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City Hall 

BOARD of SUPERVISORS 
Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102.4689 
Tel. No. 554-5184 
Fax No. 554-5163 

TDDffTY No. 554-5227 

MEMORANDUM 

TO: 

FROM: 

DATE: 

LAND USE AND TRANSPORTATION COMMITTEE 

SAN FRA.NGISCO BOARD OF SUPERVISORS 

Supervisor Malia Cohen, Chair 
Land Use and Transportation Committee 

Andrea Ausberry, Assistant Clerk 

July 27, 2015 

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

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

Item No. 75 File No. 150805 

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 3=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,~prohibit an ADU from being used for short term rental 
require the Planning Department to monitor the use of ADYs as short-term rentals; 
amending the Administrative Code to ~orrect 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. 

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 

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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1 

FILE NO. 150805 

AMENDED IN BOARD 
7/28/15 

ORDINANCE NO. 

[Planning, Administrative Codes - Construction of Accessory Dwelling Units - District 3] 

2 Ordinance amendi.ng the Planning Code to allow the construction of Accessory 

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

4 of Board of Supervisors District 3!,;prohibit approval of an application for construction 

5 of an· ADU in any building ·.•Jhere a tenant has been evicted under the Ellis Act within 

6 ten years prior to filing the application, and prohibit an ADU from being used for short 

7 term rental require the Planning Department to monitor the use of ADUs as short-term 

8 rentals; amending the Administrative Code to correct section references; affirming the 

9 Planning Department's determination under the California Environmental Quality Act; 

10 making findings of consistency with the General Plan, and the eight priority policies of 

11 Planning Code, Section 101. 1; and directing the Clerk of the Board of Supervisors to 

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

13 Development after adoption. 

14 

15 

16 

17 

18 

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

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

20 Section 1. General Findings. 

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

22 ordinance comply with the California Environmental Qual_ity Act (California Public Resources 

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

24 

25 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

13 

Supervisors in File No. 150805 and is incorporated herein by reference. The Board affirms 

this determination 

(b) On July 16, 2015, the Planning Commission, in Resolution No. 19419, adopted 

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

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

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

Board of Supervisors in File No. 150805, 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. 19419 and the Board incorporates such reasons 

herein by reference. A copy of Planning Commission Resolution No. 19419 is on file with the 

Clerk of the Board of Supervisors in File No. 150805. 

14 Section 2. Specific Findings. 

15 (a) San Francisco has long had a housing shortage. The housing market 

16 continues to be tight and housing costs are beyond the reach of many households. 

17 (b) Policy 1.5 of the City's 2014 Housing Element, which is a required element 

18 of the City's General Plan, states that adding new units in existing residential buildings 

19 represents a simple and cost-effective method of expanding the City's housing supply. 

20 (c) In Section 65852.150 of the California Government Code, the State 

21 Legislature finds and declares that adding an additional unit to existing single-family homes is 

22 a valuable form of housing in California. Permitting the creation of accessory dwelling units in 

23 existing residential buildings in established, already dense, and transit-rich neighborhoods will 

24 provide additional housing without changing the built character of these areas. It also will 
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1 "green" San Francisco by efficiently using existing buildings and allowin~ more residents to 

2 live within walking distance of transit, shopping, and services. 

3 (d) Nothing in this ordinance is intended to change the personal obligations of 

4 property owners under existing private agreements. 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

Section 3. The Planning Code is hereby amended by revising Sections 102, 207 and 

307, to read as follows: 

SEC. 102. DEFINITIONS. 

**** 

Dwelling Unit, Accessory. Also known as a Secondary Unit or In-Law Unit, is a Dwelling 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 vard exposure, or open space standards of 

this Code pursuant to the provisions o(Sections 207(c){4) and 307(i). 

SEC. 207. DWELLING UNIT DENSITY LIMITS. 

**** 

(c) Exceptions to Dwelling Unit Density Limits. · 

(1) Affordable Units in Projects with 20 percent or more Affordable 

Units. For projects that are not located in any RH-1 or RH-2 zoning district, 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 tpwards the calculation of dwelling unit density. This 

Planning Code Section does not provide exceptions to any other Planning Code requirements 

such ~s height or bulk. For purposes of this Section 207, "Affordable Units" shall be defined as 

meeting f/1 .(&the criteria of Section 406(b); 9}@ the requirements of Section 415 et seq. 

for on-site units; or fJt {.Q restricted units in a project using California Debt Limit Allocation 
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1 Committee (CDLAC) tax-exempt bond financing and 4 percent tax credits under the Tax 

2 Credit Allocation Committee (TCAC). If a project sponsor proposes to provide "Affordable 

3 Units" that are not restricted by any other program, in order to receive the benefit of the 

4 additional density permitted under this Su~section (c)(1) or Subsection (c)(2), the project 

. 5 sponsor shall elect and the Planning Department and MOHCD shall be authorized to enforce, 

6 restricting the units as affordable under Pl~nning Code Section 415.6 up to a maximum of 20 

7 percent of the units in the principal project: The project sponsor shall make such election 

8 through the procedures described in Section 415.5(g) including submitting an Affidavit of 

9 Compliance indicating the project sponsor's election to pursue the benefits of Subsection · 

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

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

obtains th.e exemption from the density calculation for Affordable Units provided in this 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

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. 

* * * * 

(4) Accessory Dwelling Units. 

(A) Definition. An "Accessory Dwelling Unit;" also known as a Secondciry 

Unit or In Law Unit, is defined in Section 102 forpW'poses o.fthis Subsection 207(e)(4) as an 

additional Drvelling Unit that: 

(i) is constructed entirely within the existing built envelope ofan existing 

building zoned for Residential use or within the envelope o.fan existing and aut,~arized auxiliary 

structure on the same fot; and 
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1 (ii) ·will be constructed withe corn.plete orpariiel wetverfrom the Zoning 

2 Administretor of the density limits tznil/or the perking, rear ytff'd, exposure, or open space sttzndards of· 

3 this Codepursutznt to the pro-visions ofthis Section 207(c)(4) end Section 307(!) ofthis Code. 

4 As used in this Section 207, the terrn Accessory Dwelling Unit is seperete tznd distinctfrom the 

5 term "dwelling units accessory to other uses" in Section 20 4. 4. 

6 (B) Applicability. The exceptions permitted by this Subsection 207(c)(4) 

7 shall apply only to: 

8 (i) lots within the Castro Street Neighborhood Commercial District 

. 9 (NCO) or within 1, 750 feet of the Castro Street NCO boundaries, excluding any lot within 500 

10 feet of Block 2623 Lots 116 through 154; 

11 (ii) lots within the boundaries ofBoard of Supervisors District 3 extant 

12 onJulyl, 2015. 

13 (#) (iii) lots located in with a building undergoing mandatory seismic 

14 retrofitting in compliance with Section 34B of the Building Code or voluntary seismic 

15 retrofitting in compliance with the Department of Building Inspection's Administrative Bulletin 

16 094. . 

17 (C) Controls·. An Accessory Dwelling Unit is permitted to be constructed 

18 under the following conditions: 

19 (i) An Accessory Dwelling Unit shall not be constructed using 

20 space from an existing Pwelling Unit. 

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

22 Francisco Rent Stabilization and Arbitration Ordinance (Chapter 37 ofthe Administrative. Code) ifthe 

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

24 · and Arbitration Ordinance. 

25 
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1 illll The Accessory Dwelling Unit shall not be used for short term 

2 rental under Chapter 41A of the Administrative Code . The Department shall require the 

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

4 whether the applicant intends to use. or authorize the use of. the Accessory Dwelling Unit for 

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

6 construction of an Accessory Dwelling Unit unless the applicant has provided the information 

7 required by this subsection. 

8 (iv) The Department shall not approve an application for 

9 construction of an Accessory Dvlelling Unit in any building where a tenant has been evicted 

10 pursuant to Section 37.9(a)(10) of the Administrative Code 1Nithin ten years prior to filing the 

11 application for construction of an Accessory 01.'lelling Unit. 

{iif M ~Castro ~treet NCO and Surrounding Area. For 

13 Accessory Dwelling Units on lots covered by Subsection 207(c)(4)(B)(i): 

14 a. An Accessory Dwelling Unit shall not be permitted in any· 

15 RH-1(D) zoning district. 

16 b. An Accessory Dwelling Unit shall be constructed entirely 

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

18 the time of the application for a building permit. 

19 c. For buildings that have no more than 10 existing dwelling 

20 units, ·One Accessory Dwelling Unit is permitted; for buildings that have more than 10 existing 

21 dwelling units, two Accessory Dwelling .Units are permitted. 

22 -(vi): (v) Board of Supervisors District 3. For Accessory Dwelling Units 

23 on lots covered by Subsection 207(c){4)@){iiJ: 

24 a. An Accessory Dwelling Unit shall not be permitted in any RH-

1 (D) zoning district. 
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1 · b. An Accessory Dwelling Unit shall be constructed entirely 

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

3 time o[the application (or a building permit. 

4 c. For buildings that have four existing dwelling units or [ewer, 

5 one Accessory Dwelling Unit is permitted; (or buildings that have more than [our existing dwelling 

6 units. there is no limit on the number o[Accessory Dwelling Units permitted by this Section 20Z(c){4). 

7 (#i vii) Buildings· Undergoing Seismic Retrofitting. For 

8 Accessory Dwelling Units on_ lots covered by Subsection 207(c)(4)(B)(iii) (ii): 

g a. An Accessory Dwelling Unit shall not be permitted in any 

10 RH-1 or RH-1(D) zoning district. 

11 b. If allowed permitted by the Building Code, a building in 

12 which an Accessory Dwelling Unit is constructed may be· raised up to three additional feet in 

13 height to create ground-floor eeiling heights suitable for residential use on lower floors. Such a 

14 raise in height shall be: 

15 1) exempt -from the notification requirements o[Sections 

16 311and312 ofthis Code.· and 

17 2) permitted to expand a noncomplying structure. as 

18 defined in Section l 80(a) (2) ofthis ·code and further regu,lated in Sections 172. 180 and 188. without 

19 obtaining a variance (or increasing the discrepancy between existing conditions on the lot and the 

20 required standards ofthis Code . . 

21 .Qillfl a Pursuant to the provisions of Section 307(1) of this Code, the 

22 Zoning Administrator may grant an Accessory Dwelling Unit may reeei've a complete or partial 

23 waiver of the density limits and parking, rear yard, exposure, or open space standards of this 

24 Code,_frem the Zoning Administrator; pro-vided; hHowever, that if the existing building or any 
. . . 

25 existing dwelling unit within the building is subject to the provisions of the San Francisco 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

Residential Rent Stabilization and ArbitratiC?n Ordinance (Chapter 37 of the Administrative 

Code), the property owner shall submit the following to the Department;_ 

a. fth4} a proposed agreement demonstrating that the 

Accessory Dwelling Unit(s) are not subject to the Costa Hawkins Rental Housing 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 forin of assistance specified in California Government Code Sections 65915 et seq. 

("Agreement") and 

Q,_ {BB) 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 

~pp roved by the City Attorney's Office. The Agreement shall be approved prior to the City's 

issuance of the First Construction Document, as defined in Section 107 A.13.1 of th_e San 

Francisco Building Code. 

(D) Monitoring Program. 

(i) Monitoring of Affordability. The Department shall establish a 

system to monitor the affordability of the Accessory 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 

property. owners and tenants generally consider rental information 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 Oepartment in aggregate form, not in a manner that would be linked 

to specific individuals or units. The Department shall only request rental information from 

property owners if the notice includes the statement that the Department is acquiring it in 
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1 confidence and will publicly disclose it only in aggregate form. The Department shall not ask 

2 property owners to provide rental information if it determines, after consulting with the City 

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

4 local law in nonaggregated form. 

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

6 shall collect data on the use of Accessorv Dwelling Units authorized to be constructed by this 

7 Subsection (c)(4) as Short-Term Residential Rentals. as that term is defined in Administrative 

8 Code Section 41A.4. and shall use such data to evaluate and enforce the requirements of 

9 Administrative Code Chapter 41A. 

· 1 O (iiD Department Report. The Department shall publish a report 

11 by April 1, 2016, that describes and evaluates the types of units being developed and their 

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

13 contain such additional information as the Director determines would inform decision makers 

14 and the public on the effectiveness and implementation of tAe this Subsection (c)(4) and make 

15 recommendations for any amendments or expansion of areas where Accessory Dwelling 

16 Units should be constructed. In subsequent years, this information on Accessory Dwelling 

17 Units shall be included in the Housing Inventory. 

18 

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

20 In addition to those specified in Sections 302 through 306, and Sections 316 through 

21 316.6 of this Code, the Zoning Administrator shall have the following powers and duties in 

22 administration and enforcement of this Code. The duties described in this Section shall be 

23 performed under the general supervision of the Director of Planning, who shall be kept 

24 informed of the actions of the Zoning Adniinistrator. 

25 **** 
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1 (I) Exceptions from Certain Specific Code Standards through Administrative 

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

3 the Castro StFeet Ncighhorliood Cemmereial Distdet and witltin }, 750 feet o.,"the District 

4 boundaries, excluding any lot within 5()() feet r:>}Block 2623, Lots 116through154. 

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

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

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

8 Unit, as defined in Section 102 and meeting the requirements ofSection 207(c)(4) ~of this 

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

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

11 direction that is not required to expand on subsequent floors. In co.nsidering any request for 

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

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

14 consider any criteria elsewhere in this Section 307 that he or she determines to be applicable. 

15 

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

17 Tables of Sections 209.1, 209.2, 209.3, 209.4, 210.1 and 210.2, to read as follows: 

18 Table 209.1 

19 ZONING CONTROL TABLE FOR RH DISTRICTS 

20 

21 

22 

23 

24 

Zoning § RH-1 (D) RH-1 
Category References 

* * * *· **** **** 

RESIDENTIAL STANDARDS AND USES 

**** 

Residential 
Uses 

, 
Supervisor Christensen 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

Residential § 207 One unit Pup to Pup to Pup to 
Density, per lot one unit two units two units 
Dwelling Units per lot. per lot per lot. 
m Cup to area, if Cup to 

one unit the one unit 
. per second per 1,500 

3,000 unit is square 
square 600 sq. feet of 
feet of ft. or less. lot area. 
lot area Cup to 
with no one unit 
more per 3,000 
than square 
three feet of lot 
units per area, with 
lot no more 

than 
three 
units per 
lot 

**** **** **** * * * * **** **** 

* 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. 

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

**** 

(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 ofAccessorv Dwelling Units may be permitted pursuant to Section 207(c)(4). 

Table 209.2 · 

ZONING CONTROL TABLE FOR RM DISTRICTS 
Zoning Category 

**** 

Supervisor Christensen 
BOARD OF SUPERVISORS 
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References 
* * *'* 

RM-1 RM-2 RM-3 

**** 

294 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

RESIDENTIAL STANDARDS AND USES 

**** 

Residential Uses 

Residential § 207 Up to one Up to Up to one unit Up to one 
Density, Dwelling unit per one unit per400 unit per 200 
Units{ZL 800 per lot. square feet of square feet 

square 600 lot area. 
feet of lot square 
area. feet of lot 

area. 

**** * * * * **** **** **** 

* 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. 

of lot area. 

} 

**** 

(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. · 
0) Construction ofAccessorv 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 

References 
* * * * **** **** 

RESIDENTIAL STANDARDS AND USES 

**** 

Residential Uses 

Residential 
Density, Dwelling 
Unitsm 

Supervisor Christensen 
BOARD OF SUPERVISORS 

§ 207 Up to one unit per 400 
square feet of lot area 

295 

RC-4 

Up to one unit per 200 
square feet of lot area. 
No density limits in the 
Van Ness SUD (§ 243) 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

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

**** **** * * * * **** 

* 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 o(Accessory Dwelling Units may be permitted pursuant to Section 207(c){4). 

