kok K

%k % * * Kk kK e * * % ke * % *

731.91 Dwelling Unit Density § 207 applicable design guidelines,

No residential density limit by lot

area. Density restricted by physical

envelope controls of height, bulk,
setbacks, open space, exposure

~ fand other applicable controls of this

and other Codes, as well as by

applicable elements and area plans
of the General Plan, and design
review by the Planning Department.
8§ 207(c), 207.6 #

R L

k k K % ok ok ok

SPECIFIC PROVISIONS FOR NCT-3 DISTRICTS

Article 7 |Other
Code Code ina Control
Section [Section Zomng ontrols
731 ' ACCESSORY DWELLING UNITS
$207(c)(4)| . : .
731.91 \Boundaries: Board of Supervisors District 8 extant on July 1, 2015.
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Controls: An “Accessory Dwelling Unit,” as defined in Section 102 and

meeting the requirements of Section 207(c)(4) is permitted to be

constructed within an existing building zoned for residential use or within

an existing and authorized auxiliary structure on the same lot.

SEC. 733. UPPER MARKET STREET NEIGHBORHOOD COMMERCIAL TRANSIT
DISTRICT. ' |

The Upper Market Street Neighborhood Commercial Transit District is Iocated on
Market Street from Church to Noe Streets, and on side streets off Market. Upper Market
Street is a multi-purpose commercial district that provides limited convenience goods to
adjacent neighborhoods, but also serves as a shopping street for a broader trade area. A
large number of offices are located on Market Street within easy transit access to downtown.
The width of Market Street and its use as a major arterial diminish the perception of the Upper _
Market Street Transit District aé .a single commercial district. The street appears as a
collectioh of diépersed centers of commercial activity, concentrated at the intersections of
Market Street with secondary streets. |

This district is well served by transit and is anchored by the Market Street subway (with
stations at Church Street and Castro Street) and the F-Market historic streetcar line. All light-
rail lines in the City traverse the district, including thé F,J, K L, M, and N, and additional key
cross—toWn transit service crosses Market Street at Fillmore and Castro Streets. Additionally,
Market Street is a primary bicycle corridor. Housing density is limited not by lot area, but by
the regulations on the built envelope of buildings, including height, bulk, setbacks, and lot
coverage, and standards for residential uses, including open space and exposuf’e, and urban
design guidelines. Residential parking is not required and generally limited. Commercial

establishments are discouraged or prohibited from building accessory off-street parking in

Supervisor Wiener
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order to preserve the pedestrian-oriented character of the district and prevent attracting auto
traffic. There are prohibitions on access (i.e. driveways, garage entries) to off-street parking
and loading on Market and Church Streets to preserve and enhance the pedestrian-oriented
character and transit function. | '

The Upper Market Street district controls are designed to promote modérate—scale
developvment Which contrib}utes to the definition of Market Street's design and character. They
are also i.ntended to preserve the existing mix of commercial uses and maintain the livability of
the district and its surrounding residential areas. Large-lot and use development is reviewed
for consistency with existing development patterns. Rear yards are protected at all levels. To
promote mixed-use buildings, most commercial uses are permitted with some limitations
above the second story. In order to maintain continuous retail frontage and preserve a
balan‘ced mix of commercial uses, ground—stbry neighborhood-serving uses are encouraged,
and eating and drinking, entertainment, and financial service uses are Iimifed. Ground floor-
commercial space is required along Market and Church Streets. Most automobile and drive-
up uses are prohibited or conditional. |

Housing development in new buildings is encouraged above the second story. Existing
upper-story residential units are protected by limitations on demolitions and uppe‘t—story
convérsions. Accessory Dwelling Units are .permitt‘ed within the district pursuant to Subsection

207(c)(4) of this Code,

Table 733. UPPER MARKET STREET NEIGHBORHOOD COMMERCIAL TRANSIT
DISTRICT ZONING CONTROL TABLE

*kkk |k k% ek % * [k * & %

§ Upper Market Street Transit
No. [Zoning Category . .

References | Controls by Story
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§ 790.118

st ond

3rd+

LA A

h * k Kk

% % % %

[* % % % * Kk K ¥

% % * %

RESIDENTIAL STANDARDS AND USES

k k % k

ke Kk ok ok

* * Kk

* k K X * % % * 'k * k%

733.91 Dwelling Unit Density

§$ 207

- {No residential density limit by lot

area. Density restricted by physical
envelope controls of height, bulk,
setbacks, open space, exposure
and other applicable controls of this
and other Codes, as well as by
applicable design guidelines,
applicable elements and area plans
of the General Plan, and design
review by the Planning Department.
# .

§§ 207(c), 207.6

ik k Kk %

* * R %

ke ok ok ok

[ * % *

SPECIFIC PROVISIONS FOR THE UPPER MARKET STREET NEIGHBORHOOD

COMMERCIAL TRANSIT DISTRICT

Other

Article 7
cs:ggt?on ggggon Zoning Controls
‘ % & k % k kK K k %k *
ACCESSORY DWELLING UNITS
Boundaries: Boﬁrd of Supervisors Distrfct 8 extant on July 1, 20] 5.
: 733 Controls: An “Accessory Dwelling Unit, ” as defined in Section 102 and |
733.91 § 207(c)(4) meetfng the requirements of Section 207(c)(4). is permitted to be
constructed within an existing building zoned for residential use or
within an existing and authorizgzd auxiliary structure on the same lot.
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SEC. 738. GLEN PARK NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT.
The Glen Park Neighborhood Commercial Transit (NCT) District lies primarily along

Diamond Street from Chenery Street to Monterey Boulevard and Chenery Street from Thor

'Avenue to Castro Street an‘d includes adjacent portions of Wilder Street, Bosworth Street,

- Joost Avenue and Mbnterey Boulevard. The district is mixed use, with predominantly two and

three story buildings with neighborhood-serving commercial and retail uses on lower floors
and housing or offices above. The area is well-served by both local and regional transit
including the Glen Park BART station, Muni bus lines, and a Muni light rail stop (J-Church).

The Glen Park NCT is designed to protect and enhance the neighborhood's intimate
scale, walkability and "village" atmaosphere. Human-scaled buildings with neighborhood-
serving uses such as specialty retail stores, restaurants, and local offices are encouraged.
Building's may range in height, with height limits allowing up to three and four stories
depending on location. Rear yard corridors above the ground story and at residential levels
are generally preserved.

Commercial uses are encouraged at the ground story. Retail frontages and pedestrian-
oriented streets are protected by limiting curb cuts (i.e. driveways, garage entries) as well as
requiring groﬁnd floor commercial uses on por’cibns of Diamond and Chenery Streets. Housing
development is encouraged aboye the groun_d story. Housing density is not controlled by the
size of the lbt but by dwelling unit standards, physical envelope controls and unit mix
r_equiréments. Given the area's location and accessibility fo the transit network, accessory
parking for residential and commercial useé is not required. Any new parking is required to be

set back to support a pedestrian friendly streetscape. Accessory Dwelling Units are permitted

within the district pursuant to Subsection 207(c)(4) of this Code.
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Table 738. GLEN PARK NEIGHBORHOOD COMMERCIAL TRANSIT DISTRICT

ZONING CONTROL TABLE

* k¥ * % % % * L‘c*** g
, . S Glen Park Transit
No. [Zoning Category
, References | Controls by Story
§ 790.118 1st 2nd 3rd+

kK ok *

2

ik k k % k Kk k% % k k % ek k ok

RESIDENTIAL STANDARDS AND USES

ek k Kk

% Kk k *

h ok k Kk ik k kK% i * k&

*x %k % %

738.91

Dwelling Unit Density

No residential density limit by lot
area. Density restricted by physical
envelope controls of height, bulk,
setbacks, open space, exposure
and other applicable controls of this
and other Codes, as well as by
applicable design guidelines,
applicable elements and area plans
of the General Plan, and design
review by the Planning Department.
M.

§§ 207(c), 207.6

§$ 207

* * K %

% * % *

% k * % % % & %

- SPECIFIC PROVISIONS FOR THE GLEN PARK NEIGHBORHOOD COMMERCIAL

TRANSIT DISTRICT
rl-\rticle 7 |Other
Code Code ina Control
Section [Section Zoning Controls
738 ACCESSORY DWELLING UNITS
IS 207(c)(4)
738.91 Boundaries: Board of Supervisors District 8 extant on July 1, 2015.
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Controls: An “Accessory Dwelling Unit.” as defined in Sectio_n 102 and

meeting the requirements of Section 207(c)(4), is permitted to be

constructed within an existing building zoned for residential use or

Wwithin an existing and authorized auxiliary structure on the same lot.