Table 209.4 

ZONING CONTROL TABLE FOR RTO DISTRICTS 
Zoning Category § RTO 

References 
**** **** **** 

RESIDENTIAL STANDARDS AND USES 
**** 

Residential Uses 

Residential 
Density, Dwelling 
Units{ll 

**** 

Supervisor Christensen 
BOARD OF SUPERVISORS 

§ 207 

*· *·* * 

P up to one unit 
per 600 square 
feet of lot area. C 
above, per 
criteria of 
§207(a). 

**** 

296 

RTO-M 

No density limit. Density is 
regulated by the permitted 
height and bulk, and required 
setbacks, exposure, and open 
space of each parcel, along 
with Residential Design 
Guidelines. 

**** 
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1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

* 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 o[Accessorv Dwelling Units may be permitted pursuant to Section 207(c)(4). 

Table 210.1 

ZONING CONTROL TABLE FOR C-2 DISTRICTS 
Zoning Category § C-2 

References 
**** **** **** 

RESIDENTIAL STANDARDS AND USES 
* * * * 

Residential Uses 

Residential § 207 P at a density ratio not exceeding the number of dwelling 

Density, Dwelling units permitted in the nearest R District, with the distance to 

Units ill such R District measured from the midpoint of the front lot 
line or from a p_oint directly across the street therefrom, 
whichever permits the greater density; provided, that the 
maximum density ratio shall in no case be less than one 
unit for each 800 square feet of lot area. NP above. 

**** **** * * * * * * * * 

* Not listed below. 
(1) C required if not recessed 3 feet. 
(2) 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 or antennae in excess of 
six meters. See definition in Section 102 for more information. 
(3) Not required to be in an enclosed building. 
(4) Allowed to operate on an open lot, but C required if operated on an open lot. 
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· {5) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207(c1(4). 

Table 210.2 

ZONING CONTROL TABLE FOR C-3 DISTRICTS 

Zoning Category § C-3 C-3-0 C-3-R C-3-G C-3-S 
References (SD). 

**** **** * * * * 

RESIDENTIAL STANDARDS AND USES 

* * *.* 

Residential Uses 

No density limit. Density is regulated by the permitted 
Residential § 207 height and bulk, and required setbacks, exposure, and 

Density, Dwelling. open space of each development lot. 

Units {11 

**** * * * * **** **** 

* Not listed below. 
( 1) C is required if at or below the ground floor. 
(2) P if located on the ground floor and offers on-site services to the general public. 
NP on the ground floor if it does not provide onsite services to the general public. C is 

required if the use is larger than 5,000 gross square feet in size or located above the 
ground floor. In the C-3-R District, in addition to the criteria set forth .in Section 303, 
approval shall be given upon a determination that the use will not detract from the 
District's primary function as an area for comparison shopper retailing and direct 
consumer services. 
(3) C Required if operated on an open lot. 
(4) Required to be in an enclosed building, NP if operated on open lot. 
(5) 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 3 meters or a composite diameter of antennae in excess of 6 meters. See 
definition in Section 102 for more information. 
(6) C required for Formula Retail on properties in the C-3-G District with frontage on 
Market Street, between 6th Street and the intersection of Market Street, 12th Street 
and Franklin Street. 
(7) Construction of Accessory Dwelling Units may be permitted pursuant to Section 207(c){4). 
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1 Section 5. The Planning Code is he~eby amended by revising Sections 714, 722, 723, 

2 732 and the corresponding Zoning Control Tables, to read as follows: 

3 SEC. 714. BROADWAY NEIGHBORHOOD COMMERCIAL DISTRICT. 

4 The Broadway Neighborhood Commercial District, located in the northeast quadrant of 

5 San Francisco, extends along Broadway from east of Columbus Avenue to Osgood Place. It 

6 is part of a larger commercial area which includes North Beach to the north, Chinatown to the 

7 south and west, and Jackson Square to the southeast. Broadway's fame and popularity as a 

8 Citywid~ and regional entertainment district is derived from a concentration of nightclubs, 

9 music halls, adult theaters; bars, and restaurants between Grant Avenue and Montgomery 

1 O Street. These places attract locals and visitors alike, mainly in the evening and late-night 

11 hours. In addition to the entertainment and some retail businesses, Broadway contains many 

upper-story residential hotels. Due to its proximity to downtown, there is strong pressure to 

13 develop upper-story offices. 

14 The Broadway District controls are designed to encourage development that is 

15 compatible with .the existing moderate building scale and mixed-use character, and maintain 

16 the district's balance of entertainment uses, restaurants, and small-scale retail stores. New 

17 buildings exceeding 40 feet in height will be carefully reviewed and rear yards at residential 

· 18 levels are protected. Most commercial uses in new buildings are permitted at the first two 

19 stories. Neighborhood-serving businesses are strongly encouraged. In order to protect the 

20 livability of the area, limitations apply to new fast-food restaurants and adult entertainment 

21 uses at the first and second stories, as well as late-night activity. Financial services are 

22 allowed on the ground story subject to certain limitations. Nonretail offices are prohibited in 

23 order to prevent encroachment of the adjoining downtown office uses. Due to the high traffic 

24 volume on Broadway, most automobile and drive-up uses are prohibited in order to prevent 
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further t'.affic congestion. Parking garages are permitted if their ingress and egress do not 

disrupt the traffic flow on Broadway. 

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

housing is 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. 

Table 714. BROADWAY NEIGHBORHOOD COMMERCIAL DISTRICT 
ZONING CONTROL TABLE 

**** * * * * **** * * * * 

§ Broadway 
No. Zoning Category 

References Controls by Story 

§ 790.118 1st 2nd 3rd+ 

* * * * **** **** fk * * * **** **** 

RESIDENTIAL STANDARDS AND USES 

* * * * * * * * *'* * * **** **** * * * * 

Generally, up to 1 unit per 400 sq. 

ft. lot area if 
r-714.91 Dwelling Unit Density §§ 207 

§ 207(c) 

* * * * **** **** fk * * * I**** 

SPECIFIC PROVISIONS FOR THE BROADWAY 
NEIGHBORHOOD COMMERCIAL DISTRICT 

Article 7 Other 
Code Code Zoning Controls 
Section Section 

I**** I**** . * * * * 
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714 

714.91 

CCESSORY DWELLING UNITS 

oundaries: Within the boundaries o(the Broadway NCD. 

an existin and authorized auxilia structure on the same lot. 

SEC. 722. NORTH BEACH NEIGHBORHOOD COMMERCIAL DISTRICT. 

The North Beach Neighborhood Commercial District is a nonlinear district centered on 

Columbus Avenue, located in the valley between Telegraph Hill and Russian Hill ·north of 

Broadway. North Beach functions as a neighborhood-serving marketplace, citywide specialty 

shopping, and dining district, and a tourist attraction, as well as an apartment and residential 

hotel zone. Traditionally, the district has provided most convenience goods and services for 

residents of North Beach and portions of Telegraph and Russian Hills. North Beach's eating, 

drinking, and entertainment establishments remain open into the evening to serve a much 

wider trade area and attract many tourists. The balance between neighborhood-serving 

convenience stores and Citywide specialty businesses has shifted, as convenience stores 

have been replaced by restaurants and bars. The proliferation of financial services, .limited 

financial services, and business and professional services has also upset the district's 

balance of uses. The relocation of business and professional offices from downtown to North 

Beach threatens the loss of upper-story residential units. 

The N.orth Beach District controls are designed to ensure the livability and 

·attractiveness of North Beach. Building standards limit new development to a small to 

moderate scale. Rear yards are protected above the ground story and at residential levels. 

Most new commercial development is permitted at the first two stories. Small-scale, · 

neighborhood-serving businesses are strongly encouraged and formula retail uses are 
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1 prohibited. Use sizes are controlled to limit future consolidation of spaces and to encourage 

2 conversion back to the traditional small-scale commercial spaces. Special controls are 

3 necessary because an over-concentration of food and beverage service establishments limits 

4 neighborhood-serving retail sales and personal services in an area that needs them to thrive 

5 as a neighborhood. In order to maintain neighborhood.-serving retail sales and personal 

6 services and to protect residential livability, additional eating and drinking establishments are 

7 prohibited in spaces that have been occupied by neighborhood-serving retail sales and 

8 personal services. Special controls limit additional ground-story entertainment uses and · 

9 prohibit new walk-up automated bank teller machines (ATMs). Financial services, limited 

1 O · financial services, and ground-story business and professional office uses are prohibited from 

11 locating· in the portion of the district south of Greenwich Street, while new financial services 

12 locating in the portion of the district north of Greenwich Street are limited. Restrictions on 

13 automobile and drive-up uses are intended to promote continuous retail frontage and maintain 

14 residential livability. 

15 In keeping with the district's existing mixed-use character, housing development in new 

16 buildings is encouraged above the second story. Existing residential units are protected by 

17 prohibitions of upper-story conversions and limitations on demolitions. Accessory dwelling units 

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

19 Table 722. NORTH BEACH NEIGHBORHOOD COMMERCIAL DISTRICT 

20 

21 

22 

23 

24 

25 

**** '* * * * 

No. !Zoning Category 

Supervisor Christensen 
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ZONING CONTROL TABLE 

'* * * * f* * * * 

§ North Beach 

References Controls by Story 

§790.118 1st ~nd I 3rd+ 
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* * * * I**** * * * * **** I**** I**** 

RESIDENTIAL STANDARDS AND USES 

**** **** * * * * **** r*** I**** 

Generally, up _to 1 unit per 400 sq. 

ft. lot area if 
722.91 Dwelling Unit Density §§ 207 

' 
§ 207(c) 

'* * * * * * * * * * * * * * * * 

SPECIFIC PROVISIONS FOR THE NORTH BEACH 
NEIGHBORHOOD COMMERCIAL DISTRICT 

!Article 7 Other 
Code Code !Zoning Controls 
Section Section 

'* * * * '* * * * 11: * * * 

!ACCESSORY DWELLING UNIT'S 

Boundaries: Within the boundaries ofthe North Beach NCD. 
€€ 722 

f Controls: An "Accessorv Dwellinf! Unit " as defined in Section 102 and 
722.91 

207(c)(4) meetinf! the reauirements of Section 207(c)(4) is vermitted to be 

constructed within an existinf! buildinf! zoned for residential use or 

rwithin an existinf! and authorized auxiliarv structure on the same lot. 

SEC. 723. POLK STREET NEIGHBORHOOD COMMERCIAL DISTRICT. 

Sitting in the gulch between Nob and Russian Hills and Pacific Heights, the Polk S treet 

Neighborhood Commercial District extends for a mile as a north-south linear strip, and 

includes a portion of Larkin Street between Post and California Streets. Polk Street's den se 

mixed-use character consists of buildings with residential units above ground-story 

commercial use. The district has an active and continuous commercial frontage along Po lk 
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1 Street for almost all of its length. Larkin Street and side streets in the district have a greater 

· 2 proportion of residences than Polk Street itself. The district provides convenience goods and 

3 services to the residential communities in the Polk Gulch neighborhood and to the residents 

4 on the west slopes of Nob and Russian Hills. It has many apparel and specialty stores, as well 

5 as some automobile uses, which serve a broadertrade area. Commercial uses also include 

6 offices, as well as movie theaters, restaurants, and bars which keep the district active into the 

7 evening. 

8 The Polk Street District controls are designed to encourage and promote development 

9 which is compatible with the surrounding neighborhood. The building standards monitor large-

1 O scale development and protect rear yards at residential levels. Consistent with Polk Street's 

11 existing mixed-use character, new buildings may contain most commercial uses at the first 

12 two stories. The controls encourage neighborhood-serving businesses, but limit new eating, 

13 drinking, other entertainment, and financial service uses, which can produce parking 

14 congestion, noise and other nuisances or dispiace other types of local-serving convenience 

15 goods and services. They also prohibit new adult entertainment uses. Restrictions on drive-up 

16 and most automobile uses protect the district's continuous retail frontage and prevent further 

17 traffic congestion. 

18 Housing developed in new buildings is encowaged above the second story, especially 

19 in the less intensely developed portions of the district along Larkin Street. Existing housing 

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

21 dwelling units are permitted within the district pursuant to Subsection 207(c){4) of this Code. 

22 
1
Table 723. POLK STREET NEIGHBORHOOD COMMERCIAL DISTRICT 

23 

24 

25 

' ZONING CONTROL TABLE 

**** **** 

No. !Zoning Category 
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§ 

References 

§ 790.118 

**** * * * * **** 

RESIDENTIAL ST AND ARDS AND USES 

**** **** 

723.91 Dwelling Unit Density 

* * * * '* * * * 
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**** 
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Controls by Story 

1st ~nd 3rd+ 

**** **** fk * * * 

* * * * * * * * "**** 

Generally, up to 1 unit per 400 sq. 

ft. lot area ii 

§ 207(c) 

**** * * * **** 
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9 

rticle 7 Other 
Code Code 
Section Section 

* * * . 

723 

723.91 

*** 

SPECIFIC PROVISIONS FOR THE POLK STREET 
NEIGHBORHOOD COMMERCIAL DISTRICT 

oning Controls 

CCESSORY DWELLING UNITS 

oundaries: Within the boundaries o[the Polk Street NCD. 

10 constructed within an existin buildin zoned or residential use or within 

11 an existin and authorized auxilia structure on the same lot. 

12 SEC. 732. PACIFIC AVENUE NEIGHBORHOOD COMMERCIAL DISTRICT. 

13 Located in the Presidio Heights neighborhood in north-central San Francisco, the 

14 Sacramento Street Neighborhood Commercial District functions as a small-scale linear 

15 shopping area. It extends along Sacramento Street between Lyon and Spruce. Interspersed 

16 among residential buildings and garages, the district's daytime-oriented retail stores provide a 

17 limited array of convenience goods to the immediate neighborhood. Sacramento Street also 

18 has many elegant clothing, accessory, and antique stores and services, such as hair salons, 

19 which attract customers from a wider trade area. Its numerous medical and business offices 

20 draw clients from throughout the City. Evening activity in the district is limited to one movie 

21 theater, a few restaurants, and some stores near Presidio Avenue. 

22 The Sacramento Street District controls are designed to promote adequate growth 

23 opportunities for development that is compatible with the surrounding low-density residential 

24 neighborhood. The building.standards monitor large-scale development and protect rear yards 

25 at the grade level and above .. Most new commercial development is permitted at the first 
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1 story; general retail uses are permitted at the second story only if such use would not involve 

2 conversion of any existing housing units. Special controls are designed to protect existing 

3 neighborhood-serving ground-story retail uses. New medical service uses are prohibited at all 

4 stories except a change of use is permitted on the first story or below from a business or 

5 professional service use to medical service use under certain circumstances. Personal and 

6 ~usiness services are re~tricted at the ground story and prohibited on upper stories. Limits on 

7 new ground-story eating and drinking uses, as well as new entertainment and financial service 

8 uses, are intended to minimize the environmental impacts generated by the growth of such . 

g uses. The daytime orientation of the district is encouraged by prohibiting bars and restricting 

1 O late-night commercial activity. New hotels and parking facilities are limited in scale and 

11 operation to minimize-disruption to the neighborhood. Most new automobile and drive-up uses 

are prohibited to promote continuous retail frontage. 

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

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

15 conversions. Accessory dwelling units are permitted within the district pursuant to Subsection 

16 207(c){4) ofthis Code. 

17 Table 732. PACIFIC AVENUE NEIGHBORHOOD COMMERCIAL DISTRICT 

18 

19 

20 

21 

22 

23 

24 

ZONING CONTROL TABLE 

**** '* * * * '* * * * 

No. !Zoning Category 
§ 

References 

§ 790.118 

**** * * * * * * * * 

RESIDENTIAL STANDARDS AND USES 
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**** * * * * * * * * *·* * * I**** I**** 

Generally, up to 1 unit per 1,000 sq. 

732.91 

**** 

ft. lot area it 
Dwelling Unit Density §§ 207 

* * * * 

§ 207(c) 

**** **** ~*** 
SPECIFIC PROVISIONS FOR THE PACIFIC AVENUE 

NEIGHBORHOOD COMMERCIAL DISTRICT 

I**** 

Article 7 Other 
Code Code Zoning Controls 
Section Section 

fk * * * fk * * * fk * * * 

!ACCESSORY DWELLING UNITS 

Boundaries: Within the boundaries of_the Pacill.c Avenue NCD. 
€€ 732 

§. Controls: An "Accessorv Dwe!linf! Unit " as defined in Section 102 and 
732.91 

i207(c)(4) meetinf! the reauirements of Section 207(c)(4) is vermitted to be 

constructed within an existinr!' buildinf! zoned for residential use or within 

an existinr!' and authorized auxiliarv structure on the same lot. 

Section 6. The Planning Code is hereby amended by revising Sections 810, 811, 812 

and the corresponding Zoning Control Tables, to read as follows: 

SEC. 810.:l. CHINATOWN COMMUNITY BUSINESS DISTRICT. 

The Chinatown Community Business District, located in the northeast quadrant of San 

Francisco, extends along Broadway from the eastern portal of the Broadway Tunnel to. 

Columbus Avenue and along Kearny Street from Columbus to Sacramento Street. This district 
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1 also includes portions of Commercial Street between Montgomery Street and Grant Avenue 

2 and portions of Grant Avenue between Bush and California Streets. It is part of the larger core 

3 area of Chinatown. 

4 The portions of Broadway, Kearny and Commercial Streets and Grant Avenue in this 

5 district are transitional edges or entries to Chinatown. North and east of the two blocks of 

6 Broadway contained in this district are North Beach and the Broadway Entertainment Districts. 

7 Kearny and Columbus Streets are close to intensive office development in the Downtown 

8 Financial District. Both Grant Avenue and Commercial Street provide important pedestrian 

9 entries to Chinatown. Generally, this district has more potential for added retail and 

1 O commercial development than other parts of Chinatown. 

11 This zoning district i.s intended to protect existing housing, encourage new housing and 

to accommodate modest expansion of Chinatown business activities as well as street-level 

13 retail uses. The size of individual professional or business office use is limited in order to 

14 prevent these areas from being used to accommodate larger office uses spilling over from the 

15 financial district. 

16 Housing development in new buildings is encouraged at upper stories. Existing housing is 

17 protected by limitations on demolitions and upper-story conversions. Accessory dwelling units 

18 are permitted within the district pursuant to Subsection 207(c)(4) ofthis Code. 

19 Table 810 
CHINATOWN COMMUNITY BUSINESS DISTRICT 

20 ZONING CONTROL TABLE 

**** fk * * * r;."* * * **** 
21 

22 

23 

24 

Chinatown Community Business 
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No. !Zoning Category § References 1st 2nd 3rd+ 

**** **** * * * * **** * * * * **** 

RESIDENTIAL STANDARDS AND USES 

**** * * * * **** * * * * **** * * * * 

1 

2 

3 

4 

5 

6 

7 

8 

9 

Generallv. uv to 1 unit per 200 sq. ft. 

10 

11 

12 

13 

14 

§§ 207, 
D"";.:t ~·~rn .";,.. Dwelling ___ ...,. ........ - ........ -... ..._, .... ,,,,J.J,,,,J, lot area fl 

.91 
Units< Density 

**** **** 

rticle 8 Other 
Code · Code 
Section Section 

*** *** 

207.1, 
§ 207;-;§. {sj_ 

890.88(a) 

**** **** 

SPECIFIC PROVISIONS FOR THE CHINATOWN 
COMMUNITY BUSINESS DISTRICT 

oning Controls 

15 CCESSORY DWELLING UNITS 

16 oundaries: Within the boundaries of the Chinatown Community Business 

17 810d-

18 91 

19 

20 

21 an existin and authorized auxilia structure on the same lot. 

22 SEC. 811.:l. CHINATOWN VISITOR RETAIL DISTRICT. 

23 The Chinatown Visitor Retail Neighborhood Commercial District extends along Grant 

24 Avenue between California and Jackson Streets. This district contains a concentration of 

25 shopping.bazaars, art goods stores and restaurants which attract visitors and shoppers and 
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1 . contribute to the City's visua1·and economic diver~ity. Grant Avenue provides an important link 

2 between Downtown retail shopping and the Broadway, North Beach and Fisherman's Wharf 

3 areas. 

4 This district' is intended to preserve the street's present character and scale and to 

5 accommodate uses primarily appealing to visitors (e.g. tourist gifts shops, jewelry stores, art 

6 goods, large restaurants. In order to promote continuous retail frontage, entertainment, 

7 financial services, medical service, automotive and d~ive-up uses are restricted. Most 

8 commercial uses, except finan.cial services are permitted on the first two stories. 

9 Administrative services, (those not serving the public) are prohibited in order to prevent 

1 O encroachment from downtown office uses. There are also special controls on fast-food 

11 restaurants and tourist hotels. Building standards. protect and complement the existing small-

scale development and the historic character of the area. 

13 The height limit applicable to the district will accommodate two floors of housing or institutional 

14 use above two floors of retail use. Existing residential units are protected by prohibition of 

15 upper-story conversions and limitation on demolition. Accessory dwelling units are permitted 

16 within the district pursuant to Subsec'tion 207(c){4) o(this Code. 

17 Table 811 
CHINATOWN VISITOR RETAIL DISTRICT 

18 ZONING CONTROL TABLE · 

**** **** **** 
19 

20 

21 

22 

23 

24 

Chinatown Visitor Retail DistFiet 

No. Zoning Category § References 

**** **** '* * * * 

RESIDENTIAL STANDARDS AND USES 
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* * * * 1-k * * * * * * * **** r*** I**** 

Generallv. uv to 1 unit per 200 sq. ft. 

n~ · j ·"~- 1 n ·-~-- Dwelling .._._..,o-1.,..,.,..,.,,....,.,~.,.L./Vll>IJ,,,,.)'J lot area if. 
.91 §§ 207 

Units Density § 207:-J: w. 

**** * * * * 

rticle 8 Other 
Code Code 
Section Section 

*** *** 

811-d-

91 

**** I**** I**** 

SPECIFIC PROVISIONS FOR THE CHINATOWN 
BUSINESS RETAIL DISTRICT 

oning Controls 

CCESSORY DWELLING UNITS 

I**** 

oundaries: Within the boundaries ofthe Chinatown Visitor Retail 

istrict . 

Controls: An "Accesso Unit " as de med in Section 102 and 

an existin and authorized auxilia structure on the same lot. 

SEC. 812.:l. CHINATOWN RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT. 

The Chinatown Residential Neighborhood Commercial District extends along Stockton 

Street between Sacramento .and Broadway and along Powell Stree·t between Washington 

Street and Broadway. It is generally west and uphill from Grant Avenue and is close to the 

relatively intensely developed residential areas of lower Nob and Russian Hills. Stockton 

Street is a major transit corridor which serves as "Main Street" for the Chinatown 
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neighborhood. Both Stockton and Powell Streets contain a significant amount of housing as 

well as major community institutions supportive to Chinatown and the larger Chinese 

community. This daytime-oriented district provides local and regional specialty food shopping 

for fresh vegetables, poultry, fish and meat. Weekends are this area's bu~iest shopping days. 

Becau·se Stockton Street is intended to remain principally in its present character, the 

Stockton Street controls are designed to preserve neighborhood-serving uses and protect the 

residential livability of the area. The controls promote new residential development compatible 

with existing small-scale mixed-use character of the area. Consistent with the residential 

character of the area, commercial development is directed to the ground story. Daytime

oriented use is protected and tourist-related uses, fast-food restaurants and financial services 

are limited. 

Housing development in new and existing buildings is encouraged above the ground 

floor. Institutional uses are also encouraged. Existing residential units are protected by limits 

on demolition and conversion. Accessory dwelling units are permitted within the district pursuant to 

Subsection 207(c){4) ofthis Code. 

. Table 812 
CHINATOWN RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT 

ZONING CONTROL TABLE 

**** fA' * * * 

No. ~oning Category 

**** **** 

Supervisor Christensen 
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§ References 
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313 

Chinatown Residential 

Neighborhood Commercial 

n· ·-~ - .............. --

Controls by Story 

1st 12nd 3rd+ 

**** * * * * * * * * 

Page 30 



1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

25 

RESIDENTIAL STANDARDS AND USES 

**** **** * * * * **** I**** r*** 

Generallv. uv to 1 unit per 200 sq. ft. 

n _ -~ _1 • . 1 T'\ :,.r Dwelling lot area ii. .,,,,,..,.., ....- ..... s 

.91 §§ 207 
Units DensifJ!. § 207~ {fl 

**** **** * * * * **** 

Article 8 
Code 
Section 

'* * * * 

66 812-d-

2-1 

SPECIFIC PROVISIONS FOR THE CHINATOWN 
RESIDENTIAL NEIGHBORHOOD COMMERCIAL DISTRICT· 

Other 
Code ~oning Controls · 
Secti_on 

I**** fk * * * 

WCCESSORY DWELLING UNITS 

Boundaries: Within the boundaries o[.the Chinatown Residential 

Neirihborhood Commercial District. 
§_ 

Controls: An "Accessorv Dwellinf! Unit " as defined in Section 102 and 
207(c)f4) 

meetinf! the reauirements of Section 207(c)(4) is vermitted to be 

constructed within an existinf! buildinf! zoned for residential use or within 

an existinf! and authorized auxiliarv structure on the same lot. 

Section 7. The Administrative Code is hereby amended by revising Section 37.2, to 

read as follows: 

**** 
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(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 occupancy 

(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 required 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 Subsections (A), (B) and (C), dwelling units whose 

rents are controlled or regulated by any government unit, agency or authority, excepting those 

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 seismic strengthening in accordance with Building Code 

Chapters 168 and 16C shall remain subject to the Rent Ordinances to the extent that the 

ordinance is not in conflict with the seismic strengthening bond program or with the program's 

.loan agreements or with any regulations promulgated thereunder; 

**** 

(D) The term "rental units" shall include In Law Accessory Dwelling Units 

constructed pursuant to Section 207(c)(4) .f.lJ:.1- 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 
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the parking, rear yard, exposure, and or open space standards from the Zoning Administrator 

pursuant to Planning Code Section 307(1), provided that the building containing the In Law 

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

**** 

Section 8. 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 Supervisor~. overrides the Mayor's veto of the ordinance. 

1 O Section 9. Scope of Ordinance. In enacting this ordinance, the Board of Supervisors 

11 intends to amend only those words, phrases, paragraphs, subsections, sections, articles, 

12 numbers, punctuation marks, charts, diagrams, or any other constituent parts of the Municipal 

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

14 additions, and Board amendment deletions in accordance with the "Note" that appears under 

15 the official title of the ordinance. 

16 Specifically, the Board of Supervisors recognizes that a pending ordinance in Board of 

17 Supervisors File No. 1500365 that authorizes the construction of Accessory Dwelling Units 

18 within the boundaries of Board of Supervisors District 8 amends some ·of the same sections of 

19 the Planning Code. The Board intends that, if adopted, the additions and deletions shown in 

20 both ordinances be given effect so that the substance of each ordinance be given full force 

21 and effect. To this end, the Board directs the City Attorney's Office and the publisher to 

22 harmonize the provisions of each ordinance. 

23 

24 Section 10. Severability. If any section, subsection, sentence, clause, phrase, or word 

25 of this Section is for ariy reason held to be invalid or unconstitutional by a decision of any 
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1 court of competent jurisdiction, such decision shall not affect the validity· of the remaining 

2 portions of the Section. The Board of Supervisors hereby declares that it would have passed 

3 this Section and each and every section, subsection, sentence, clause, phrase, and word not 

4 declared invalid or unconstitutional witnout regard to whether any other portion of this Section 

5 would be subsequently declared invalid or unconstitutional. . 

6 

7 Section 11. Directions to Clerk. The Clerk of the Board of Supervisors is hereby 

8 directed to submit a copy of this ordinance to the California Department of Housing and 

9 Community Development within 60 days following adoption pursuant to Section 65852.2(h) of 

1 O the California Government Code. 

11 

13 

14 

15 

APPROVED AS TO FORM: 
DENNIS . HERRE , City Attorney 

By: 

16 n:\legana\as2015\1500786\01033207.docx 
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. . 
FILE NO. 150805 

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

[Planning, Administrative Codes - Construction of Accessory Dwelling Units - 3] 

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 3, and require the Planning Department to monitor the 
use of AD Us 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 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 
the 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 btJilding or any existing Dwelling Unit in the building is 
afready subject to the Rent Ordinance. 

Amendments 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 Supervisor District 3. 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 
create heights suitable for residential use on lower floors. The increase in height fofbuildings 
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FILE NO. 150805 

undergoing mandatory seismic retrofitting is exempt from the notification requirements of 
Planning Code Sections 311and312. The Zoning Control Tables for zoning districts within 
the boundaries of District 3 are amended to refer to ADUs, and conforming amendments are 
made to 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 Re.sidential Rentals, as· that term is defined in 
Administrative Code Section 41A4, and the Planning Departme11t ca.nnot approve the 
application unless the applicant has discl,osed 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 bujldings are a valuable form of housing in California. 

Permitting the creation of A'ccessory 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\1500786\01035018.doc 
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·SAN 'FRANCISCO 
PLANNING DEPARTMENT 

July 16, 2015 

Ms. Angela Calvillo, Clerk . 
Honorable Supervisor Christensen 
Board of Sup~rs 
City and County of San Francisco 
City Hall, Room244 

· 1 Dr. Carlton B. Goodlett Place 
. . San Francisco, CA 94102 

Re: Transmittal pf Planning Deparl:ment Case Number 2015.007459PCA: · 

Construction of Accessorj- Dwelling U:Qifs in Supervisor Dishict 3 . 

Board File No. 15-0585 

. Planning Commission Reconun~c4fio:a: m:(JVa1 with Modificati.orJ. 

· Dear Ms. Calvillo and Christensen, 

On July 16, 2015, the S~ Francisco Planning Commission conducted dll!y noticed public hearing 
at a regularly scheduled m~g to consider the pr~posed amendm~m to the Plannln.g Code. 

introduced by Supervisors Christensen. At the hearing.. fhe Planning Commission recomm~d~ 
approval wifu modffication of this Ordinanc~ 

The p.roposed amendments is covered as an Addendum to the 2004 and 2009 Housing Element 

Fmal Environmental. Impact Report Un.der Case. No. 2015-005350ENV, pursuant to California 

Environmental Quality Act(CEQA) Guidelines Section 15164. 