Section 6. The Administrative Code is hereby amended by revising Section 37.2, to
read as follows: |
CHAPTER 37: RESIDENTIAL RENT STABILIZATION AND ARBITRATlON ORDINANCE
SEC. 37.2. DEFINITIONS. |

(r) Rental Units. All residential dwelling units in the City and County of San Francisco
together with the land and appurtenant buildings thereto, and all housing services, privileges,
furnishings and facilities supplied in connection with the use or occupancy thereof, including
garage and parking facilities.

| Garage facilities, parking facilities, driveways, storage spaces, laundry rooms, decks,

patios, or gardens on the same lot, or kitchen facilities or lobbies in single room oécupancy

(SRO) hotels, supplied in connection with the use or occupancy of a unit, may not be severed

from the tenancy by the landlord without just cause as requiréd' by Section 37.9(a). Any

severance, reduction or removal permitted under this Section 37.2(r) shall be offset by a
corresponding reduction in rent. Either a landlord or a tenant may file a petition with the Rent
Board to determine the amount of the rent reduction.
The term “rental units” shall not include:
(4) Except as provided in Subsectidns (A), (B) and (C), dwelling units whose

rents are controlled or regulated by any government unit, agency or authority, excepting those
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unsubsidized and/or unassisted units which are insured By the United States Department of
Housing and Urban Development; provided, however, that units in unreinforced masonry
buildings which have undergone seismiic strengthening in accordance with Building Code
Chapters 16B and 16C shalllremain subject to the Rent Ordinances to the extent that the
ordinance is not in conflict with the seismic stréngthehing bond program or with the program'’s
loan agreements or with any regulations promulgated thereunder; .

* % % %k

(D) The term “rental units” shall include #x-Lew Accessory Dwelling Units

constructed pursuant to Section 207(c)(4) 75 of the Planning Code and-the-Section-715-Zoning

Control-Table and that have received a complete or partial waiver of the density limits and/or

the parking, rear yard, exposure, and or open space standards from the Zoning Administrator
pursuant to Planning Code Section 307(l), provided that the building containing the f-Law

Accessory Dwelling Unit(s) or any unit within the building is already subject to this Chapter.

* % %k %

Section 7. Effective Date. This ordinance shall become effective 30 days after
enactment. Enactment occurs when the Mayor signs the ordinance, the Mayor returns the
ordinance unsigned or does not sign the ordinance within ten days of receiving it, or the Board

of Supervisors overrides the Mayor’s veto of the ordinance.

Section 8. Scope of Ordinance. In enacting this ordinance, the Board of Supervisors
intends to amend only those words, phrases, paragraphs, subsections, sections, articles,
numbers, punctuation marks, charts, diagrams, or any other constituent parts of the Municipal

Code that are explicitly shown in this ordinance as additions, deletions, Board amendment .

Supervisor Wiener . : . .
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additions, and Board amendment deletions in accordance with the “Note” that appears under

the official title of the ordinance.

Section 9. Severability. If any section, subsection, sentence, clause, phrase, or word of
this Section is for any reason held to be invalid or unconstitutional by a decision of any court
of competent'jurisdiction, such decision shall not affect the validity of the remaining portions of
the Section. The Board of Supervisors hereby declares that it would have passed this Section
and each and every section, subsection, sentence, clause, phrase, and word not declared
invalid or unconstitutional without regard to whether any o'ther portion of this Section would be

subsequently declared invalid or unconstitutional.

Section 10. Directions to Clerk. The Clerk of the Board of Supervisors is hereby
directed to submit a copy of this ordinance to the California Department of Housing and

Community Development within 60 days following adoption pursuant to Section 65852:2(h) of

the California Government Code.

APPROVER AS TO FORM:
DENNIS J|HERRERA, City Attorney

By: * /@/7% / ;/@%//@’/‘ Jap

JUDITH A. BOYAJIAN / 4
eputy City Attorney

n:\legana\as2015\1500617\01034927.doc
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FILE NO. 150804

- LEGISLATIVE DIGEST
(7/28/15 — Amended in Board)

[Planning, Administrative Codes - Construction of Accessory Dwelling Units - 8]

Ordinance amending the Planning Code to allow the construction of Accessory
Dwelling Units (ADUs, also known as Secondary or In-Law Units) within the boundaries
of Board of Supervisors District 8, and require the Planning Department to monitor the
‘'use of ADUs as short-term rentals; amending the Administrative Code to correct

- section references; 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 directing the
Clerk of the Board of Supervisors to send a copy of this ordinance to the California
Department of Housing and Community Development after adoption.

- Existing Law

Planning Code Section 102 has definitions for various uses. Section 207(c) establishes
exemptions to dwelling unit density limits for various types of projects. Subsection (c)(4)
allows Accessory Dwelling Units (ADUs), also known as Secondary Units or In-Law Units, to
be constructed within the built envelope of an existing building zoned for residential use or an
authorized auxiliary structure on the same lot within the Castro Street Neighborhood
Commercial District and surrounding area, and in a building undergoing mandatory seismic
retrofitting under the Building Code. An ADU cannot be constructed using space from an
existing Dwelling Unit.

Section 307 authorizes the Zoning Administrator to grant complete or partial waivers from the
Planning Code’s density, parking, rear yard, exposure or open space requirements to facilitate
construction of an ADU and the Planning Department is required to establish a system for
monitoring their affordability. If the ADU was constructed with a waiver of Planning Code-
requirements, it will be subject to the Rent Stabilization and Arbitration Ordinance (Chapter 37
of the Administrative Code) if the building containing the ADU or any unit within the building is
already subject to the Rent Ordinance.

Améndments to Current Law

Planning Code Section 102 is amended to add a definition for Accessory Dwelling Unit.
Section 207(c)(4) is amended to allow ADUs to be constructed anywhere within the
boundaries of Board of Supervisors District 8. An ADU may not be subdivided in a manner
that would allow the ADU to be sold or separately financed pursuant to any condominium
plan, housing cooperative, or similar form of separate ownership. For buildings undergoing
mandatory seismic retrofitting, a noncomplying structure may be expanded without needing a
variance and, if permitted by the Building Code, the building may be raised up to three feet to

Supervisor Wiener .
BOARD OF SUPERVISORS 246 Page 1



FILE NO. 150804

_create heights suitable for residential use on lower floors. The increase in height for buildings
undergoing mandatory seismic retrofitting is exempt from the notification requirements of
Planning Code Sections 311 and 312. The Zoning Control Tables for zoning districts within
the boundaries of District 8 are amended to refer to ADUs, and conforming technical
amendments are made to Planning Code Section 307 and the Rent Ordinance.

An applicant for construction of an ADU must disclose whether the applicant intends to use, or
authorize the use of, the ADU for Short-Term Residential Rentals, as that term is defined in
Administrative Code Section 41A.4, and the Planning Department cannot approve the
application unless the applicant has disclosed this information. The Department is required to
collect data on the use of ADUs as Short-Term Residential Rentals, and must use that data to
evaluate and enforce the requirements of Chapter 41A.

Background Information

San Francisco has long had a housing shortage. The housing market continues to be tight
and housing costs are beyond the reach of many households. Policy 1.5 of the City's 2014
Housing Element states that adding new units in existing residential buildings represents a
simple and cost-effective method of expanding the City’s housing supply. The State
Legislation has also declared, in Section 65852.150 of the California Government Code, that
second units in existing residential buildings are a valuable form of housing in California.

Permitting the creation of Accessory Dwelling Units in additional areas of the City that are
already dense and transit rich will provide additional housing without changing the built
character of these neighborhoods. It also “greens” San Francisco by efficiently using existing
buildings and allowing more residents to live within walking distance of transit, shopping, and
services.

n:\legana\as2015\1500617\01034981.doc
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AN FRANCISCO
PLANNING DEPARTMENT

July 16, 2015 .

Ms. Angela Calvillo, Clexk
Honorable Supervisor Scott Wienex
Board of Supecvisors

City and County of San Francisco

" City Hall, Room 244

1 Dr. Carlton B, Goodlett Place

. San Francisco, CA 94102

Re: Transmittal of Plarming Departrient Case Nmmber 2015.005464PCA:
’ Construction of Accessory Dwelling Unifs ih Supervisor District 8
Board File No. 150365 _
Planning Comumission Recommendation: Approval with Modification

Deaxr Ms. Calvillo and Supexvisor Wienex,

On July 16, 2015, thé San Frandisco Planging. Commission conducted duly noticed public hearing
at a regularly scheduled meeting to consider the proposed amendments to the Planning Code
introduced by Supervisors Wiener. At the heanng, the Planmng Comnussmn recommended
approval with modification of this Ordinance.

- The proposed smendments is covexed as an. Addendum to the 2004 and 2009 Hox;sing Element
" Final Environmental Impact Report under ‘Case No, 2015-005350ENV, pursnant to California
Environmental Quality Act{CEQA) Guidelines Section 15164. '

. Please ﬁnd attached domments relahng to the actions by the Commission. If you have any
questions or require further information please do not hesitate to contact me.