Please find attached. documenis relating to the action!I by the Commission. If you have any 
questions or require further information please do not hesitate to contact me. · · 

S~cerely, 

Aa:ron D. Starr 
Managei; of Legislativ:e Affairs 

cc: 
Andrea Ausberry, Assistant Clerk, Land ~se and Economic Development Committee of the Board 

of Supervisors . 
Juditli Beiyajian, City Attorney 
Kanishka Burns, Legislative aid to Supervisor Julie Christensen 

www.sfplanning.org 
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SAN. FRANCISCO 
PLANNING DEPARTMENT 

Planning Commission.Resolution No .. 19419 
Planning & Admi~istrative Code Text Change 

HEARING DATE: JULY 16, 2015 

Priiject Name: 

Case Number: 
Initiaiedby: 
Stu.ff Contuct: 

Reviewed by: 

Rec01rm1endaiitm: 

Construction of A:ccessory Dwelling U:nits in· 
Superviso:rial District Three · 

2015-007459PCA [Board~ No. 15-0585] 

Supervisor Christenson/ Introduced Jrme i, 2015 

IGmia Haddadan, Legislative .Affairs 
IGmia.haddadan@~gov.org,415-575-9068 

Aaron Starr, Manager Legislative .Affairs 
aaron.sta:a:@sfgov.org, 415-558-6362 

RecolllDl.end Appro~ -with Mpdification 

t6tm IJliS!llorl SL 
.Sulte40p. 
san Fl'iinel~ct1. 
CA Q-4-1 C3-2.ll79 

Recepdtin: • 
41JiJi5B.$7~ 

fax: 
.415,558.640!1 . 

P.famii[lij 
lnton'tlalfon; 
41-5.658.63"(1 

. RECOMMENDING THAT THE BOARD OF SUPERVISORS ,ll.DOPl 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 3; AMENDING THE ADMINISTRATIVE CODE TO CORRECT SECTION 
REFERENCES; AFFIRMING THE PLANNl~G DEPARTMENT'S' DETERMINATION UNDER THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT; MPJ<ING FINDINGS OF CONSISTENCY WITH THE 
GENERAi,. PLAN, AND THE EIG.HT PRIORlTY POLICIES OF PLANNING CODE, SECTION 101.1; AND 
DIRECTING THE CLERK pF THE BOARD OF SUPERVISORS TO SEND A COPY OF THIS 
ORDINANCE TO THE CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY 
DEVE.LOPMENT AFTER ADOPTION. 

~, on Jun 2, 2015,· Seyervisor Christensen. :introduce~ a proposed Ordinance under B~ard of 

Supervisors (herei:nafl:er "Board") File Number 150585, which would amend fhe PJ.il:rming Code to allow 

accessOIY dwelling units m :residential buildings within the bOlllldaries o~ District 3; and, · 

---- ----·-···-·-·--- -·---- ----·-· ·-·-·-·--
WHEREAS, The Planning Commission (.hereinafter "CoJDlllission'') conducti:d a d1;1ly noticed puhIµ: 
hearing at a regulatly schedµledmeeting to consider the proposed Orclinance on July 16, 2015; and, · 

WHEREAS, tne proposed Ordinance is covered as an Addendum to fhe 2004 and 2009 Housing Element 
· FIDal Environmental Impact :Report under Case No. 2015-005350ENV, pursuant to California 

Envi:ro:mne:ntal Quality Act (CEQA) Guidelines Section 1!:!164. · 

WHEREAS, the Planning Commission h4S heard and ~d the testimony presented tO it at the 
piiblic hearing and has :further· considered written mate:rlals and oral testimonypresi;nted on be;half of 

D~part:rnent staff and other interested parties; and 
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Planning Commission Resolution No. 19419 
Hearing Date: July 16"1, 2015 · 

CASE NO. 2015-007459PCA 
Construction of Accessory Dwelling Units in 

Supervisorial District 3 

WHEREAS, all pertinent documents may be found in tbe files of the Department, as the cuStod.ian of 
:records, at 1650 Mission Sireet, Suite 400, San Franci.Sco; and 

WHEREAS, the Planning Commission has reviewed the proposed Ordinance; and 

'MOVED, that the Planning Comn:!issionhereby recommends that the Boa:rd of Supervisors approve with 
modification of tbe proposed ordinance.. Specifically,. the Conimission recommends the following 
modifications: 

1. Prolu"bit conversion of retail on the ground floor to ·ADUs. 

FINDINGS 

Having :reviewed tbe materials ide:rttified in the preamble above, andhaving heard.all testimony and 
arguments, thls Com:mi,ssion finds, concludes, and deter.mines as follows: 

1. .Allowing ADUs within existing residential buildiitgs is a pragmatic infill sirategy to create more 
housing. This strategy is crucial for San Francisco's housing rrtarlset in multiple aspects. First, adqmg 
apartments to existing, older housing stock complements the current housing dev~opment irends in 
San. Francisco, which primarily· occurs on lots that are significantly. underdeveloped or vacant 
Second, thls existing housing stock provides limited available rerttal housing to the market as many 

· of these bulldings are also under :i:ent control where the turnover rate of units for rental is generally 
low. Lastly, this infill sirategy would create .more apari:ments in the areas of the city that are already 
built-out without changing the neighborhood character, in~easing building heights or altering the 
built fomi. Such small-scale residential infill could create a4filtional h<;>mes for existing and future 
San Franciscans spread throughout the city. · 

· 2. ADUs are usually iocated 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 due tq smaller windows or windows facing smaller open a:reas, and side entrances due 

· -·· -··--- ·--to-loca.tion-oHhe unit-on-the·lot;-Such sah<m:li:oate-eharacter.isties of-ADUs··.result-:in-lewer-rents-·-· ----.. ----·· -
compared to fue rental rates of a unit in a newly developed building. Further, the lower rents would 
accommodate populations fuat are not adeqnateJy being served by the market younger households, · 
small .families, senior and elderly :individuals and so forth. Estimated :rents for AD Us in District 3 or 8 
would provide more rental housing affordable to these households earning 130% to 145% AMI. 

3 .. Tue proposed Ordinance would allow ADUs througho11;t Distrids 3; a right step to the right direction 
of small scale _infill housing .. Expanding the geogra.phieS where ADUs are allowed ~ potentially 
provide thousands of unl.ts :in areas of the city that currently have very low available ren~ housing 
on the market. , . . · 

2 
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·Planning Commission Resolution No. 19419 
· Hearing Date: July 161h; ZQ.15 

CASE NO. 2015-007459PCA 
Construction of Accessory Dwelling Units in 

Supervisorfal District 3 

4. · General Plan Compliance. The pioposed- Ordinance and the Commission's recommended 

modifications ate consistent with the Objectives and Policies of the.General ~Jan: 

OBJECTIVE 1 . 
IDENTIFY AND MAKE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES TO MEET THE 
c:rn'.'S HOUSING NEEDS, ESPECIALLY PERMANENTLY AFFORDABLE HOUSlNG. 

POLICY1.5 
Consider secondary units in community plans where fhei:'.e is neighborhood support and when 
other neighborhood goals can be achieved,. especiilly if that housing is made-permanently 
afford.able to lower-:income households. . 

The. proposed _Ordinance would allow 
0

Access0111 Dwelling units wifhin the boundaries of District 3. San. 
Fra:n.cisco is in deer need far more lwusing due to hi.gh demand.pressures. AJlowing ADUs wiJ:hi.n the existing 
residential buildingi; is im inji11 housing strafegtJ and woulil provit]e one hOU!Jing option. among many options 
needed for San Francisco. This change in land use controls is not part of a communitlj planning ejforl: led blj the 

. Planning Department. Huwever, the Com:missio!'- lfstc;ned to the public cam~t and considered the outreach. 
completed lltj the Board Member and finils 'fhat there is sufficient comm:unitlj i;upport and paten,tial to adiie.ve 
goals in the public interest of the neighborhood, to warrr:mt the uniiertlikin.g rif !;his chmige in this these areas; 

OBJECTIVE7 
SECURE FUNDING AND RESOUllCES FORPERMA.l'{ENTLY .AFFORDABLE HOUSING, 
INCLUDING INNOVATIVE PROGRAMS THAT.ARB NOT SOLELY RELIANT ON 
TRADIDONAL MECI:IANI$MS OR CAPITAL. 

POLICY'J.7 
Sitpporl: hons:ing for middle income honseholds, especially furough programs fuat do not require 
a direct public subsidy. 

ADUs are !;Ubordinate to the original unit due to their size, lncation of the entrance, lower ceiling heights, etc. 
ADUs are iintidpated to provide a lower rent: compared to the residential uni,; develnped in newly constructed 
buildings aniL therefore the proposed Orilhumce would support housing for middle income households. 

1. Planning Code Section 101 Findings. The proposed amendments to the Planning Code are 
·--·-·· - - -···- -- - -coilSISrenf' Willi: 'the eiglifl'iionlJ Polffies sefio~-:m "S~ffion ·1unwroftl:i.e"PJ.aN:img'C5ae n1-- - -

that 

1. That existing n¢.ghborhood-serv.ing retail uses be preserved and enhanced and future 
opportunities for resident employment ID. and ownership of such businesses enhanced; 

'Die proposed Ordinance would not ht<oe a negative impact· on neighborhood serving retail uses and 
will not impact upportun.if:ies for resident emplm.J711en~ i:n and ownership of neighbarlwod-sefuing 
retail · 

2... That existing housing and neighborhood cbaracter be conserved and protected. .in order tp 
preserve the cultural and economic div:ersity of our n~gbborhoods; 

3 
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Planning Commission Resolution No. 19419 
Hearing Date: July 16th, 2015 

CASE NO. 201S-007459PCA 
Construction of Accessory Dwelling UnitS in 

Supervisorial District 3 

The proposed Ordimmce would not have a. negative effect on hOusing or neighborhood draracter. The 
new units wou:J.d be built. within the existing bm1ding envelope and therefore would impose minimal 
impact cm the ~g housing and neighborhood character. 

3. That fue Ciiy' s supply of affordable housing be preserved and enhanced; 

The proposed Ordimmce would not have rm ail.verse effect un ~ City's supply of afferrlable housing 
and aims to create units affordrible to midille income households. The ordina:nce would, if adopted; 
increase the number ~frent-cont;rolled units .in San Francisco. 

4. That commuter traffic not impede MUNI transit serVice or overh?Tden our streets ·or 
neighborho9d parking; 

The proposed Ordimmce would not resul.t in commuter traffic nnpeding MUNI transit seruice or 
overburdening the streets or neighborhood parking. 

5. That a diverse economic base be maintained by protecting our industrial and service seclors 
from displacement due to "commercial "offiee development, and that future opportunities for 

· :resident empioyment and ownership in these sectOrs be enhanced; 

The proposed Ordinance would not cause disp.Zacement of the industrilll or service sectors due to office 
develupment, 1111d future opportunities fur resident emplm;me:nf: or D'W11£rship in. these sectors would 
not be impaired:. ·· · 

6. That the City achieve the greatest possibfo preparedness to protect against injury and loss of life in an 
. earthquake; 

· The proposed Ordimmce would not have an impact on Cil:Jj's preparediress against injunJ and loss of 
life in an earthquake. · 

. 7. That the landmarks and historic buildings be·pxeserved; 

The proposed Ordimmce would not have a negatiue iircpact un the City's Landmarks 1111d historic 
buildings as the new units would be added under the guiila:nce of local law and policij protecting 

-· - ---···-·---·---- -historic-Tesmuces,-when app1 opi iate;·-Fttrther,the-addilional-income·that·may-be ~gained-by-the------ .:.. 
praperty owner may enable the property awner to pursue a higher standard of maintenance for the 
building. 

8. That ow: parks and open space and their ac~ess to sunlight and vistas be proteded from 

d~pm~t; 

The proposed Ordimmce would not have an impact on the City's parks tl1ld apen space and their access 
to sunlight and vistas. 

8. Planning Code Section 302 Findings. The Planning Commission finds from the facts presented. 
that the public necessity, convenience· and general welfare :require fue proposed amendments to 
the Plamrlng Code as set forth in Section 302. 

4 
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Planning Commission Resolution No. 19419 
Hearing Date: ·July 161h, 2015 . 

CASE NO. 2015-007459PCA 
Construction of Accessory Dwelling Units in 

Supervisorial District 3. 

NOW THEREFORE BE IT RESOLVED that the Commission hereby recomn:i.ends that the Board ADOPT 
tbe proposed Ordinance wiihmod:ifications as described :in ibis Resolution. 

I hereby certify fuat th~ foregoing Resolution was adopted by the Commission at its meetlng on July 16, 
2015 •. 

AYES: Fong, Antonin£ Richards, Jobnsl:cm, . 

NOES: Wu, Moore 

ABSENT: Hillis 

.AQOPTED: 

Jonas P. Ionin 
Commission Secretary 

-.,...--- ---------·- --------·--· 
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SAN FRANCISCO 
PLANNING DEPARTMENT 

Executive Summary 
Planning and .Administrative Code Text Change 

• HEARING DATE: JULY 16, 2015 . 

Project Name: 

Case Number: 

Initiated by: . 

Staff Contact: 

Reviewed by: 

Recammendatian: 

Consftucfion of Accessory Dw~g Units in Supervisorial 
Districts Three and Eight . · 

20i5-005464PcA [Board File No., 15-0365] & 2015-007459PCA 
{.Boa:rd File No. 15-0585] . 
Supervisoi; Weiner and Supervisor Christenson i Introduced 
Jrme2,2015 
Kimia Haddad.an, Legislative Affai:rs 
JGmia.haddadan@sfgov.o:rg-, 415-575-9068 

Aaron Starr, Manager Legislative Af£aixs 
aaron.starr@sfgov.org, 415-558-6362 
Recommend Approval wifuModi:ficalion 

PLANNING & ADMINISTRATIVE CODE AMENDMENTS 

T.he two· proposed Ordinances would amend the Planning Code to allow !he construdion of 
Accessory Dwelling Units (also l<nown as Secondary o:r I:n-Law Units) within the boundaries of 
Board of Supervisors Districts 3, and Distci.ct 8 excludmg any lot within 500 feet of Bio~ 2623 
Lots 116 through 154; amending !he Administrative Code to correct section references; affimrlng 
the Plam:ring Department's deternrination. 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 ftrls 
ordinance to the Califomia Department of Housing and Community Develo~ent after 

adoption. 

1650 MlSlifon St. 
$u!1~4PD' 
S311 flllllClscO, 
CA 9410S.Z479 

RIJC~pHorc 

415.ti5U376 

Btx: 
415,5!jlJ.6.W9. 

Planning 
lnfnflll!ltion: 
41!).558.6871 

_____ _IE.e~a)'."_Itls~~~_: ___________ ,. _____ --·····--·--- -------------· --·----·------~. ---.... --
1. Currently, San Francisco allows new ADUs ;in and witlrin 1,750 feet of the Castro 

NCTJ, and.also :in buildings that are ~dergomg voluntary or mandatory seismic 

retrofitting, subject to fue following conditions: 

• ADUs pm only be built wiftrln the existing built envelope and cannot use space 

from an existingu+rlt 
• ADUs are exempt from certain prQvisions of the Planning Code SUch as rear 

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

" If the original building is sribject to rent control, the AUD{s) would also be 
subject to the :rent control 
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Eicecutive Summary 
Hearing Date: July 15, 2015 

CASE NO. 2015-005454PCA &2015-007459PCA 
Construction of Accessory Dwelling Units in District 3 and 8 

• Fo:r AUDs in buildings undergoing a seismic retro.I#, buildings with four. or 
fewe:r unils are pex:mi.tted. to have one ADU and builclings with 5 o:r more are 
permitted to have an unlimited number of ADUs. 

• For ADUs in or Within 1,750 feet of the Castro NC District, buildings of 10 units 
o:r less can add one ADU, and buildings with '.!-1 or more~ ain acid up to two 
ADUs. . 

2. In. zoning districts with density controls in Distr:!ct 3, new ADUs are not 

permitted. 

3. The Definition of an.ADU is located in Section 207. 

4. When add.kg an ADU in buildings undergoing seIBntlc retrofitting, fue building 

can be raised three feet to cre.:i.te the height suitable for residential use. 

The Way It Would Be: 
1. ADUs would be permitted tb:roughout District 8 subject to the s~e controls listed 

above; depending on whether o:r not it was a seismic retrofit building. 
2. ADUs would be permitted throughout D.isb:ict 3 subject to the~ controls for ADUs :in 

seismic· retrofit buildings. . 
3. The definition of an ~Us would be moved to Section 102 of the Planning Code_ 
4. .For AD Us in buildings nndergoiog seismic :retrofitting, it would be clarified that in cases 

of raising the building for a maximum of furee .feet a) notification requirements of 
Seciian 311 and 312 would not apply, and b) a variance is not required if expanding a 
noncomplying stru~ . · 

Exhibit A shows the areas affected. by the two Prop?sed Ordinances. 

BACKGROUND 
In bis'State of the City speechin January 2014, Mayor Lee.acknowledged a housing shortage and 

.estabJ:i.sbgd a seven point plap. for housing,. o:i;ie of which focuses on building "more affordable 
houajng, faster". Jn the midst of this crisis fur housing affordable to low o:r middle :income· 
households, a variety of housing policies are needed~ a~ve the O.ty' s housing golils. 

________ AI?_Us ~ ~'E:g__~~~~ bUndin~ ~~~-~~an idea p:romo!ed by !Ei:_~tate __ BE_~------- ·---· __ 
employed. by :many local jurlsdiciionsl m Califo:rnia to.meet affordable housing needs. Academic. · 
research and published reports have identified the benefits of ADUs for more tlran two decades. 
The Califoinia Department of Housing and Community Development identifies lllllliiple 
potential benefits that ADUs can offer to communities, including: an impo:rlant source of 
affordable housing. easing a rental housing deficit, .maximizing limited land resomi:es and 

1 l!Jcamples axe Santa cniz, Berkeley, Los Angeles, San Luis Obispo. 
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exi_sting :infrastmcture, and assisting low and moderate-inco:rru; homeowners with supplemental 
income'-•. 

"What is an Accessory Dwelling Unit? 
An ADU is a residential unit added to an existing building or lot with an existing :residential use. 
that is subordinate to the other residential units due to its smaller size, location, location of the· 
entrance, low ceiling heights, less light exposu:re, and so for!:h. Also lmown as secondary units, 
in-law units, or granny flats, ADU~ are generally developed using uninhabited spaces within a 
lot, whefhe:r a ga:rage, storage, rear yard, o:r an attic. These units l!Ie entirely independent from 
the·primary unit or units, wifu independent kitchen, bathroom, sleeping facilities, and access to 
fue street; however, they may share launmy facilities, yards, and oilier traditional types of 
common spaces wifu fue primary unit(s). 

In 2014, Ordinance 0049-14 created a definition in the Planning Code for an ADU. Tiris definition 
aligns with the concept of an ADU descr.ibed above, with a specific restrl.cti.on that an ADU is a 
unit added within the existing built envelope as it e~ 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 ~wer units than the ZCming controls already allow . 
(Exlu"bit B). Property owners of fuese lots can simply· apply for a perm.it to add a unit. Since these 
units are added to an existing building, it is likely thal:they were created as an infill of an existing 
unl:ised space: smaller in size, subordinate location ori the lot potentlal lower ceiling. Also, in late 
2000s after many yeais of communiiy plam:tlng, the City rezoned large areas of the City as a 
result of the Eastern Neighborhoods, Ma4ccl. Octavia, and "Balboa Area Plans. These efforts 
removed numeri.~ density limits that restrict the number of units per lot in these districts. 
Instead, the number of units is controlled ftu:ough height, FAR, and open space, rear ya:rd, and 
exposure requirements. In the absence of traditional density limi~, property owners are now able 
to add uni.ts to fue exiSting buildings as long as other Planning Code requirements are met. Many 
-of these units seek variances from some Planning Code requrreme;i.ts such as open space, rear 
yard, and exposure. Jn fue past £.ve years, qnly about 300 units were .added furough one-unit 
additions. · 

'The Ci.J:y_~also ;ill.Qwed fue additi~· of_:pew imits b!o/-ond d~ty l.D:¢ts. In 1978, fue Oty 
created a new zoning district, REf.l(S), to allow secondary units limited to 600 square feet .in 
single-.family homes; ·however, only about 40 parcels fall under tbis zoning category. More than 
three decades later, the City expanded on this effort First was the legafuation of ill~gal units: 

· u:ri:its built wifuout :fue benefit of permit and may be in excess of density limits. The Asian. Law 
Caucus carried out a report on such units :in the Excelsior.Neighborhood in San F:ranc:isco. Titls 
report Sllggested fuat "secondary units are home to tens of fuousands of San Fraricisco residents", 
while acknowledging fue ~certainty of this statement due to the hidden nature of fue units as 

:z. Califomia Department of Housing and Community Development, Memorandum for Planning Directors and Interested 
Parties, Augost 6, 2003;httP:lfwww.hcrlca.gov/hpdlhpd memo ab1866.pdfrel:r:ieved QI) Janumy 29, 2014: 
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illegal UDits3• ~ a response to !:bis issue, Supervisor Chu sponsored an orclinance (Ordinance 
0043-14) that create4 a path: for owners to Jegalize existing units built without permits beyond the 
density limits. S:inre the start of !:bis voluntary program in May 2014, the City has teceived over 
200 permit applications for the legalization p±og:ram. Also in 2014, two other new programs 
related to ADUs were adop~d.. Ordlnance 0049-14. allowed new .ADUs in the Castro District over 
the existing density limit, followed by Ordinance 003-15 that expallded this provision to 
buildings unde:rgoingvoluntary or mandatory seismicreb:ofi.t!ing (Exliibit B). 
These Ordinances signify a turning point in ihe City s housing policy toWru:ds ,AJ)Us; a major 
Change from p:rev:io~y requiring removal of illegal uni.ts to allowing additional units beyond the 
established density. 

ISSUES ANO CONCERNS 

ADUs: An Infill Housing Strategy 

Allowing ADUs w?-fhln existing residential buildings is a pragmatic infill strategy to create more 
hous:ing. 'This strategy is crucial for ~an Francisco's housing :market in multi.pie aspects. First, 
adding apartrnents to existing, older ltousing stock complements the current housing 
development trends in San Francisco, which primarily occurs on lots that are significantly 
und~developed or vacant ADUs would allow more efficient use of land wifuin our existing 
housing stock' as the majority of the ci:f:y's residenfial properties are already developed mi.dare 
unlikely to be redeveloped :in near or long-term futw:e. Second, this existing housing stock 
provides limited available rental housing to the market as many of these ~uiklings are also 1if\der 

· rent control where the tum.over' rate .of units for rental :is· generally low. Exhibit C shows the 
c:ancenil:atlon of rental listings in _the past yeari indicating 1~ volumes of units available on the 

• marl<et for retrl: :in most of the city except .for ~ in, SoMa, lower Nob Bill. or parts of the 

Mission. New ADUs wouid. 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-qut without changing the neigbho:rbood chmcter, mcreasing building heights 
or altering the built.form. Such small-scale residential infill could create additional homes for 
existing ~d future San Franciscans spread throughout the city. · 
The proposed Ordiriances would allow ~Us throughout Districts 3 and 8; a right step to the 
:right dµeclion of small scale :infill.housing. Expanding the geographies where ADUs are allowed 

----can potentfully prov.l.de thousands of units in areas of the dty ftui.t currently have very low 
avail.able renfal housing on the market. · 

AOUs: Middle Income Housing . 
Despite t'fie boom in development with about 7,000 uni.ts currently under constrb.ction, the city's 
rental market remains the most expensive in the nation. ~rulia, ~ ~nl:ine rem estate service, 

3 Asian r.a.w- Caucus, Ow: ffidden Communities: Secondary unit households in lhe Excelsior Neighbotliood of San 
Fi:ancisco, lv.farch. 22,. 2013. . 

4 Dafascrap.ing fromPadmapper from January to June2015 
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publishes a trend report that puts Sin Francisco rents as the highest in fhe nation, easily out 
pricing New Ym:k.5• T:rulia also published a map of ;median asking rents in recent listings by 
neigbbotlwods, whiclt :ranges up to about $3,750 per bedroom6• The median r~ price for a 1 
bedroom apartment in S~ Francisco has been repo:rted .as high as $3,500 by Zumper.7 Wifbin 
District 8 fhe median price for a 1 bedroom ranges from $2,810 in Glen Parle to $3,650 i;n fue 
Castro. In District 3, fhe median rent for a one bedroom ~anges from $3,040 :in Norih Beach to 
$3,995 in financial district However, the rental listings on this website primarily rely on units :in 
new developmep.t projects which are different than what an ADU would look like.. 

ADUs are usually located on fhe street level, potentially behind the garage, or a side ~trance, 
possibly low ceiling :heights or le~ light exposure. Looking at Craigslist rmtal listings for 
comparable units to an ADU :indicates a lower aver11ge of $2,600 for such units in District 3 and 
$2,700 :in Distric~ 8,6 Staff estimates that a one bed:i:oom ADU created as a result of the two 
proposed Ordinances would rent between $2,60~ to $2900 rent for a new one-bedroom 
aparbnent Assum:ing that rent is affordable .to a household if they are S'penqmg 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 AMI9,10. For San 
Francisco, this :income level represenfs middle7income. households who are today, more fuan 
ev~, feel:ing the pres~e to leave the city for ~o~rental markets in the Bay Area; therefore 
ADUs Can serve thiS section of the population who are orrrenfly poorly served by fue new 
development 

De~sity Limits ~aivers 

Sllnilar to previous Ord:inan'ces allow:ing ADUs; ihe proposed Ordinances allow waivers from 
density limits. Orcliruince 0049-14,·allow:ing ADUs in fhe Casti:o, provided ~vers from density 
for one ADU in buildings of 10 units or less and.for two ADUs in buildings of more fhan 10 units. 
The proposed OrdinlJ.Ilce for Districl 8 expands the same proposal to all parcels willrln District 8. 
The proposed Orclinance for District 3, however, allows wa,ivers from density for one ADU in 
buildings of four units. or less, and a complete waiver fro~ density in buildings of five units or 
more. This proposal aligns with ihe ADU controls in buildings undergoing seismic retrofitting 

••I 

-·····-5 Kolko, ·"j~· --Q;i;f -j!;,;;;,;,;..t;- Trulia·-··-~ds:-···-fanuary ~~--w~·Retrleved--:fr~---------·-

ht!:p:/lwww.trulia.com/trendsfcategozy/price..:ent-monitors/ o:nJiUlll2l:Y B, 2015. 

& Tni1ia, San Francisco Real Estate Overview, Re!rleved at h!:tJ;>:l/www; trulia.comh:eal estate/San Francisco-California/ on 

January TT, 2015 

7 Zumper National Rent Report Jrme 2015, Retrieved from htl;ps:l/www.zumper.rom/blog/20!5/Qli/zumper-national-:rent-

n;port-june-2015( July 1", 2015. ' 

6 These averages iµ:e based oaa limited pool of listing pulled at one time .from Craigsllst 

9 Area MedianJncome (AMI) is jhe dollar mnoi.mtwhere half !he populaliOn eams iess and half eams more. 

lD San FrandsCo Micyor's Office of Housing. Maximum Rent by • Unit Type: 20is, . htl;p:f/www.sf
moh.org;lmodules/showdocumentas;px?documentid=BB29 
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where a complete waiver from density limits is allowed. The seismic retrofit program applies 
only to buildings of five units or more. 

The Plamrlng Code impos~ density limits in many areas of the city through either an absolute 
maximum. number of units per pa:rcel (RH 1, J,ffi-2,. and RH-3) or limits based on ihe size offue 
lot (RM-1-; RM-2, RM-3, etc). W aiv!"!s from density in these areas cannot currently be obtained 
through any mechanism.. However, remov.ing density limits has been a strategy implexµented in 
San Francisco. fu certain a:reas of city (most of the mixed use 'districts in the Mission, SoMA, 
.Potte:ro Bill,. etc), the 'Pla:i:ming Code does not maintain densify limits. through sudt vanahles. 
Instead fhe number of ~ts per lot is controlled by height, bullc, rear yard, open space,. and 
bedroom count requirements. · 

Ordinance 003-15, ·allowing ADUs :in buildings u:iuiergoing seismic retrofitting, st:ruclc a palance 
in the Qty' s policy toward;; density, in that under certainPJnditions the density limits on a lot is 
removed. Those conditions :include: 1) if new units are added wifhin the existing built envelope 
without taking iPace from existing units, and 2) if ihe buil~gs is inid to large scale (5 or more 
units). . 

Feasibil~ of ADUs 

Adcllng an ADU within. an exisfu:ig buildIDg requi:res existingur:rlnbabited space, t.ypkally on the 
grmmd floor, Usually a ga:rage or storage space. Such space is not always available in San 
F:rancisco buildIDgs, especially the older buildings without any garage. Other owners may ~ot. 
favor remov.ing garage spaces to add an ap~ Other factors can also :rrohibit owners from 
deciding to add a unit ·lengthy and complex permitting process, lack of famili'arlty with. the 

~~on process, costs ~f constcuction, lack of interest for managing a~ apartment;. and 
so forth. · · · 

Based on fu~e challenges, unit additions are not very common in San Francisco, despite the 
already existing vast potential for addIDg units V4tl_tln existing buil.clings tbrougbout fue city. 
Over 37,000 parcelsll can add at least on Unit within fue allowable density in residential buildings 
in ~anFrancisCC? (Exhibit D). However, tbe Departinentre~ves uni~ additions permits for only a 
very sx0an fraction of that each. year. Since 2014 when the two ADU programs were established, 
only fhree applications J:tave been :received: two ADUs in the Castro and one in a seismic retrofit 

piograID-

To encou:ragemme . .Ariu;;'fue Dep~~~tlypttbllshed an-:ADff~cib-;;~J( de;~;P~ 
·by a consultant It is fue Department's hope that fuis handbook will help guide and en.courage 
homeowners that may have the ability to add an ADU to t1;ieh: builcling. but have been 
discouraged in' the past to do so.· This handbook includes six prototypes of adding a unit to an 
existing building and stimmarizes the City re~tions thii.t govem. sritlt permits. The Department 
will publish lifts 'handbook :in the conrlpg weeks. This handbook also includes <;Osts analysis for 
adding a Uilit to a building. It found that on average an ADU could cost from $150,000 to 

11 This number Includes that are density controlled lots that are undetbuilt by at least one 'llilil: to a maximum of .fi~ 
units, as well as :residential lots without densUy conl:rols lhroughout l:he city; it doe.s not Include l:he .ADUs allowed 
beyond fue density limits per thenew0rdinancessince2014. 
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$200,0DO. While ftris .cos~ could make adding a unit financially Weasible to maI].y, itindicatei_; fuat 
with some :in.vesb:nent a property owner could add a unit to their buil\iing that would pay for 
itself within about five years. 

Given many factors contributing to the feilsibility of an ADU, it is uncertain how many ADUs 
could potentially result .from· the two propo.sed Ordinances. Despite fuis, staff used a 
methodology to approximate supi a number in Exhibit E. ADUs 'resulting from ,fuese two 
Ordinances or any unit adilitions throughout fue city would be-addedinc::rementally and spread 
out in different residential blocks. · . 