Sincerely,

Aaron D. Starr
Manager of Legislative Affairs

cc

Andrea Ausberry, Assmtant Clerk, Land Use and Bconomic Development Commlttee of the Board -

of Supervisoxs
. Judith Boyajian; City Attorney
Andres Power, Legislative aid to Supervisor Scott Wiener *

* . www.sfplanning.org
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1659 Mission 5t
Sufte 400

San Francisco,
CA941m-2478

Reception;
4155586378

Fax:
415.558.6409

Planaing ’

_ Infomation

415.558.6377



SAN FRANCISCO
PLANNING DEPARTMENT

1650 Misslon St
Sulte 400

Planning Commission Resolution No. 19418 - iz,
Planning & Administrative Code Text Ghange IR

Reseption:
HEARING DATE: JULY 16, 2015 _ 115 8585578
: Fax:
Project Nate: Constructon of Accessory Dwelling Units in 415:358.6403
Supervisorial District Fight ~ " . Planning
Case Number: 9015-005464PCA [Board File No. 15-0365] m";;‘;‘;% i
Initinted by: Supervisor Weiner Introduced June 2, 2015 -
Staff Contict: Kimia Haddadan, Legislative Affairs
Kimia haddadan@sfpov.org , 415-575-9068
Reviewedby: ~ Aaxon Starr, Manager Legislative Affairs

aaron.star@sfgov.oxg, 415-558-6362
Recommendation:  Recommend Approval with Modification

RECOMMENDING THAT THE BOARD OF SUPERVISORS ADOPT A PROPOSED ORDINANCE
AMENDING THE PLANNING CODE TO ALLOW THE CONSTRUCTION OF ACCESSORY-DWELLING
UNITS (ALSO KNOWN AS SECONDARY OR IN-LAW UNITS) WITHIN THE BOUNDARIES OF BOARD'

) OF SUPERVISORS DISTRICT 8; AIENDING THE ADMINISTRATIVE CODE TO CORRECT SECTION

, REFERENCES; AFFIRMING THE PLANNING DEPARTMENTS 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
DIRECTING THE CLERK OF THE BOARD OF SUPERVISORS TO SEND. A COPY OF THIS
ORDINANCE TO THE CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY
DEVELO PMENT AFTER ADOPTION.

WHEREAS, on Jun 2, 2015, Supexvisor Wieper introduced a proposed Ordinance under Board of
Supervisors (hereinafter “Board”) File Number 150365, which would amend the Planning Code to allow
accessory dwelling units in residential buildings within the boundaries of District 8; and,

WHEREAS, The Planning Conumsswn (hereinaftér "Cormmssmn”) conducted a dnly noticed public
hearing at a regularly scheduled meeting to consider the proposed Ordinance on]'uly 16, 2015; and,

WHEIiEAS, the proposed Oxdinance is covered as an Addex'ldﬁm to the 2004 and 2009 Housing Flement

Final Envirommental Impact Report under Case No, 2015-005350BENV, pursuant to California °
Enwvironmental Quality Act (CEQA) Guidelines Section 15164.

" WHEREAS, the Planning Commission has heard and considered the testimony presented to it at the
public hearing and has further considered written mhaterials and oral testimony presented on behalf of
Department staff and othex intexested parties; and )

ww-sfplénning.org '
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 Planning Commission Resolution No. 19418 : CASE NO. 2015-005464PCA
Hearmg Date July 16“’ 2015 . - Construction of Accessory Dwelling Units in
: Supervisorial District 8

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 Frandisco; and

WEEREAS, the Planning Commission has reviewed the proposed Ordinznce; and

MOVED, that the Planning Commission heréby recommends that the Board of Supervisors approve with
modifications the proposed ordinance. Specifically, the Commission recommends the following
modifications:

1. Create consistency in number of ADUs allowed per lot across different geographies so that the
controls for ADUs in District 8 be modified to align with District 3 controls: For buildings with 4
wunits or less only one ADU per lot would be allowed, and for buildings with more than four
units, density controls wonld not apply.

2. Expand the eligible geography within District 8 to include the buffer ateas around the associated
Supervisor's residences. )

3. Prohibit conversion of retal on the ground floor to ADUs.

FINDINGS

Having reviewed the materjals identified in the preamble above, and having heard all testimony and
arguments, this Commission finds, concludes, and determines as follows:

1. Allowing ADUs within existing residential buildings is 2 pragmatic infill strategy to create more
housing. This strategy is crucial for San Francisco’s housing market in multiple aspects. First, adding
apartments to existing, older housing stock complements the current housing development trendsin -
San Francisco, which primarily occurs on lots that are significanily underdeveloped or vacant.
Second, this-existing housing stock provides imited available rental housing to the market as many
of these buildings are also under rent control where the turnover rate of units for rental is generally
low. Lastly, this infill strategy would create more apartments in the areas of the uty that are already
built-out without changing the neighborhood character, increasing building heights or altering the

. built foro. Such small-scale residential infill could create additional homes for existing and future
San Franciscans spread throughout the city. '

2; ADUs are usually located on the ground floor in space that was previcusly nsed for parking or
storage, and 'as a result typically have lower ceilings heights. These units will also likely have less
light exposure due to smaller windows or windows facing smaller open areas, and side entrances due
to location of the unit on the lot. Such subordinate characteristics of ADUs result in lower rents
compared to the rental rates of a unit in a newly developed building. Further, the lower rents would
accommodafe populations that are not adequately being served by the market: younger households,
small families, senior and elderly individuals and so forth. Estimated rents for ADUs in District 3 or 8
would provide more rental housing affordable to these households earning 130% to 145% AML

H
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Planning Commission Resolutlon No. 19418 ‘ ' CASENO. 2015-005464PCA
Heanng Date: July 16", 2015 . Construction of Accessory Dwelling Units in
A Supervisorial District 8

3. The proposed Ordinances would allow ADUs throughout Districts 8; a right step to the xight -
" direction of small scale infill housing. Expanding the geographies where ADUs are allowed can
potentially provide fhousands of umits in axeas of the city that currently have very low available
rental housing on the market. '

4. Staff finds that ihe density controls for ADUs in seismic retrofit buildings are further aligned with the -
City's overall policy towards density confrols. In many areas of the City, a combination of form and
it type related requirements (height, biulk, rear yard, open space, and bedroom count requirernents)
control the mumber of units allowed per lot as opposed o a certain square footage per unit. Similarly,
the ADU controls in buildings undergoing seismic retrofitting establish form and 1mit size xelated
requirements in mid to large size buildings (five or more umits): that the ADU shonld stay within the
exdsting built envelope, and it should not take space from existing units. The proposed Ordinance in
District 3 already reflects this strategy for buildings with 5 or more units. For smaller buildings (4 ox
less units) however, recognizing the smoaller scale and character of these buildings and the
neighborhoods, it would only allow one ADU. Staff supports these controls and recomnmends that
District 8 ADU control alse be modified to adopt the more balanced density control strategies.

" 5. General Plan Compliance., The proéosed Oxdmance and the Corumission’s recommended
. modifications are consistent with the Objectives and Policies of the General Plan:

* OBJECTIVE 1
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE
CITY'S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING.

POLICY L5
Consider secondary units in community plans where there is netghborhood support and when

other neighborhood goals can be achieved, especla]ly if thathousmg is made permanently .
affordable to Jower-income households.

The proposed Ordinance would allow Accessary Duwelling um'ts within t!zc boundaries of District 8. Sm

FPrancisco 7s in deer need for more housing due to high demand pressures. Allowing ADUs within the exisiing

residentinl buildings is an infll housing strategy and would provide ome housing option among many oph’xm's

needed for San Francisco. This change in land use controls is not part of a community planning effort led by the .
Planning Department. However, the Commission listened. to the public comment and considered the outreach

completed by the Bonrd Meniber and finds that there is sufficient commumity support and potential to achieve

gonls in the public interest of the neighborhood, to warrant the undertaking of this cliange in this these arens;

OBJECTIVE 7

SECURE FUNDING AND RESOURCES FOR PERMANENTLY AFEORDABLE HOUSING,
INCLUDING INNOVATIVE PROGRAMS THAT ARE NOT SOLELY RELIANT ON
TRADITIONAL MECHANISMS OR CAPITAL.

POLICY 7.7

' Support housing fox middle income households, esyecmlly through pmgtams that do-not require
a direct public subsidy.

5 015C0 -
mmn NEPARTAENRT 3

251



.

Planmng Commission Resolutlon No 19418 CASE NO. 2015-005464PCA
Hearing Date: July 16", 2015 Construction of ‘Accessory Dwelling Units in
. Supervisorial District 8

ADUs are subordinate to the otiginal unit due to their size, location of the entrance, lower ceiling heights, etc. -
ADUs are mnticipated to provide a lower rent compared to the residential units developed in newly constructed
** buildings and therefore the proposed Ordinance would support housing for middle income households.

1. Planning Code Section 101 Findings. The proposed amendments to the Planming Code are
consistent with the eight Priority Policies set foxth in Section 101.1(b) of the Planning Code in
that

1. That existing neighborhood-sexving retail uses be preserved and enmhanced and future
opportunities for resident employment in and ownership of such businesses enhanced;

The proposed Ordinance would not have a négutz've intpact on neighborhood serving retail uses and
will not impact opportunities for resident emplo Jment in and ownership of nezghbarhood seramg'
retail,

2. ,That existing housing and neighborhood character be conserved and protected in oxdex to
preserve the cultural and economic diversity of oux neighborhoods;

The proposed Ordinance would not have g negative effect on housing or neighborhood character. The
new units would be built within the existing building envelope and t‘.hereforc would impose minimal -
impact on the existing housing and nezghbarhood character.