. Application of Rent Control Regulations 

San .. Francisco Residential Rent Stabilization and Arbitration Ordinancel2 (Rent Control Law) 
regulates ihe existing housing stock in San Francisco, establishb.lg rent increase co:nstraints for 
rental units in residential buildings built prior to, 1979: The Rent Control Law also 'protects the 

tenants -:residing in fuese units against no-fault evictions, restricting evictions of ihese tenants to 
only fourteen specified just qmses. Similar to the previous ADU Ordinances, the tWo proposed 
Ordinances require ihat any new ADU constructed in a building wifl:t units cm:rently subject to 
rent control would also be subject to :rent cont:rol. Given that most of the buildings :in these 
districts eligible for adding. ADUs ·Wer~ all built before 1979 it is safe to assume fuat the 
overwhelming majorityia of these buildings are ~ectto fue Rent Conirol law. 

This change would create the opportunity to :increase the approximately 170,000 units cm:rently 
protected under Renf Conb:ol14, It would apply the annual :rent increase limits to fhese units at a 
regulated reasonable rate-helping to ensure. tenants won't become priced o'Q.t of their unit 
di;cring an economic upturn. The rent stabilization strategy of the City's rent coptrol law limits the 
amount fuat the rent can be increased :in rent-controlled units, stabilizing rental prices for the 
tenants of such units, especially during economic booms like fue one we are am:ently in. 

The Plan:a:ing Code already outlines the procedure through which an .ADU would legally be 
subject to the Rent Conirol law. This procedure :includes an agreement between ihe City and the 
property ovrri.er that would waive the unit from the Costa Hawkins Act, p. State law fuat prolu'bits 
municipal rent control ordfuances for buildings built after 1995. Under ihe Costa Hawkins Act, 
for builfilngs" built after 1995, J:he property owner may establish the initial and all subsequent 
:rental rates. This agreement :rep:resents a condition for permitting an .ADU, which is also being 

----- ··used-when Oll"''Site:intlllsionary-:rental units a:re·provided-within:a project;---·---·-------- -~· ------. . 

Quality of Life Regulations 

The Building, Fire, Housing, and Planning Codes all regulate quality of life standards :in housing 
units iri order to ensure habitability of resid~ miits. While earthquake and fire safety . . .. . .. 

l2 Chiipter 37 of the Administrative Code 

is Condomlnlums and tenancyin·Common buildln.gs are ownemhip unihl and not subject to the Rent Control drdlnance. 
' . 

14 San Francisco Rent Board. htt;p:f/www.sfrb.orgCmdex.as;px'lpage=940 Rebieved on 2/1/14. 
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measures along wilh access to light and air standards represent the mirrlmum life and safety 
shmdards, Planning Code requice:menis regarding open space, exposure, and parlcing de.fine the 
quality of life beyond minimum. habitation.standards. Histo:rically, applications for adding a unit · 
:in areas that are already allowed sought variance from some of the Planning Code requi!enients 
such as apen spai:e, rear yard, exposure, and parking. The tWo recent Ordinances that allowed 
ADUs m the Castro or buildings undergoing seismic retrofitting provided a sb:eamlined waiver 
process from these requirements under fhe condition that the unit is within. "fhe existing bllilt 
envelope: Similarly, the proposed Ordinances allow the Zoning Adnrlni.strator (ZA) to waive 
open spare," rear yard, m;td pa:rking requirements for fuese ADUs m District 3 or 8. Other City 
'Policies such as street trees and prov:ision of bicycle 'parking remain applicable to these units. 
Below is a summary· disaxssion of how such provision would .facilitate ADUs without 
compro:misfugthe quality of life for ADUs. 

Rear Ya:cd- The existing rear yard in a building where an ADU is added would rema:in 
unchanged. Jn cases where the existing buildings are already non-conforming to the rear yard 
requi:Cements, this Orilinance would !j]low the new units to also be exempt from complying with 
the rear y~d requirementS as well These buililings were built prior to establishment of rear yard 
re~ements and .any added unit would o.ffe:r similar quality of life levels as the existing uni.ts :in 
the builaing. · · · ' · 

Exposure- Exposure requirements contribute significantly to quality of life as they regulate 1ighf: 
and .air into residential space. While ~ Building Code regulates the size of windows, the' 
Planning Code :regulates the size and quality of the open area to which the windows face. In 
existing buildings built prior to the PlaDning Code exposure requirements, it is usually :infeasible 

. to provide a code compliant oPen area for exposure purposes. Allowing flexibility :in the size of 
the open area would not harm livability of Af)Us and may be critical to ensuiing th~e units are 
built. The two mo~recentADU ordinances allowed suCh open area.to be 15' by 15'. 

Parking'- 'The provision to waive pa:rking ~ements would .facilitate ADUs in two ways: First, · 
it wquld allow removing an existing required parlcing space to provide space for an ADU. 
Second, if two or more ADUs are proposed on a lot, the parking requirement can.also be waived. 
It is important to note that currently, tlie Planning Code does not require parking space if only 
one unit is being added·t~ an existing building. 

In a typical IJ.eW const:ruclion project, an average cost of a podinm parking spot has been reported 
nearly $30,000 per spaceis. Jn the case of new ADUs1 while this cost can be lower due to the 

--- -·-·:-· existfiigsti:iidiire,·~ a pailing-reqiiliement ror·fuese"UiiitS wouiif'sUlf]il(el.yienaer·-- ---

new ADUs ~ infeasible. Given the g~al of streamlining and facilitating earthquake resilience :in 
fuis Orclin;mce, parking waivers are appropriate and necessary. San Francisco has advanced a 
transit fust policy that aligns with providing housing withmit off-street pa:tlcfu.g. ~ · 

15 Seifel Consuls!ing Inc, Jnclusionary Housing Fmancial .AnalySis, December 2012, Report prepared for San Francisco 
Mayor's Office of Housing, page 15. 
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REQUIRED COMMISSION ACTION 

The proposed Ordlnance is before the Commission so that it may recommend adopti~n, rejection;. . 
or ·adoption wifh. modifications to the Board of Supervisors. 

RECOMMENDATION 
l 

The Deparlmen± recommends that the Co:inmission recommend approval. with modift.ea:f:i.ons of 
the proposed OrClinance and adopt the attacl:led. Draft Resolutioµ to that effect The proposed 
modifications are as follows: 

1. Create consistency in number of ADUs allowed per lot across ~ent geographies. 

2. Expand the eligible geographywifh.in District 8 to include the buffer areas around the 

associated Supervisor's residences. 

BASIS FOR RECOMMENDATION 

The Department supports the recommendations of fh.ese two Orcfinances. San Francisco and the 
Bay .AJ:ea region ill in dil:e need for :more housing given the significant increase in number of )obs 
in the region. ADUs represent one ~ousing strategy among !IlllTo/ that the City is pron:ioting to 
facilitate a variety of ho~g options. Allowing ADUs represent a small-scale infill housing 
strategy that complements current development .This st:rafegy would create potential to add new 
homes to properties fh.at ofuerwise wocld not have any develo~ent potential, efficiently uSing 
unoccupied space in existing buildings as a resource to provide more housing. · 

ADUs are usually located on the ground floor in space that was previously used for parking or 
storage, and as a result typically 11a~ lower ceilings heights. These units will also likely have less 

· light exposure due to smaller windows or windows facing smaller open areas; and Si.de entrances 
due to location of the unit on the lot Such subordinate characteristics of ADUs :r~t in lower 
rents compared to the rental rates of a unit in a newly developed. builCling. Furfher, the lower 
rents would accommodate populations that are not adequately being served by the mm:ket 
younger households, small fa:roili.es, senior and elderly indi'\liduals and so forth. Estimated rents 
for ADUs in District 3 or 8 would protlde :more rental housing affordable to ihese households 
earning 130% to 145%-.AMI. · ·· 

------· --·--. ~fo~<:~_is~~~!.°~.~.:!?.~~~~~:~~~~~~~~~~ .. ··-··-·-· ---··--- ···-·· -···- -- -----·-
1. Create consistency in nnml?er of ADUs allowed per lot across different geographies

Staff recornm~ that the cop.trols for ADUs in District 8 be modified to align with 
District 3 controls: For builClings 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 m District 8 differ from ADUs in District 3 in tenns 
of number of AD Us allowed per lot The same difference exists in the existing regulations 
for.ADUs m buildings undergoing seismic retrofitting compared to ADUs in the Castro. 
Staff .finds fh.at the density controls for ADUs in seismic retrofit buildings are further 
aligned with the City's overall policy towards density cimtrols. In many areas of the City, 
a combination of fonn and unit type related requirements (.height, btilk, :rear yard, open 
space, and bedroom count :requirements) control the nnmber of units allo~~d per lot as 
opposed to a certain square footage per unit Sllnila:tly, the ADU controls in buildings 
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undergoing seismic retrofitting establish fo:nn and unit size related requireynents :in mid 
to large size buildings (five or more units): that fue ADU should stay wifb.in the existing 

'built envelope, and.it should not take space from existi:l.lg units. The proposed Ordinance 
in District 3 already xefl.eds this sttategy for buildings with 5. or moxe m:dts. For smaller 
buildings (4 or leSs unifS) however, recognizing the smaller scale and character of these 
buildings and the neighborhoods,' it would oni.y allow .o:qe ADU. Staff supports these 
controls and. recommends that District 8 .ADU conl:Iol also be modified to a4opt the more 
balanced density control strategies. 

2. Expand fue eligible geography Within District 8 to incorporate the buffer areas around 
the a.ssocii\ted Supe:tvisor' s residences currently exclnded from the program. The 
pxoposed Ordinance :in District 8 excludes properties within a 500' buffer arormd the 
residence of Supervisor Wiener sponsorlngthe legislation These areas were excluded 

· due to fue CalifCu:rda Politjcal Refunn.Act fuat precludes the ability of officials to 
participate:in decisions fuat affect their .financialmterests. Staff finds that !JPplyingthe 
ADU controls to the enfuety of the district would serve the broader public interest 
Expanding the ADU controls to :include fuis area would enable application of the 
prbposed provisions fairly and consistently throughout the D.istrlct. 

ENVJRONMEITTAL REVIEW 

The proposed ordinance is covered as an Addendum to the 2004 and.2009 Housing Element Final 
Euvixonmental Impact Reporl llllder Case No. 2015-005350ENV, pursuant to California 
Envixonmental Quility Act (CEQA) Guidelines Section 15164. 

PUBLIC COMMENT . . 
As of fue date of this report;. 1he Planning Department has not received any comments about this 
Ordinance. 

I RECOM:MENDATION: Recommendation of Approval with Modification 

.Aftacbm.enfs: 
Exhibit A: 
ExbibitB: 
.Exhibit C: 
Exlu.oit D: · 

.. ~t~ 
li'<hibit J!
~t G: 

-E>rbihlt.H· 

AffectedPxoperties in the two Prcposed Ordinances 
Axeas wher~ ADUs are already allowed 
Concentration of Rental Li.slings in 2015 

Potential.number of new ADUs 
Draft Plann:ing Commission.Reselutionfor BF No. 15-0365 
Draft Plann:ing Commission Resolution for BF No. 15-0585 

Draft Or~ce [Board of Supervi!!ors File No. 15-0365} 
Draft Ordinance [Board of Supervisors File No. 15-0585] 
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E~hibit C: Concentration· of .Rent~! Listings·from January to J4ne 2015 (~ot,irce: Padmapper) 
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Exhibit D-·Potential number of new ADDS 

Tobl Number of Parcels in District 3 5,780 

Number ofnon-residential p?ITcels -1,350 

Number of parcels ihatmay create ADUs under other m:illnances1 -570 

Number of parcels with condom:iniums2 -390 

Estimate number of remaining parcels with no gara~3 -1,300 

Estimate Number of Potential ADU Parcels in. District 3 2,170 

Appr~ximaie n'uinber of remaining 4 or less units builclings 1,224 

Approximate number of ri:maining five or more unit builclings4 946 

Theoreti.calMaxinmm Potential of ADUs in District 3" (1/l24 + 946*2) 3,U6 

Estimate Number of Potential New ADUs :in District 3 (3,Ufi :x; 0.25 =: 779) 

------.. --. ·-------· ·----. ----------;-----

1 ADUs allowed in bull dings undergoing seismic· retrofitting 
2 Due to the ownership structure fo~·condomlniums in a building, staff anticipates that such buildings would not 
~ddADUs. · . 
a Based·on field survey in the Ca~o Area in 201-!J- . 
4 Based on past tre1;1ds It is anticipated that buildings offive or more units would on average add a maximum of 
twoADUs. 
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·Total Number of Parcels in I>i.Sf:rlct 8 16,700 

NumbCr of nbn-residential parcels -MO 

Nu:tnber of :earcels that may ~eate ADUs under other or~ces5 -3,800 

Nu:mber of parcels with. c;,ondo:rrriniums -1,560 

Estimate nmriber of rema:infu.g parcels wifu no garages -3,~70 

Estimate Nlllllber of Potenfutl ADU Parcels in District 8 6,930 

-
Approximate number of remaining 10 or less unit buildings 6,750 

Appro:xi:r;rµ3.te number ~£ remaining 11 or more unit buildings6 :i..so· 

Theorefical Maximum Potential of .ADUs in District 8 (6,'750+180*2) 7,110 

ESfunate Number of Potential New ADUs in District 8 (7,110x0.25=1,'77.5) 

-------· 

5 AE>Us allowed in buildings undergoing seismic retrofitting, or the Castro area. 
5 Based on past trends it ts anticipated that buildings of five or more units would on average add a maximum of 
twoADUs. 
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SAN FRANCISCO . 
PLANNING DEPARTMENT 

Addendum.2 to Environmental Imp~ct Report 

Addendum. Date: . July 14, 2015 

CnseNo.: 

Project Title: 

EIR: 

2015--005350E:r-.f\7" 

BOS 150365-Accessory Dwelling Units 

B9S ~058~ -:-'Accessory °"'.elling Units 

fan Francisco 2004 and 2009 Hous1ng Element, 2007.1275E 

SCL No. 2008102033, certified March 24, 2011, re-cer~fied April 24, 2014 

Project Sponsor: Sa.n Francisco Board of Supervisors 

Sponsor Contflcf: Kimia Haddadan, (415) 558-9068 

Lead Agency: . San Francisco Planning Department 

Staff Contact: Jenny Delumo - (415) 575-9146 

jenny.Delumo@sfgov.org 

. REMARKS 

1650 Ml~oil SL 
Suile400 
San Fr.anclsc:o, 
CA 94103-2.479 

Reception: 
415,558.6378 

fax:" 
415.558.6409 

Planning 
• lnfol'lllation~ 

415.558.6377 

The purpose of fhls Addendum to the 2004 and 2009 Housing Element Final Enviromnental 
Imp<ict Report (EIR) is to substantiate the Plarriring Department's detemrination ihat no 
supplemental environmen!:al ~eview is required for fue proposed legislation, as the 
environmental effeclli of amendmg fue locations :in which an Accessory Dwelling Unit ("ADU") 
may be create,d bas been adequately analyzed pursuant to the California Environmental Quality 
Act ("CEQA") in a Final Environmental Impact Report ("2004 and 2009 Housing Element Final 
EIR" or "Final EIR.'') previously prepared for the 2004 and 2009 Housing Elements. Nor would 
the proposed project result :in new. or heighteried environmental impacts than those apalyzed in 

·· ··- - ·····-···-the F:inal-EI&·This'·memorandum:-describes-fhe-pr-oposed-ADU-legislation,-analyzes-the-projecl------·--
. in context of fue 2004· and 2009 Housing Element Final EJR,: and smnmarizes the potential 

environmentalef£ects that may occur as a result of implel!len.ting the proposed.project. 