3. That the City's supply of affordable housing be preserved and enhanced;

The proposed Ordinance would not have an adverse eﬂie& on the City’s supply of affordable housing
" and aims to-create units affordable to middle income households. The ardmance would, 1f adopted,
tncrease the rumber of rent-conirolled unn‘s in San Francisco.

4, That commuter traffic not 1mpede MUN]J transit cervice or overburden our streets or’
neighborhood parking;

The propased Ordinance would not result,in commuter traffic impeding MLNI transit service or
overbuirdening the streefs ornezgkborhaod parking.

5. Thata dlverse economic base be maintained by px;otectmg our industrial and sexvice sectors
from d1sp1acement due to commercial office development, and that future opportumhes for
. resident employment and ownership in these sectors be enhanced;

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 'wuuld
. notbe impaired.

6. ‘That the City achieve the greatest possible preparedness to protect against injury and loss of life in an
carthquake; . .

1 FRANDISCO : .
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Planning Compission Resolution No. 10418 s CASE NO. 2015-005464PCA
_Hearing Date: July 16", 2015 Construction of Accessory Dwelling Units in

Supervisorial District 8

The proposed Ordinance would not have an. unpact on City’s preparedness aguinst f m]ury and loss of

life in an enrthauake,
That the landmarks and historic buildings be preserved;

The proposed Ordinance would not have a negative intpact on the City’s Landmarks and historic
buildings as the new units would be added wnder the guidance of local law and policy protecting
Historic tesotirces, when appropriate. Further, the additionsl income that may be gained by the
property ouner may enable the property owner to pursue a higher standard of maintengnce for the
building,

That our parks and open space and their access to sunhght and vistas be protected from.
development' .

The prupnsed Ordingnce would not have an inipact on the Clty s parks and open space and their access
to sunlight and vistas.

8. Planmng Code Section 302 Findings. The Planming Commission finds from the facts presented
that the public necessity, convenience and general welfare requxre the proposed amendments to
the Plannmg Code as set forthin Sectxonso?_

NOW THEREFORE BE IT RESOLVED that the Cornmission hereby recomnends that the Board ADOfT
the proposed Ordinance with modifications as descxibed in this Resolution.

I hereby cextify that the foregoing Resoluhon was adopted by the Commission atits meetmg on Jaly 16,

2015,
Jonas P, Jonin

. Commission Secretary
AYES: Fong, Antonini, Richards, Jobmston,
NOES: ' ‘Wi, Moore
ABSENT: FHillis
ADOPTED:
WIS pearomer ~ : 5
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Executive Summary

Planning and Administrative Code Text Change
HEARING DATE: Jums 2015

Project Name: Construction of Accessory Dwelling Units in Superwsonal
. Districts Three and Eight
Case Number: 2015-005464PCA. [Board File No. 15—0365] & 2015-007459PCA.
. [Board File No. 15-0585]
Initistedby: . Supervisor Weiner .and Supervisor Chuistensont / Infroduced
- June?2, 2015
Staff Contact: Ximia Haddadan, Legislative Affairs
Kimia haddadan@sfgov.org , 415-575-9068
Revietwed by: Aaron Starr, Manager Legislative Affairs

. aaron.star@sfgov.org, 415-558-6362
Recononendation:  Recomumend Approval with Modification

" PLANNING & ADMINISTRATIVE CODE AMENDMENTS | ‘
The two proposed Ordinances would amend the Planming Code to allow the construction of

Accessory Dwelling Units {also known as Secondary or In-Law Units) within the boundares of |

Board of Supervisors Districts 3, and District 8 excluding any lot within 500 feet of Block 2623
Lots 116 through 154 amending the Administrative Code to correct section refererices; affirming

the Planning Deparitient’s determination under the California Environmental Quality Act; *

malking findings of consistency with the Genexal Plan, and the eight priority policies of Plarming
Code, Section 101.1; and directing the Clexk of the Board of Supervisors to send a copy of this
ordinance to the Cahfomm Department of Housing and Community Development after
adophon .

1

The Way It Is Now:

1. Cuxrently, San Francisco allows new ADUs in and within 1,750 feet of the Castro
NCD, and also in buildings that are undergoing voluntary or mandatory seismic
retrofitting, subject to the following conditions:

x  ADUs can only be built within the existing built envelope and cannot nse space
from an existing unit.
x  ADUs are exempt from certain provisions of the Planning Code such as rear

yard, open space, partial exposure, and parking through an administrative

‘waiver.

» If the original building is subject to rent contral, the AUD(s) would also be
_ subject to the rent controL. . )

www.sfplanning.org
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Execufive Summary ) CASE NO. 2015-005464PCA &2015-007459PCA
Hearing Date: July 16, 2015 Construction of Accessory Dwelling Units in District 3 and 8
1

x  TFor AUDs in buildings undergoing a seismic refrofit, buildings with four or
fewer umits are permitied ‘o have one ADU and buildings with 5 or more are
permitted o have an unlimited mumber of ADUs.

- For ADUs in or within 1,750 feet of the Castro NC District, buildings of 10 umits
or less can add one ADU, and buildings with 11 or more wnits can add up to two
ADUs. ‘

2. Tn zoning districts with density controls in District 3, new ADUs are not
. permitted.
3. The Definition of an ADU is located in Section 207.
When adding an ADU in buildings undergoing seismic reﬁoh’ctmg, the bmldmg

can be raised fhree feet fo create the height smtable for residential use,

The Way It Would Be:
1. ADUs would be permitted th:coughout District 8 subject to the same controls listed.
above; depending on whether or not it was a seismic retrofit building,
. 2. ADUs would be permitted fhroughout District 3 subject to the same controls for ADUs in
i seismic retrofit buildings.
3. The definition of an ADUs would be moved to-Section 102 of the Plarming Code
4 ¥or ADUs in buildings vndergoing seismic retrofitting, it would be darified that in cases
of raising the building for a maximum of three feet: a) notification requirements of
Section 311 and 312 would not apply, and b) a varance is not required if expanding a
. noncomplying structure,

Bxhibit A shows the areas affectedby the two Proposed Ordinances,

BACKGROUND

T his State of the City speechin ]'anuary 2014, Mayor Lee admowledged ahousmg shortage and,
established a seven point plan for housing, one of which focuses.on building “moxe affordable
housing, faster”. Tn the midst of this crisis for-housing affordable to low or middle income
households, a variety of housing policies axe needed to achieve the City’s housing goals,

ADUs within- exdsting residential buildings have been an idea promoted by the State and
employed by many local jurisdictions? in California to meet affordable housing needs, Academic
research and published reports have identified the benefits of ADUs for more than two decades,

The California Depdriment of Housing and Copnrmimity Development identifies multiple
potential benefits that ADUs can offer to commumities, including; an mq_:ortant source of
affordable housmg, easing a rental housing deficit, maximizing limited land resources and

1 Examples are Santa Cruz; Berkeley, Los Angeles, San. Luis Obispo.
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exdsting infrastructiice, and assisting low and moderate-income homeowners with supplemental
income?

VWhat is an Accessory Dwelling Unit?

An ADU js a residential unit added to an existing building or lot with an existing residential use
that is subordinate to the other residential units due o its smaller size, location, location of the
entrance, low ceiling heights, less light exposure, and so forth. Also known as secondary units,
in-law units, or grarmy flats, ADUs are generally developed using uninhabited spaces within a
lot, whether a garage, storage, rear yaxd, or an atfic. These units are entirely independent from
the primary uwit or units, with independent kitchen, bathroom, sleeping facilities, and access to
the street; however, they may share laundry facilifies, yards, and oﬂmer traditional types of
COIMIMON SPaces mﬂlﬂxepnmary unii(s). :

In 2014, Ordmance 0049‘14 created a deﬁmb.an in the Planning Code for an ADU, This definition
aligns with the concept of an ADU described above, with a specific restriction that an ADU is a
nnit added within the existing built envelope as it existed three years prior to application of
building permit for the ADU.