Background 
1he 2009 Housing Element was adopted by. the San Francisco Board of Supervisors ("Board") as 
the Housmg Element of the San Francisco General Plan on June 21, 2011. H~wever, pursuant to 
!he San Francisco Superior Court's direction in San FrancisCJIJlS for Li11abfe Neighborhoods v City and 

. County of San Fra:ncisco (San Francisco Superior Court Case No. 513-077), the San Francisco 
Planning Department ("Planning Department" or "Department") recirculated for public review 
a revfoed Chapter VII Altema:tives of the Finfil EIR (Revised ElR) on December 18, 2013. The 
public hearing on fue Reyised EIR occurred before the San Francisco Planning Commission 

. . . 

www.sfplanning.org 
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(''Planning Commission'') on january 23, 2014. The public co.rro::nent period :ran from December 
18, 2013 through February 18, _2014 (the original close of the public c;omment period was 
February 3, 2014, but was extended to February 18, 2014 in respo:rise to requests .from fue public 
and the Phrnning Commissionexs). The Responses to Co;mments document for ~e Revised BIR 
was issued on April 10, 2014. These documents together comprise !he 2004 and. 2009 Housing 
Element Fmal ElR O.n Apiil 24, 2014 the Pl.antrlng Conunissiori held a noticed hearing to . 
co~der certification· of the 20~4 and 2009 H0using Blement Final . EIR. The Pla:mring 

. Commission found that the 2004 and 2009 Housing illement Final EIR reflects the :llidependent 
judgment and ana1ysjs of the City and County of San Francisco's ("City"), is adequate, accurate 
and objective, and it complies 'with the provisions of cEQA, the CEQA Guidelines, and Chapter 
31 of the San Francisco Administrative ·code. Thus, a Final Environmental Impact Report for the 
2004 and 2009 Housing Elei:nents (File No. 2007.1275E) was certified by the Planning 

· Commission on April 24, 2014. QnJune 17, 2014, the Board denied an appe~ of the certification 
and re-adopted the 2009 Housing Element with minor revisions. On January '22, 2015, in 
respo:rise to the proposed 2014 H'.ousing Element, the ~lanrring Departm.ffitprepared Addendiun 
1 to 2004.and 2009 :S:ousing Element Final EIR.. Addendum 1 was eertified by the Planning 
Commission on February 5, 2015 and adopted by the Board on April 26, 2015. This Addendum 2 
applies only to implem~t the proposed ADU legislation. · 

ERO POSED lIBVIS1QN$ TO PROJECT 

Bacl<gro1llld and 1.eg:islati:ve Applkability 

1he Housing Element :is a component of the City's Geperal Plan that estal;>Tu?hes fue City's 
overall housing policies. State Housing Element law (California Gcroe.rnment Code Section 65583) 
reqtrires loau jurisdictions to adequately plan for and address the hbusing needs of all segm.ents 
of its population in order to attain the regiol).' s share of projected. state-wide housing goals. 11ris 
law reg_uires local _governments to plan f~r their existing and projected housing needs by · 
fucilitating. the ·improvement and· development of housing and removing constraints on 
development·opporll:q:U:lies. 

As discussed in the City's Housing Element, housing density standards in San Francisco have 
been traclitioru;illy set in tenns of ru:un'bers of dwelling units: in proportion to the size of the 
building lot. For the various zoning cilstdcts of the Cityr the San Francisco Planning Code limits 
the nmnber of dwelling units permitted Qil a given lot In a Residential House, Two Family (RH-

---.-.iz:)ClisfriCi;:-ror example, t.WOdwel.ling Ul'rlrs-are-pnnctpiillype:tlflif:ted'per1ot; · lll!-d ·one-dwelling-·-·- - - _: -· ·- - -
urtit is pennili:ed per 1,500 square feet of lot area· with conditi.~mal use a-q.thorlzation. Th~ 20Q4: 
and 2009 Housing illements discussed i;he need to increase housing stock through policies that 
promote intensificatiQn 0£ density on· developed lots, As descr.ibed iri Ta,ble 1, the following 
policies and associated implementation measures, the creation of ADUs and were analyzed in 
fue Final BIR: . . . 

Case No. 2Q1.5-005350ENV 

Additional· Dwelling Units· in Distlict 3 and 
Distri¢( B 

2 
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Table 1: 2004 and 2009 Housing Element Policies and lmplemental:ion Measures that Promote 
Increased Density-Rel~ted Development Standards for the Creafion of ADUs 

Policies & 2004 Housing Element 
Implementation 
Measures -

Policies Policy 1.8 -Allow 
secondarj units ln. 
areas where their 
effects can be dealt 
with· and there is 
neighborhood support, 
especiallyif that 
housing. is made 
permanently aff9rdable 
to lower income 

"households. 

Implementation Implementation 
Measures Measure 1..8.1 ~The 

Board has introduced 

-- :Yla:n:hiJtg..Cad.e__ 
ame1.1dmcnts to allow 
secondary units in new 
buildings that are in · 
close proximity to 
neighborhood 
commercial districts 
and Plloblic transit. 

Measure 1.8.3 -

. Gase No. 2015-005350ENV. 

Additional Dwe/Jlng Un/ts in Distlfct 3 and 
Dismct B 

2009 Housing Element 2014 Housing Element 

Policy 1..5·- Consider Policy 1.5 - Consider 
secondary units in secondary Units in 
commm:iity plans wh~e . c~mrnunity planning 
there is neighborhood processes where there 
support and when other is neighborhood 
neighborhood.goals can. support and when 
be achieved, especially if other neighborhood 
thathousing is made goals can be achieved, 
permartenily affordable especially if that. 
to lower-income housing is made 
households. permanently affordable 

to lower-income 
h<~useholds. 

Policy ;L.6 - Consider 
greater flexibility in 1he 
number and size of units 
withln estab~ed 
building envelopes in 
community plan areas, 
especially if it can 
increase the number of 
affordable units in multi-
family structures. 

Implementation lmplemental:ion 
MeaSUI'e 13 - When Measure 13 - When 
. conside:png legalization considering 
_nf.sec.ondary_unit$. 1eggliz.9:ti@ of -
within a community secondary units within 
planning process, a community pla:orring 
Planning ~ould develop process, Planning . 
design controls that should develop design 
illusb:ate how secondary controls that illustrate 
units can be developeq .how secondary units 
to be sensitive to the can be developed to be 
surrounding sensitive to the 
neicliborhood, to ensure. surroundinS?; 

.. ! 
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Ongoing planning will neighborhood character neighborhood, to 
propose Planning Code · is rn.aintainecL ensure n¢i.ghborhood 
amendments t6 character is .. 
encourage secondary maintained.. 
units where 

. appropriate. 

The Planning Department engaged in a community planning process ·to develop a mµriber of 
Area Plans to guide futrire development wit"j:Un specific areas of the City. These plans have.been 
incorporated into .. the Oty' s General Plan. The Final EIR found that implementation of the 2009 
Housing Eiement would promote neighborhood and area plans as part of the planrring process, 
such as that found :ill 2009 Housing Element Policy 1.5. Jn addition,. the Final ElR deter.mfued 
that implementation uf the 2004 and 2009 Housing. Elements would not result an adverse effect 
on the application of General Plan policies and plans, and would not lead to inconsistencies with 
adopted Area Pl.ans. Table 2 lls!s fue Ar.eas·Plans located completely or partially within the 
bou:o.daries of ~e project area. 

Ta?Ie 2: Area P1ans within Project Area by District 

.Al'ea Plans in District 3 Area Plans in District 8 
Chin.a town 
Downtown 
Northeast Waterfront 

Accessory Dwelling Unit Program 

}!toject Description 

GlenPa.rk 
. Market & Octavia 
MiSsion 

Legislation was inb:odu~ecl to the San Francisco Board of Supervisors by Supi:rv.iSor Wiener on 
April 14, 2015 (BOS File No. 150365)1 and Supervisor ChriStensen onJune.2, 2015 (BOS File No. 

·-·· ··--moss5);that-wou.llf--arn.ena.-s-afrtli'anctsco--PZiin.ning-C:tr/trge1fioriS'l02,-Z07~--209;i10;·3[J1;-71~·724·--------
723, 732, 810, 811, _and 812 to ·allow the ci>nstrnclion of ADUs witlDn the boundaries of. 
Sup.ervisorial District 8 (''District 8") and Supervisorlal Disfrict 3 ("District 3"), c;qllectively 
kn~wn as the project area. ADUs, also referred to as Secondary Dwelling Units or Jn-Law Units, 
are defined in Section 207( c)( 4)(A) of the Planning Code as additional dyvelling units co~tructe.d 
entirely with.in the existing built envelope of a bili.ld.ing or a~thorized auxiliary structure (the . 
·"building enyelope") zoned !or residential uses, and may be constructed with a complete _or 

1 BOS 150365 was originally Introduced onApn114-, 2015. The proposed leglslati~n language was·substltl.lted and reintroduced on 
.June 2., Z015. 
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partial waiver from the Zoning Administrator for density funi~ and par~g, rear yard, 
exJ?osuie, and open space standards in_ the Planning Co~e. 

In 2004 the Board passed legislation allowing the creation of ADUs on lots in the Castro Street 
Neighborhood Commercial District and within 1,750 feet of the District's boundaries (excluding 
lots within 500 feel: of Assessor's Block 2623, Lots 116 through 154) under Board File No .. 13103.2 

The proposed ordinance would remove the reqUirement that creation of an ADU wifltl.n the· 
boundaries of District 8 :is restrided to lots iQ. the c;astro Street Neighborhood Commercial 
District and wit1-.in 1,750 feet of the District's boundaries. Proposed amendments to Section 207 
o(the Plarmfng Code would author:b;e ADUs, as defined in Section 207(c)(4)(A) of the Planning 
Code, throughout D:istrlct 8 (excluding any lot within 500 feet of Asses:mr' s Block 2623, Lots 116 
through 154) and District 3. The development of ApUs m Districts 3 and 8 beyond the density 
limits within the project area would be subject to the following conditions: · 

" New units must be constructed within file existing building envelope; no bulleting 
expansion would be aJiowed. . 

.. New units cannot be created using space from existing dweUing units; however, existing 
required parking spaces can be removed to provide space to create an ADU. 

" In District 3, one Al)U wo?ld be permitted in builOings with four existing dwelling units 
or fewer; more than one ADU would be :germitted in buildings with five or more units. 

• In District 8, one ADU would be permitted :i?:i buildings with 10 existing-dwelling units or 
fewer; two ADUs would be pemritted in buildings with 11 or more units. 

" If the existing building or any dwelling unit therein is subject to the San Francisco Rent 
Stabilization and Arbih'ation Ordin~ce ("Rent Ordinance"), the new ADU would be 
subject to the Rent Ordinai;i.ce. 

>< The proposed legislation would not apply to buil~gs on lots zones RH-l(D) 
(Residential Housing- One Family, Detached Dwellings). . . 

Pursuant to Section 207(c)(4)(C)(ili) of the Planning Code; ADUs may be created in bui,ldings 
implementing seismic retrofits, and the heigl1t of those building may be raised up to three feet in 
order to provide adequate ceiling height for residential uses on ihe ground floor. The. proposed · 
legislation. would clarify that the height increase is pepnitted within a noncomplying structure 

· without requiring a variance from the Zonmg Admirrist:rator and is exempt from the notification 
requirements in Sections 311 and 312 of the Planning Code. 

. . 
Tn addition, the proposed legislation would define Accessory Dwelling Units in Section 102 of 
the Planning Code, amend incorrect cross references in Section 37 .2 of the Administrative Code, 

·--. -- affirm enV:ironmental findings, and adoptfindfugs ofconsistency.Wfth the General Pfun anathe--·----·--· 
eight priority policies of Section 101.1 of ihe Planning Code. · 

The Planning Department is recommending the following modification to the legislation:3 · 

2.San Francisco Plan11ing Department, Certificate of Determination: Excln!>ion/exemption from Environmental Review. Case No. 
20~3.1674E for Boatd of Supervisors FlleNo. 1310(>3, Addition of DweJrmg Units in the Castro NCO lUld Sun:ounding Areas. 
Febtuary 25, 2014, Jne document, and all other documents herein, is available for review at 1650 Mission Street, Suite 400 as part of 
Case No. 2015--005350ENV. · 

3 San Francisco Planning Qepartment, )lxeculiveSummaty: Planning and Administrative Code Text Change, Construction of 
5 

Case No. 2015-0D5350ENV Addendum lo Environmental Impact Repotf: . 
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(1) Modify .the controls for AD Us in Dislri.d: 8 to align with controls for ADUs in District 3 so 
that for buildings with 4 units or less only one ADU per lot would be allowed, and. for 
builQl:ngs with IMre than four nnits, density controls would not apply. . 

. . 
{2) Pennit lots wiihin 500 feet of Assessor's. Block 2623 (Lots 116 through 154) to participate 

:in fhe proposed orclinance.. · 

For fh~·p~oses of this environmental revieWr fhe Planning Department assumes the ~pproval 
of fuese modifications, 

Anticipated Development o£ ADUs . . 

It is uncertain how many ADUs could potenfuill.y result .D:om implementation ?f fue proposed 
legislation. However, ihe Planning Deparb:nent identified fue following fado:rs, which may 
contribute to the overall feasibility of creating an ADU. 

Past Trends 

~ previoilsly discussed, the B~ard approved the creation of 'ADUs under the Additional 
Dwellin:g Units in Ca~tro Ordinance ("Castro ADU Ordinance". The ordinance provided for th!'! 
development '?f .A])Us beyond the density li:!n;i;ts of the project area under sitnilar conditions as 
fuose in the proposed legislation: 

• ~ new units can only be built wifbin. the eXisting building envelope (no building 
expansion). · · . . 

• Existing required parking spaces can be :rem.oved to provide spac;e to create ADUs. 
• For buildings of 10 units o:r less only one ADU would be allowed; for buildings with 

more than 10 units, two new .A,DUs would be allowed. · 
• The new units, if on a lot where. fhe origmal building is subject to the Rent Ordinance, . 

woUid also be subj~ctto the Rent Ord\nance. · 
• The development of new units cannot be created using space from m existing unit 
• ADUs created under~ legislation carmot be gre~ter than 750 square feet 

Tite Planning Depar.f:ment has re~ei"\>'ed two permit applications ·since the Additional Dwelling 
;ITnits in Castro oi:dinance wail enacted. . · · 

··---- • I 

Jn ~dditi.on to fhe Additional Dwelling Units in the Castro Ordirnmce, the Board passed the 
Ex~tions from Dwellins. Unit Dens~ty Limits for Buildings Undergoing Seismic Retrofitting 

·-----orilinruice e'Seismic Retrofit Ordinance", Board .File NO. 140954). This ordinance "P.ennihith.e-- ---·-. ----·---
~eation of ADUs beyond existing density limits in· buildings u:i:i.dergoing roandatm:y or 
voluntary seismic :retrofitting. The condition under which ne:w ADUs may be created under the 
Seismic Retrofit Ordinance varies slightly from the Castro ADU Orclirianie; 

. • New units must be built within the existing building envelope, except a building~ be 
:raised up to 3 feet in order to accommodate adequate ceiling heights for residential. uses.' 

f!,.a:e;;sory Dw~g UnltS inSupervisorlal Dislrl.ct'Three and Eij;ht; JCmia Baddnden,. I!earlng Date July 16,2D15. 