San Francisco’s Policy for.Adding Dwelling Units in Existing Residential Buildings

Many residential properties in the city include fewer wmits than the zoning controls already allow
(Exhibit B). Property owners of these lots can simply apply for a permit to add a unit. Since these
1mits are added to an existing building, it is likely that they wére treated as an Infill of an existing
umsed space: smaller in size, subordinate Jocation on the lot, potential lower ceiling, Also, in late
2000s after many years of community planning, the City rezoned large areas of the City as a
result of the Eastern Neighborhoods, Market Octavia, and Balboa Area Plans. These efforts
removed mumerical density limits that restrict the mumber of units per lot in, these districts.
Instead, the number of units is controlled through height, FAR, and open space, réar yard, and
exposure requirernents. Jn the absence of traditional density limits, propexty owners are now able
to add units to the existing buildings as Iéng as other Planning Code requirements are met. Mamy
of these units seek variances from some FPlanming: Code requirements such as open space, rear
yard, and exposuxe. In the past five years, only about 300 umits were added through one-unit
additions. )

The City has also allowed the addition of new units beyond density Ymits. In 1978, the City
created a new zoning district, REF-1(S), to allow secondary units limited to 600 square feet in
single-family homes; however, only about 40 parcels fall under this zoning category. More than
fhree decades later, the City expanded on this effoxt. First was the legalization of illegal units;
. units built without the benefit of permit and may be in excess of density limits, The Asian Law
Caucns carried out a report on such units in the Excelsior Neighborhood in San Frandisco, This *
. report suggested that “secondary units are home to tens of thousands of San Francisco residents”,
while acknowledging the uncertainty of this statement due to the hidden nature of the units as

2 California DePax.:hnEn‘c of Honsing and Commuriity Development, Memorandum for Planning Directors and Interested

Parties, August 6, 2003; http://www.hed.ca gov/hpd/hpd memo abl866.pdf retrieved on Jarmiary 29, 2014,
SAN FRANGISGO . ) . 3
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illegal units®, As a response to this issue, Supervisor Chu sponsored an ordinance (Ordinance
0043-14) that created a path for owners to legalize-existing tnits built without permits beyond the
_ density limifs. Since the start of this voluntary § program in May 2014, the City has received over
200 permit apphx:aﬁons for the Jegalization program. Also, in 2014, two othex new programs
related to ADUs were adopted. Ordinance 0049-14 allowed new ADUs in the Castro District over
the exsting density limit, followed by Ordinance 003-15 that expanded this provision to
buildings undergoing voluntary or mandatory seismnic retrofitting (Exhibit B).
These Ordinances signify d tuming point int the City’s housing policy towards ADUs, a major
change from previously requiring removal of illegal units to allowing additional tmits beyond the
established density.

-ISSUES AND CONCERNS

ADUs An lnﬁll Housmg Strategy

Allowing ADUs within existing residential buildings is a pragmatic infill strategy to create moxe
housing, This strategy is crucial for San Frandisco’s housing market in multiple aspects. First,
adding apartments to existing, older housing stock complements the current housing
development trends in San Francisco, which prmarily occurs on, lots that are significantly
undexdeveloped or vacant. ADUs would allow moze efficient use of land within omx existing
housing stock as the majority of the city’s residential properties are already developed and are
wnlikely to be redeveloped in mear or long-term future, Second, this exdsting housing stodkc
provides limited available rental housing to the market as many of these buildings are also under
rent control where the turnover rate of units for rental is generally low. Exhibit C shows the
concentration of rental listings in the past year* indicating low volumes of units available on the
market for xent in miost of the ity except for areas in, SoMa, lower Nob Hill, or parts of the
Mission. New ADUs would provide more rental units on the market in these areas with low
availability. Lastly, this infill strategy would create more apartments in the areas of the : city that
are already built-out without changing the neighborhood character, increasing building heights
or altering the built form. Such small-scale residential inffit could create additional homes for
existing and futuTe San Pranciscans spread ﬂu:ougimut the city.

The proposed Ordinances would allow ADUs throughout Districts 3 and §; a right step to the
right direction of srall scale infill housing. Expanding the geographies where ADUs are allowed,
can potentially- provide thousands of units in-areas of the dty that currently have very low
available rental housing on the market.

ADUs: Middle Income Housing
Despite the boom in development with about 7, 000 1mits currently uIldEC construction, the city’s
rental market remains the most acpa\s.ve in the nation. Tmha, an online zeal estate servu:e,

8 Asmn Law Caucus, Out Hidden Commumities: Secondary umit households in the Excelsior Nelghborhood of San
Francisco, March 22, 2013.

4 Data scraping from Padmapper from Januaxy to June 2015
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publishas a trend report that puts San Francisco rents as the highest in the nation, easily out
pricing New Yorks, Trulia also published a map of median asking rents in recent listings by
neighborhoods, which ranges up to about $3,750 per bedroom¢, The median rent price for a1
bedroom apartment in San Francisco has been reported as high'as $3,500 by Zumper.? Within
District 8 the median price for a 1 bedroom ranges from $2,810 in Glen Park to $3,650 in the
Castro. In District 3, the median rent for a one bedroom ranges from $3,040 in North Beach to
$3,995 in finandial district. However, the rental listings on this website primarily rely on units in
new development projects which are different than what an ADU would look like,

ADUs are usually located on the street level, potentially behind the garage, or a side entrance, -
possibly low ceiling heights or less light exposure. Looking at Craigslist rental listings for .
comparable units to an ADU indicates a lower average of $2,600 for such units in District 3 and
$2,700 in District 8.8 Staff estimates that a_one bedroom ADU created as a result of the two
proposed Ordinances would rent between $2,600 to- $2900 rent for a new one-bedroom
apartment: Assuming that rent is affordable to a household if they are spending less than 30% of
their gross income, such apartment would be affordable to a two-person household with a
combined income of between $104K to $116K equivalent to 130% to 145% of AMI,. For San
Francisco, this income level represents middle-income households who are today, more than
ever, feeling the pressure to leave the city for lower-renial markets in the Bay Area; therefore
ADUs can serve this section of the poyulahon who are currently poorly served by the new
development. -

Density Limits Waivers

Similar to previous Ordinances allowing ADUs, the proposed Ordinances allow waivers from
density limits. Ordinance 0049-14, allowing ADUs in the Castro, provided waivers from density
for one ADU in buildings of 10 units ox less and for two ADUs in buildings of more than 10 units.
" The proposed Ordinance for District 8 expands the same proposal to all parcels within District 8.
The proposed Ordinance for District 3, however, allows waivers from density for one ADU in
buildings of four units ox less, and a complete waiver from density in buildings of five units or
more. This proposal aligns with the ADU controls in buildings undergoing seismic retrofitting

5  Kolko, Jed; Chief Economist; Trulia  trends, ]'amxaxy 8%, 2015 Retdeved , fom
htp:/ivww. huhamg[hends[categogg[gnce—rent -monitors/ on January 8, 2015, . . )

§ Trulia, San Francisco Real Estate Overview, Retrieved at http://wew. mmw:m estate/San Franclsco—Cahformg,[ on
January 27, 2015

7 Zumper National Rent Report: June 2015, Relnevedﬁrom s:/fprove er.com/blog/2015/06/znmper-national-rent-
report-june-2015/ July 1¢, 2015."

8 These averages aré based on a limited pool of listing pulled at one time from Craigslist,
# Area Median Income (AMI) is the dolkir amount whexe half the populatipn eams less and half earns more.

b San  Prancisco Mayor's Office of Housing, Mmximum Rznt by Unit Type: 2015, htip/fwww.st
moh orgfmodules/showdocument. aspx?documentid=8
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where a complete waiver from density limits is a]lowed. The seismic reh:oﬁt progmm apphes
‘only to buildings of five units or more.

The Plarming Code imposes dms1ty limits in many areas of the city through either an absolute .
maximum nuumber of units per parcel (RH 1, RE-2, and RH-3) or limits based on the size of the
ot (RM-1~, RVF2, RM-3, etc). Waivers from density in these areas cannot currently be obtained
throngh any mechanism. However, removing density limits has been a strategy implemented in
San Francisco. o cértain areas of city (most of the mixed nse districts in the Mission, SoMA,
Potrero Hill, etc), the Flanning Code does mot maintain density Hmits throtugh suchi varizbles.
Tnstead the nnmber of units per lot is controlled by height, bulk, rear yaId, open space, and
bedroom count requirements. *

Ordinance 003-15, allowing ADUs in buildings undergomg seismic refrofitting, struck a balance
in the City’s policy towards dexnsity, in that tnder certain conditions the density limits on a lotis
removed. Those conditions include: 1) if new units are added within the existing built envelope
without taking space ftom existing units, and 2) if the buildings is mid to large scale (5 or more
units). . : :

Feasibility of ADUs

Adding an ADU within an existing building requires existing tminhabited space, typically on the

ground Hoar, usually a garage or storage space. Such space is not always available fn San.

Francisco buildings, especially the ‘older buildings without any garage. Other ownkers xnay not

favor removing garage spaces to add an apartment. Other factors can also prohibit owners from
deciding to add a unit: lengthy and complex permitting process, lack of familiarity with the

copstruction process, costs of constriction, lack of infexest for managing a rental apartment, and
so forth,

Based on these challenges, unit additions are not very comimon in San Francisco, despite the :
already existing vast potential for adding units within existing buildings thronghout the city.

" Ovyer 37,000 paxcels™ can add atleast on unit within the allowable density in residential buildings
ixi San Francisco (Exhibit D). Howeves, the Department receives unit additions permits for only a
very small fraction of that each. year. Since 2014 when the two ADU programs were established,
only three applications have been received: two ADUs in the Castro and one in a seismic J:eh:oﬁt
prograni.

To encourage more ADUs, the Deparm\mthas recently Pubhshed an ADU handbook developed
by a consultent, Tt is the Department’s hope that this handbook will help guide and encourage
homeowners that may have the ability to add an ADU to their building, but have been
discouraged in the past to do so. This handbook includes six prototypes of adding a it to an
existing building and summarizes the City xegulations that govern such permits, The Department
will publish this handbook in the coming weeks, This handbook also includes costs analysis for
adding a unit to a building. It found that on average an ADU could cost from $150,000 to

1 This nuariber includes that are density controlled lots that are underbuilt by at Jeast ohe unit to a maximum of five
units, as well as residential lots without density controls throvighout the city; it does not include the ADUs allowed.
beyond the density Jimits per the new Ordinances since 2014,
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$200,000. While this cost could make adding a wnit fivincially infeasible to many, it indicates that
with some investment a property owner could add a tmit to their buﬂdmg that would pay for
1tse1f within about five years.

leen many factors contributing to the feamb;.hty of an ADU, it is uncertain how many ADUs
could. potentially result from the two proposed Ordimances. Despite this, staff used a
methodology to approximate such a mumber in Exhibit B. ADUs resulting from these two
Ordinances or any umit additions throughout the city would be added mm:ementally and spread
out in different residential blocks

. Application of Rent Control Regulations

San Francisco Residential Rent Stabilization and Airbitration Ordinance®? (Rent Control Law)
regulates the existing housing stock in Sen Fraricisco, establishing xent increase constraints for
rental units in residential buildings built pxior to 1979. The Rent Control Law also protects the
tenants residing in these units against no-fault evictions, restricting evictions of these fenants to
only fourteen specified just causes. Similax to the previous ADU Ordinamces, the two proposed
Ordinances require that any new ADU constructed in a building with, units currently subject to
yent control would also be subject to rent control. Given that most of the buildings in these
districts eligible for adding ADUs were all built before 1979 it is safe to assume that the
overwhelming ma;m:l’cy13 of these buildings are subject to the Rent Control law.

This change would create the qpportunity fo increase the approximately 170,000 1its cunently
protected under Rent Control®, Jt would apply the anmual vent increase Hnits to these nits at a
regulated reasonable rate—helping ‘to ensure tenants won't become priced out of their umit
during an econonuic upttrn. The rent stabilization strategy of the City’s rent control law Yimits the
amount that the rent can be increased in rent-controlled units, stabilizing rental prices for the
tenants of such units, especially during economic booms like the one we are currenfly in.

The Planming Code already outlines the procedure through which an ADU would legally be
subject to the Rent Control law. This procedure includes an agreement between the City and the
property owner that would waive the unit from the Costa Hawkins Act, a State law that prohibits *
municipal xent control ordinances for buildings built after 1995. Under the Costa Hawlkins Act,
for buildings built after 1995, the property owner may establish the initial and all subsequent
rental rates. This agreement xepresents a condition for permitting an ADU, which is also being

- used when on-site inclusionary rental units are provided within a project.

Quality of Life Regulations

The Building, Fire, Housing, and Plarming Codes all regulate quahty of life standards in housing
umits in order to ensure habitability of residential units, While earthquake and fire safety =

12 Chapter 37 of the Administrative Code )
13 Condominiume and tenancy in Coromon buxldmg's are gwnexship units and not subject to the Rent Control Ordinance.

4 San Franciseo Rent Bonrd. http:/fwww.sfrh.orgfindex.aspx?page=940 Retrdeved on 2/1/14.°
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measures along with access to hght and air standards represent the minimum life and safety .
standards, Planming Code requirements regarding open space, exposuxe, and parking define the
quality of life beyond minimum habitation standards. Fistorically, applications for adding a unit
in areas that are already allowed sought variance from some of the Plarming Code requirements
such as open. space, rear yard, exposure, and parking. The two recent Ordinances that allowed
ADUs in the Castro or buildings indergoing seismic retrofitting provided a streamlined waiver
process from these requirements under the condition that the it is within the existing built
envelope. Similarly, the proposed Ordinances allow the Zoning Administrator (ZA) to waive
open space, rear yard, and parking requiremnents for these ADUs in District 3 or 8. Other City
policies such as'street trees and provision of bicycle parddng remain applicable fo these units.
Below is a stmmary discussion of how. such provision would facilitate ADUs without
_compromising the quality of life for ADUs,

Rear Yard- The existing rear yard in a building whert an ADU is added would remain
unchanged. In cases where the existing buildings are already non-conforming to fhe rear yard
requirements, this Ordinance would allow the new 1nifs to also be exempt from complying with

the rear yard requirements as well. These buildings were built prior to establishment of rear yard

" requirements and any added mit would offer sunilar quality of life levels as the e:astmgumts n
the building,

Expostire- Exposure requirements contribute significantly to quality of life as they regulate light
and air into residential space. While the Building Code regulates the size of windows, the
Planming Code regulates the size and quality of the open area to which the vindows face. Tn
existing buildings brilt-prior to the Plarming Code exposure requirements, it is usually infeasible
to provide a code compliant open area for exposure purposes, Allowing flexibility in the size of
the opén area would not harm Hvability of ADUs and may be critical o ensuring these units are -
built. The two mostrecent ADU ordinances allowed such.open area to be 15’ by 15",

Parking- The provision to waive parking requirements would facilitate ADUs in two ways: Fixst,
it would allow removing an existing required parking space to provide space for an ADU.

Second, if two ox.more-ADUs are proposed on a lot, the parking requirement can also be waived.
Tt is imporiant to note that currently, the Planning Cede does not require parking space if only
one unit is being added to an existing building.

In a typical new constwuction project, an average cost of a poditm parking spot has 'been reported
nearly $30,000 per space’s, In the case of new ADUs, while this cost can be lower due to the
existing structure, maintzining a parking Yequirement for these tnits would stil likely render
new ADUs as infeasible. Given the goal of streamlining and facilitating earthquake resilience in
this Ordinance, parking waivexs are appropriate and necessary. San Francisco has advanced a
‘tramsit fixst policy that aligns with providing housing without off-street parking,

" 5 Seifel Consulsting Tne, Inclusmnaxy Housing Financiel Analysls Decercber 2012, Report prepared for San Francisco,
,” Mayor’s Office of Housing, page 15.
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" 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:

RECOMMENDATION

The Department recomimends that the Commission xecommend approval with modifications of
the proposed Ordinance and adopt the attached Draft Resclution to that effect. The proposed
modifications are as follows: |

1. Create consistency mnumber of ADUs allowed pex lot across different geographies.
2. Expand the eligible geography within District 8 to include the buffer areas around the
associated Supervisor's residences.

BASIS FOR RECOMMENDATION

The Department supports the recommendations of these two Ordinances. San Francisco and the
Bay'Area region is in dire nieed for moze  housing given the significant increase in number of jobs
in the xegion. ADUs represent one housing strategy among many that the City is promoting to
facilifate a varety of housing options. Allowing ADUs represent a small-scale infill housing
strategy that complements corrent development. This strategy would create potential to add new
homes to properties that otherwise would not have any development potential, efficiently using
unoccupied space in existing buildings as a resource to provide moxe housing.

ADUs are usually located on the ground floor in space that was previously used for parking or
storage, and as a result typically have lower ceilings heights, These units will also likely have less
light exposure dué to smaller windows or windows facing smaller open areas, and side entrances
due to-location of the unit on the lot Such subordinate charactetistics of ADUs result in Jower
rents compared to the rental rates of a unit in a newly developed building. Purther, the lower
rents would accommodate populations that are not adequately being served by the market:
youngex households, small families, senior and elderly individuals and so forth. Bstimated rents
for ADUs in District 3 or 8 would provide more rental housmg affordable to these households
earning 130% to 145% AML

The followmg is the basis for the Department’ s recommended modlﬁcahons.

1. Create consistency in numbex of ADUs allowed per lot across different geographies- -
Staff recommends that the controls for ADUs in District 8 be modified to align with
District 3 controls: For buildings with 4 units or less only one ADU per lot would be
allowed, and for buildings with more than four units, density controls would not apply.
As proposed, the controls for ADUs in District 8 differ from ADUs in District 3 in terms
of number of ADUs allowed per lot. The same difference exists in the existing regnlations
for ADUs in buildings undergoing seismic retrofitting compared to ADUs in the Castro.
Staff finds that the density controls for ADUs in seismic retrofit buildings are furthex
aligned with the City’s overall policy towards density controls, In many areas of the City,
a combination of form and unit type related requirements (height, bulk, rear yard, open
space, and bedroom count requirements) control the number of units allowed per Iotas
opposed to a certain square footage per unit. Similarly, the ADU controls in buildings

AN FRANCISCE '
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undergoing seismic retrofitfing establish form and unit size related requirements in mid
to large size buildings (five or more units): that the ADU should stay within the existing
built envelope, and it should not take space from existing units. The proposed Ordinance
in District 3 already reflects this strategy for buildings with 5 or more units. For smaller
buildings (4 or less units) however, recognizing the smaller scale and character of these
buildings and the neighborhoods, it would only allow one ADU. Staff supports these
controls and recommends that District 8 ADU control also be modified to adopt the more
balanced density control strategies.

Expand the eligible geography within District 8 to incorporate the buffer areas around
the associated Supervisor's residences cuurently excluded from the program. The
proposed Ordinance in District 8 excludes properties within a 500 buffer around the
_residence of Supervisor Wienex sponsoring the legislation. These areas were excluded
due 1o the California Political Reform Act that précludes the ability of officials to
participate in decisions that affect their financial interests. Staff finds that applying the

- ADU controls to the entirety of the district would serve the broader public interest.
Expanding the ADU controls o inchude this area would enable application of the
proposed provisions fairdy and consistently throughout the District.

CASE NO. 2015-005464PCA &2015-007459PCA
Construction of Accessory Dwelling Units in Disfrict 3 and 8

ENVIRONMENTAL REVIEW

The proposed ordinace i5 covered as an Addendum to the 2004 and 2009 Housing Element Final
Environmental Fmpact Report under Case No. 2015-005350ENV, pussuant to California
Fnvironmental Quality Act (CEQA) Guidelines Section 15164.

PUBLIC COMMENT ) \

As of the date of this report, the Planning Department has not received any coxments about this
Ordinance.

' RECOMMENDATION: Recommendation of Approval with Modification ]

Atiachments:

Exhibit A: Affected Properties in the two Proposed Ordinances

Exhibit B: Areas where ADUs are already allowed

- Byhibit C: Concentration of Rental Listings in 2015

Exhibit D: Potential mumber of new ADUs

Hsdhibis B Draft Planning Cornmission Resolution for BF No. 15-0365

—Bxhibit F: Draft Planming Commission Resolution fox BE No, 15-0585

BschibitG:,  Draft Ordinance [Board of Supervisors File No. 15-0365]
Exdbit Draft Ordinance [Boaxd of Supervisors Bile No. 15-0585]
LA PrEmARTIaERY . . - .10
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Exhibit C: Concentration of Rental Listings from January to June 2015-(Source: Padmappey) .
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Exhibit D~ Potential number of new ADUS

Total Number of Parcels in District ' 5,780
Number of non-residential parcels , ~ ] 880
Number of parcels that may create ADUs under other ordinancest -570
Number of parcels with condominiums? - l ‘ ' -390
Estimate number of ren:}aining parcels with no garages® . -1,300

Estimate Number of Potenhal ADU Parcels in District 3

Approxxmate number of remaining 4 or less units buildings

" '| Approximate number of remaining five or more unit buildings* A | ous
Theoretical Maximm Potential of ADUs in District 3 (1,224 + 946*2) 3,116

Esﬁmate Number of Potential New ADUs in D1stuct 3 (3,116 x 0.25 = 779) 779 .

ADUs allowed in bufldings undergoing seismic retrofitting

% Due to the pwnership structure for condominiums In a building, staff antimpates that such bulldings would not
add ADUs.
.? Based on fleld survey in the Castro Area in 2014
* Based on past trends it is anticipated that buildings of five or more units would on average add a maximum of
two ADUs. :
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Total Number of Parcels in District 8 16,700
Number of non-residential parcels -540
Nun;ber of parcels that may create ADUs tinder other ordinan‘cés; -3,800
Number of paicels with condominitums ‘ -1,560
| Estimate number of remaining parcels with no garages -3,870

Approximate ntrmber of remaining 10 or less unit buildings

6,750
Afpxoﬁmaﬁe number of remafriing 11 or more unit buildings¢ 180

Theotetical Maximtum Potential of ADUs in District 8 (6750 +180%2)

D

5 ADUs allowed in buildings undergoing seismic retrofitting, or the Castro area.

© Based on past trends it is antidipated that buildings of five or more units would on average add a maximum of

two ADUs. * -
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City Hall
Dr. Carlton B. Goodleit Place, Room 244
" San Francisco 94102-4689
Tel. No. 554-5184
Fax No, 554-5163
TDD/TTY No, 554-5227

BOARD of SUPERVISORS

'MEMORANDUM

TO: Olson Lee, Director, Mayor's Off ce of Housing & Community Development '
Delene Wotf Executive Director, Rent Board .

FROM: Andrea Ausberry, Assistant Clerie, Land Use and Transponatlon Committee, Board
of Supervisors .

DATE: June 29, 2015

SUBJECT:  SUBSTITUTE - LEGISLATION INTRODUCED,

The Board of Supervisors' Land Use and Transpottation Committee has received the following
substitute legislation, infroduced by Supervisor Wiener on June 2 2015;

File No. 150365

Ordinance amending the Planning Code fo allow the construction of Accessory
Dwelling Units (also known as Secondary or In-Law Units) within the boundaries of
Board of Supervisors District 8; amending the Administrative Code to correct
section references; affirning the Planning Departinent’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 1014; and
directing the Clerk of the Board of Supervisors to send a copy of this ordinance to
the California Department of Housing and Community Development after adoption.

If you have any. additional comments or reports to be included with the fi le, please forward them to

me at the Board of Supervisors, City’ Hall, Room 244, 1 Dr. Cariton B. Goodleﬁ Place, San
Francisco, CA 94102.

c: . Sophie Hayward, Mayor's Office of Housing
Eugene Flannery, Mayor's Office of Housing
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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

BOARD of SUPERVISORS

June 28, 2015

File No. 150365

Sarah Jones

‘Environmental Review Officer
Planning Department

1650 Mission Street, 4™ Floor.
San Francisco, CA 94103

Dear Ms. Jones:

On June 2, 2015, Supervisor Wiener introduced the followif\g substitute legislation':
File No. 150365 -
Ordinance amending the Planning Code to allow the construction of Accessory
Dwelling Units (also known as Secondary or in-Law Units) within the boundaries
of Board of Supervisors District 8; amending the Administrative Code to correct
section references; 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 Plahning Code, Section 101.1; and
directing the Clerk of the Board of Supervisors to send a copy of this ordinance to

the California Department of Housing and Community .Development after
adoption. . ) ‘

This legislation is being fransmitted to you for environmertal review.
Angela Calvillo, Clerk of the Board' 4
- By: Andrea Ausberry, Assistant Clerk

Attachrnent

".cc:  Joy Navarrete, Environmental Planning
Jeanie Poling, Environmental Planning
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City Hall
Dr. Carlton B. Goodlett Place, Room 244
San Francisco 94102-4689
Tel No. 554-5184
¥ax No. 554-5163
TDD/TTY No.554-5227

BOARD of SUPERVISORS

June 29, 2015 .

Planning Commission

Attn: Jonas lonin

1650 Mission Street, Ste. 400
San Francisco, CA 94103

Dear Commissioners:
On June 2, 2015, Supervisor Wiener introduced the following substitute legislation:
File No. 150365

Ordinance amending the Planning Code to allow the construction of Accessory-
Dwelling Units (also known as Secondary or In-Law Units) within the boundaries
of Board of Supervisors District 8; amending the Administrative Code to correct
section references; 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
directing the Clerk of the Board of Supervisors to send a copy of this ordinance to
the California Depariment of Housing and Community Development after
adoption. . .

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: Andrea Ausberry, Assistant Clerk
Land Use and Transportation Commitiee

c.  John Rahaim, Director of Planning
Aaron Starr, Acting Manager of Legislative Affairs
AnMarie Rodgers, Senicr Policy Manager
Scott Sanchez, Zoning Administrator. o
Sarah Jones, Chief, Major Environmental Analysis
Jeanie Poling, Environmental Planning
Joy Navarrete, Environmental Planning
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BOARD of SUPERVISORS

TO:

FROM:

DATE:

‘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

MEMORANDUM

Olson Lee, Director, Mayor’s Office of Housing & Community Development
Delene Wolf, Executive Dlrector Rent Board

Andrea Ausberry, Assistant Clerk Land Use and Transportation. Commlttee Board
of Supervisors

July 24, 2015

SUBJECT: DUPLICATED - LEGISLATION INTRODUCED

The Board of Supervisors’ Land Use and Trahsportation Committee has received the following
substitute legislation, introduced by Supervxsor Wiener on June 2 2015 and Duplicated on July 20,

2015:

File No. 150804

Ordinance amending the Planning Code to allow the construction of Accessory
Dwelling Units (ADUs, also known as Secondary or In-Law Units) within the
boundaries of Board of Supervisors District 8, prohibit approval of an application for
construction of an ADU in any building where a tenant has been evicted under the
Ellis Act within ten years prior to filing the application, and prohibit an ADU from
being used for short-term rental; amending the Administrative Code to correct
section references; 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
directing the Clerk of the Board of Supervisors to send a copy of this ordmance to
the California Department of Housing and Community Development after adoption.

If you have any additional comments or repotts to be included with the file, please forward them to

me at

the Board of Supervisors, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San

Francisco, CA 941 02.

c:

Sophie Hayward, Mayor’s Office of Housing
Eugene Flannery, Mayor’s Office of Housing
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Kiis ang .

$ESPUR

San Francisco | San Jose | Oakland

Tuly 19, 2015

Land Use and Transportatic;n Committes
San Prancisco Board of Supervisors
1650 Mission Street, Suite 400

San Francisco, CA. 54103

RE;  Construction of Accessory Dwelling Units in Supervisoxial Districts 3 & 8
File Nos. 150365 and 150585°

Dear Supervisors Cohen, Wiener and Kim:

On behalf of SPUR, thank you for the opportanity to comment on the ordinances ;Allowing the

- construction of Accessory Dwelling Units (ADU) in Board of Supervisors Districts 3 and 8.

SPUR has long advocated making it easier to build or legalize ADUs in San

Francisco. Creating-ADUs helps add more homes across the city in 2 way that does not change
existing neighborhood character and has limited jmopact on neighborhood infrastructare, ADUs
also provide a subsidy-free path to provide housing units that are typically “affordable by
design" becanse of their size, location and physical constraints.

‘We support the expabsion of Supervisor Wiener’s Castro and seismic retrofitting ADU
ordinances to the entirety of Districts 3 and 8, which fncreases the potential for ADUs to help
expand the city’s housing sopply. We support planning staff s modifications that now include
the formerly-excluded area around 2 supervisor’s home and create consistency for the
allowable number of ADUs per propesty.

SPUR supports these ordinances and thanks Supervisors Wiener and Chrstensen fot their
leadership on this topic.

Please feel free to contact me if you have any questions.

Best,

Community Planning Policy Director

Ce: ' SPUR Board of Directors

Supervisor Christensen
SANFRARCISCO . EAN JDSE : OAKLAND .
654 Mission Street 75 South First Stree cfo Impact Hub Oakland
San Frandisco, CA 84105 San Josa, CA 95113 2323 Broadway
(415) 781-8726 (408) 636-0083 Oakland, CA 94612
: (510) 250-8210
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July 20, 2015 -

.Supervi'sor Malia Cohen, Chair

Land Use and Housing Committee
Board of Supervisors
5San Francisco, CA ~

RE: File No. 150365: Construction of Accessory Dwelling Units (Wiener)
File No. 150585: Construction of Accessory Dwelling Units (Christensen)

Chairperson Cohen and Members of the Committee:

We are writing as organizations that represent and assist hundreds.of tenants facing evictions and
displacement every year. We write to express our concerns about the twin propasals before the
committee today that would permit the construction of new “Accessory Dwelhng Umts” in Districts 3
and 8 within roughly the envelopes of existing apartment buildings.

We note we do not have an objection toa well designed program to allow the development of accessory ‘
units that does not negatively impact existing tenants and vulnerable populations, we are concerned
that this legislation does not meet that standard. As drafted, the present legislation does nothing to
protect existing residents against displacement and eviction spurred by the development of these new
units and does not assure that the newly constructed housing will in reality even become rental units.

" These glaring gaps in the proposals should be ‘addressed and corrected béfore they are presented to the
. full Board. At minimum, the legislation should provide that: {(a) ADUs should not be permitted in any

building within which there had been an Ellis Act, no fault eviction, or a buy out of tenants within the
past 10 years and (b) as a condition of approval, buildings with ADUs should be required to be
maintained as rental housing for a minimum of 10 years following the construction of the additional
unit, {c) the legislation should drop their current provisions that will reduce the obligation by
developers to provide notice o neighbors and tenants. )

Today, in both Districts and across the City there Is a wave of Ellis and other evictions by owners and
speculators. We should not be rewarding or incentivizing the perpetrators of those evictions with the
right to build new ADUs. The present Jegislation does nothing to prevent that outcome. -

Sincerely,

Asian Americans Advancing Justice — Asian Law Caucus
Causa Justa :: Just Cause

Chinatown Community Development Center

Dolores Street Community Services

Housing Rights Committee of San Francisco

San Francisco Tenants Union

276



-

0051 L-M, L‘e? \D_,lP .

Mewber, Board of Supervisors City and County of San Francisco

District 10

MALJA COHEN

SEES

DATE: July 22, 2015
TO: Angela Calvillo
Clerk of the Board of Supervisors
FROM: ' Supervisor Malia Cohen
Chairperson
RE: Land Use and Transportation Committee
: COMMITTEE REPORT : Con

Pursuant fo.Board Rule 4.20, as Chair of the Land Use and Transportation Committee, |
have deemed the following matter is of an urgent nature and request it be consuiered by
’rhe full Board on July 28, 2015, as a Committee Report:

D
1503( [Planning, Admm:stratwe Codes - Construction of Accessory Dwelling

‘Umts]

Q@g:;ce amending the Planning Code to allow the construction of Accessory
Dwe Units (also known as Secondary or In-Law Units) within the boundaries

'of Board of § enu%%rl?::trlct 8; amending the Administrative Code to correct
section references, afii the Planning Department’'s determination under the

California Environmental Qualify Ac-making findings of consistency with the

‘General Plan, and the eight priority poth\of*Pla ning Code, Section 101.1; and
directing the Clerk of the Board of Supervisors fo sen opy of this ordinance
to the California Department of Housmg and Commumty Deve ent after
adopﬂon.

This matter will be heard in the Land Use and Transportation Committee on July 27,
2015, at 1:30 p.m.

Sincerely,

Malia Cohen
Member, Board of Supeleors

City Hzll « 1 Dr. Carlton B, Goodlett Place « Room 244 + San Francisco, California 94102-4689 « (415) 554-7670
Fax(415)554—7674 TDD/TTY (415) 554-5227 » B-mail: malia.cohen@sfgov.org
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AMENDED IN COMMITTE
' 07/20/15
FILE NO. 150804 "~ ORDINANCE NO.

[Planning, Administrative Codes - Construction of Accessory Dwelling Units - District 8]

Ordinance amending the Planning Code to allow the construction of Accessory -

Dwelling Units (ADUs, also known as Secondary or In-Law Units) within the boundaries

of Board of Supervisors District 8,prohibit approval of an application for construction

of an ADU in_any building wher nant has been evi nder the Flli within
ten years prior to filing the application, and prohibit an ABU from being g_g_g‘g for short-

term rental; 'amending the Administrative Code to correct section references; 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 directing the Clerk of the Board of
Supervisors to send a copy of this ordinance to the California Department of Housing

and Community Development after adoption.

NOTE: Unchanged Code text and uncodified text are in plain Arial font.
Additions to Codes are in szngle—underlzne ztahcs Times New Roman font.
Deletions fo Codes are in
Board amendment additions are in double-underlined Arial font.
Board amendment deletions are in strikethrough-AAdaliont.
Asterisks (* * * *}indicate the omission of unchanged Code
subsections or parts of tables.

Be it ordained by the Peoplé of the City and .Cqunty of San Francisco:

Section 1. Géneral and Environmental Findings.

(a) The Planning Department has determined that ﬂw_e actions contemplated in this
ordinance comply with the Califofnia Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.). Said determinaﬁoh is on file with the Clerk of the Board of
Supervisors in File No. 150804 and is incorporated herein by reference. The Board affirms

thét determination:

Supervisor Wiener .
BOARD OF SUPERVISORS . Page 1
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Introduction Form |

By a Member of the Board of Supcrvisors ox the Mayor

Time stamp

1 hereby submit the following item for infroduction (select only one): o . or mecting dato
O 1. Forreference to Committee.
. An ordinance, resolution, motion, or charter amendment.
[0 2.Request for next printed agenda without reference to Committee.
[J 3. Request for hearing on a subject matter at Committee.

"0 4'Request for letter beginning "Supervisor ' inquires"
0 s Cify Attorpey request. , , - '
O 6 CallFileNo. | ] from Committee.

[1  7.Budget Analyst request (attach written motion). -
. ' 8. Substitute Legislation File No. 150365
{1 9.Request for Closed Session (attach written motion).
[ 10.Boardto éitasACQmmiﬁee of the Whole.
. []

11. Question(s) submitted for Mayoral Appearance before the BOS on

Please check the appropnate boxes. The proposed legislation should be forwardzd to the following:
_ {71 Small Business Commission. 1 Youth Comumission {1 Ethics Commission

. [1 Plannitg Commission . [ Building lspection Commission
Note: ¥or the Imperative Agenda (a resolution not on the printed agenda), use a buperative
Sponsox(s): |

ISupervisor'Mener : o N ' . | : ' } '

Subject: -

Planning, Administrative Codes - Construction 6f Accessory Dwelling Units

The text is hsted below or attached:

Ordinance amending the Planning Code to allow the construction of Accessory DWellmg Units (also known as
Secondary or In-Law Units) within the boundaries of Board of Supervisors District 8; amending the Administeative
Code to correct section references; affirming the Planning Department’s dctexmmatlon 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 directing the Clerk of the Board of Supervisors.to send a copy of ﬂns ordinance to
the California Department of Housing and Community Development after adoption:
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