4 This provision does not permit a building to be xnised. above the established height limi~ nor does it exempt !he project from 
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• There is no limit on the :i;unnbe.r of new units that may be ad de<l. 

The Planning Department has ·received one permit application for the creation of an ADU under 
the Seismic Retrofit Ordinance. · 

Jn 2008, through 1he Market-Octavia and Eastern. Neighborhoods comm~ty planning . 
processes, parts of the City were rezoned to Residential, Transit Oriented ("RTO") and 
Residential, Transit Oriented-Mission Neighborhood ('RTO-M"). The RTO zoning district 
removed density limits on residential parcels" and therefore allowed existing residential 
build:ings to add new units to their existing building as long as other Planning Code requirements 
(open space, parking, rear yard, and exposure) were fulfilled. There are about 1,120 RTO and 
1,110 RTO-M parcels :in the City, for a total of approximately 2,230 parcels .. Since 2008, 15 RTO
and RTO-M-zoned parcels with existing buildings on them have add,ed secondary dwelling 
·mrits, 8 of which were added within the existing building env:elope. 

Development Constraints 

. In order to determine the likely number of new units that would be constructed· under the 
proposed ordinance, the Planning Department identified which constraints ·would limit the 
development i;:if ADU units. Constraints on the creation of new ADUs fall under three general· 
Ci;ttegories: owmcrship, costs, and opportunity spaces~ · 

Ownership. Residential buildings_ which would be und!!I common ownership, such as 
condominiulns .or tenancies :in commons ("TIC"),. are unlikely to convert space to an ADU. 
Construction of an ADU requires the conversion of unused space to a new unit Unused spaces. 
that ~e currently used as: common areas with multiple owners may ·be less lilcely to be 
developed into an ADU as it would require consensus among.multiple owners. While the City 
does not maintain a .comprehensive database of ,the number of TICs, there are approximately 
1,950 parcels (390 in Dislrict 3 and 1,560 in District 8) with condo:rninimn units on them. As 
parcels ·with condontlnium units would not likely develop an ADU, the Planning Department 
subtracted those parcels from fhe total number of parcels that could take advantage of the 
proposed legislation. The subtraction of all parcels with condominiums would still result in an 
over estimate of the number of new units that are likely to be created, as it does not take mto 
account existing TICs,. which would face similar consti:aints as condominiums:· 

Costs. Construction of new units may prove costly to property owners, further limiting the 
.. · _ _. __ - ·· num'pefl5f nevfunits-c:reateu-byihe1»ropose'd -Iegislation:-The Phmping-Bepru;tment-estimates it- ·-·--· 

would cost approximarely $150000-$200,000 to develop an ADU,s excluding any excavation, 
~oundation, or fa~de work. For example, il excavation is necessary to con"1ert the space to an 
ADU, the cost of such conversion could increase by approxhnarely $100 per.square foot of plan' 

CEQA. 

5 s..'.n Francisco Platining Depoo:tment, 'Executive. Summary: )"lannlng and Administrative Code Text Change, Construction of 
Ar=ssory Dwelling Units inSupervisorial District Three and Eight, I<imia Haddadan, Hearlng Date July 16, 2015. The docume.nt, 
and alt other documents herein, ls available for .review at 1650 Mission Street, Suite 400 as part of Case No. 20l5-005350ENV. 
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area. ' Jn some cases, San F~imcisco Building Catie requirements would also increase i:he cost of 
conversion. For example, if an ADU was created in a building located in an area where ambient . 
noise· exceeds 75 decibels ( d.BN) the praperty owner would be· required to implemeit noise 
attenuation measures to shield new residents from street noise.. 

Opportunity Spaces. Pre-existing factors such .as site layout and building design may affect the 
total :rnD:nber of units developed on: a potential site under the proposed legislation. A new ADUs 
may not expand the dimeniions of the building in which the unit is added, and may not be 
created by removing space from existing dwelling units. These factors constrain fue space 
available to build an ADU to only a few options, including parking garages, storage space, .and 
attics. The City does not mamtam a databai>e indicating the e~te;nce of sru;h spaces :in its 
residential b.i.rilding stock. However, parking garages appear to be the most feasible and likely 
tyP,e of space f:!:rat could accommodate ADUs. "6~ed on sample surv.ey researdt8 the Planning 
Department CC?nducted for !:he Addition of Dwelling Uuits :in Castro Orclinanc;e9, the Department 
estimated that approximately 5,170. parcels (l,300 parcels in District 3 and 3,870 parcels m 
District 8) ht the project area do not have garage spaces. Therefore, it js unlikely fuose buildings 
would have sufficient space to "create an ADU. . 

· Theoretical Maxi.mum.Number of ADUJ; 

There are approximately 22,480 parcels .within the project area (5,780 parcels m District 3 and. 
16,700 parcels in District 8). Of these plll:Cels, :roughly 208 parcels ( 69 ht Dlstrict 3 qnd 139 in 
District 8) are zoned Public Use. 1he Plamring Department estiinates an addilional 1,682 parcels 
(1;281 :in Distiid: 3 and 401 in Dis~t 8) do not currently contain residential unit?. Therefore, the 
legislation does not.apply to approximately 1,890 parcels within the project area 4,370 of p1rcels 
(570 :in District 3 and 3,800 in District 8) may already create ADUs under the Additional 
Pwelling Uni.ts in the Casb:o and Seismic Retrofit ordinances. The :remaining approxim°ately 
16,220 residential patcels in the project area. represent the theoretical maxDntlm number of 
parcels that could take advantage of the proposed legislation without consideration of physical 
or economic constraints. 

Based on the development constraints and factors discussed above, fQe Planning' Departm~t 
estimates that 9,100 parcels (2,170 parcels :in District 3 and 6,930 parcels in District 8) have the 
physical space available to a.ccommodate ADUs, are not lID.der common ownership, and the cost 
of adding an ADU would.not be prohibitive. Of those 9,100 parcels: · 

. 6 SanFnmcisca Planning Deparlment, A=sory Dwellin~ Unit G11ipe, july2015, 

7 A-weighied i;ound levels (dBA) is the me°lhod for measurlng environmental I10ise lo nilled that fuunati hearlngls less sensitive lo 
low sound frequencies. 

B The Deparbnent conducted a sample sui:vq (If l:he Castro ADU project area lo eslill\3.le the number of buildings that have a garage 
space. The Deparlment sru:\teyed seven blocl<s (462 paxcels) within the project area (at about 15 percent of the project area). Blocks 
were chosen at random, and then i:efined to include a vatlety of zoning ilistrlcts. Parcels were visuany ;<rtm'eyed to de1errnine the 

· pxesence of a. gaiagec spare tha.t could poteruially be converted into an ADU. 

9 SanFtllllcisCO Planning Deparlment, El!e!:utiveSummory: Phmning and Administrative Code Text Change, Addition ofDwelling 
Units in the Cas!xo, JG.mia Ffaddadan, ~DateMarch 6, 2014. 
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x District 3: 1,22i parcels are estimated to have buildings with four or fewer residential 
units an.d each parcel could add one ADU. The remaining 946 pare~ would have 
buildings w~ih five or :tnore residential tmits and could add an tmlimited number of · 
A.nus. Based on ~e development constraints d:iscus~ed above, including the proposed 
condition that :would restrict creation of ADUs to wifuin the existing building envelope, 
the Plannlng Department estimates lots in Di~ict 3 developed wifu buildings with. five 
or more residential dwelling units would likely only add tWo ADUs ~da: the proposed 
ordinance.. Thus, the Department anticipates a maximum of approximately 3,116 ADUs 
c9uld be created on those parcels: _ 

" District 8: 180 parcels are expected to have eleven or 'more unit bui_lclings, and could 
potentially add. two A.Dus, for an anticipated total of 360 parcels; the remaining 6,750 
parcels could only each add one ADU. Therefore, the Department anticipates a maximum 
of approximately 7,110 ADUs could be created on those parcels. 

Based on the above, the Plarming Department estimates that a theoretical maximum nmnber of 
approximately 10,226 units could potentially be. created in the project area under fue ordinance 
as proposed. While past trends indicate a very limited number of property owners would create 
an ADU under the proposed legislation, the. Departmep.t conservatively assumes 25 percent of 
pareels would take advantage "of the legislati.On and build an ADU. The Department assumes a · 
conservative estimate due to the Planning Code waivers the prqposed legislation woul!i permit in 
order to facilitate the. expeditious development of ADUs in fue project area. Although fue 25 
percent estimate is higher fuan historical trends, a conservative measure allow~ for an analysis of 
the likely greate~ extend of development that could result from :implementation of the proposed 
legislation. Jn addition, a highly conservative ~te would allow for· any unintended variance. 
betWeen the estimates and the actual number of properly owners fuat might add ADUs under 
the proposed legislation. Therefore, by applying thIB factor to the theoretical maxim.um number 
of petential ADUs ~ the project area (approximately 10,226 units), the I:Ianning Department · 
estimates the proposed legislation could resul~ in fue creation of approximately 2,557 AD Us (779 
in District 3 and 1,778 in District 8) across the project ~ea.10 

Tables 3 and 4 illustrate how the Planning Department generated an estimate number of 
potential ADUs fuat could be created as a result of the implementation of fue proposed 
legislation. However, should the Board adopt the Planning Department's recommendations, 
additional ADUs could be created in Disfr:ict 8 as a result of implementation of the proposed 
legislation. · · 

10 Twenty-five (>ercent ofl0,226 units is approximatel)• 2,556.5 nf>.W ADUs. However, the Department is using 2,5Sl for conservative 
puxposes. This number of new ADUs represents the total maximum number the Department anticipates would be ever constructed 

as a result of !his legislation. 
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Table 3: Anticipated Development Volume of A:DUs in pistrict 3 

Total Number of Parcels in District 5,780. 

Number of non-resi(iential parceJ;; -1,350 . 

Number of parcels £hat may create ADUs under other orclinances -570 

Number of parcels with condo:miniu:ms -390 

Estimate number ohemainingpru:cels with. no garages -1,300 

- Eatimate Nmnl>et 0£ Potential ADU Parcels in Di~trict 3 2,170 

·Approximate numbe;r ofremaining 4 or l~s units bu:i,Idings 1,224 

·Approximate number of remaining five or more unit buildings 946 

Theo:(eti<:al Maximum Potential of ADUs in Disb:ict 3 (1,224 + 946*2) 3,116 

Estim<tte Number of PotenfialNewADUs in District 3 (q,116 x Q,25 = 779)° 

Table 4: Anticipateil Development of ADUs in Disb:kt 8 

Total Number of Parcels in-District 16,700 

Number of non-residential parcels -540 

Number of parcels wifu condominiums -1,560 

Estimate number 0£ remrunmg parcels wilh no garag~ -3,870 

Estimate Number of Potential ADU Parcels in Disb:i.ct 8 . 6,930 

10 
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Approximate number of rern~g 10 or less unit buildings 6,750 . 

Approximate number of remaining 11 oi: more unit builclings 180 

. TheO:tetical Maximum Potential of ADUs in District 8 (6,750 + 180*2) 7,110 

Estimate Numbe:r o~ Potentlal New ADUs in District 8 (7,110x0.25=1,777.5) 

The estimated 2,557 potential new ADUs is based on· a conservative analysis of the potential 
development that could occur as a result of the proposed orclinance and likely over .estimates the 
number of units, as discussed m the P~st Trends and Development Constraints sections. 

In addition. to the cost, owners.hip, and opportunity space constraints previously dis6ls~ed, 
general constraints on housing production would limit the number of new AD Us created under 
the proposed le~lation. TI1ese factors may mclude tl:).e availability of financing, location and 

· own~rship of lots, the real estate market, regional housing market, regional economy and job 
market, labor pool, entitlement permit process, personal preference, and neighborhood 
opposition. 

TI1e Final EIR evaiuated the ·city's ability to meet the Regional Housmg Needs Assessment 
. ("REINA") under existing zoning. 111e analysis mcluded a review of additional housing' units 
· tha·t could be provided on undevel~ped and underdeveloped parcels (e.g. "soft sites"), on 
parcels where zonfug controls were recently changed, on parcels where rezoning efforts were 
already underway at the time of the analysis, and residenti~ development projects in .the 
pipeline at the time fue analysis. The Final ElR found that approximately 149,330 additional 
residential dwelling units could ?e provi?ed on these sites under existing zoning controls. . 

In addition to fue analysis of housing capacity under zonirig, the Final BIR also consider~d 
projected household growth in the City and used these projections as the basis for fue analysis of 
growth-reiated impa~. The Final EJR used ABAG projections for the period of 2009-2025 ,and 
found that an additional 39,568 households would be added to lhe qty by the year 2025. 

Although the Final EIR identified.residential develQpment capacity based on existing zoning, the 
aniilys1s dia i:ic£assoa.ai:e-poten.nai·creveropmenrwil:li ari.Y speCific 'sifes-Wi.tl:iiii. .the nty:" Tiius; · 
this.Addendum reasonably assumes.thenew ADl!s that could be created dueto implementation 
of the proposed legislation would be within overaJI Holl.sing ·Element p:i:ojections. While any 
.gro:wth enabled by the proposed legislation would occur on sites other than those discussed in 
the Final BIR, the total number of residential nnits would be within the .amount projected and 
analyzed .in the Final EIR. 

For these reasons, the proposed project would not result in growth beyond that analyzed in the 
Ffual EIR with Addendum 1. Therefore, new ADUs created as a result of implementation of fue 
proposed legislation, including additional units that could be developed .in District 8 should the 

Case No. 2015-005350ENV 

Additional Dwemng Units In District 3 and 
District 8 

11 

11 

Addendum to Envfronmenta/ Tmpacf Report 

.July 14, 2015 

352 



Boarq. ad~pt the PlanningDepa.rtxiient's ~mmendations, would be adequateiy covered under 
the Final EIR and Addendum L · 

Project ~.pptovals . 

On July. 16, 2015, the Planning Department will present. the legislation· to the Planning 
Commission. The Planning Collllllission will mike a reco:rrnnendation to the Board. Then tlie 
legislation would be heard befor!! the Land Use Committee of the Board, followed by a hearing· 
before the full Board. If the full Board votes :in favor of the proposed legislation, the Mayor may 
sign it into law. The lv.fayot' s approval of the pr<,>posed orclinance would constitute the Approval 
Action pursuant to Chapter 31 of the.Adm.inisl:raJ:ive Cade. 

Setl:i;ng 

Project Locatian-

The proposed legislation authorizes the c:t:eation of ApUs,' subject ~o the conditions outlined 
above, in Supervisorial Di.i;trlcts 3 and 8-. District 3, located m the northeast comer of i:he City's 
~oundaries, encompasses appro:xllnately 1,211 acres and is characterized by pri:inarlly :residential 
buildings wifu ground_..floor commercial uses. District 8, located m ~e roughly the middle of the 
City's bouu.daries, encompasses approximately 2,~o ~cres, and is characterized by primarily.' 
residential development with some commercial and mixed~use developmentalong 
ncighborhcx>d c:omoiercial (:orridors. A map of ei;J.Ch ~trj.ct can be found in fhe A'Ppendix 
section. 

Collectively, the project area is about 3,461 acres, with a residential density of approximately 35 
units p~ acre in District 3 and 18 unitS per acre in District 8, and :includes a diverse range of 
zorrlng designations. Table 5 delineate5 the zoning districts w:ilhln fue projed area by eaCh 
District. 

Tabl~ s: Exist;ing Zoning Districts "in Proj ed Area 

(Castro NCD): Castro Nei hborhood ColJllllerclal District 

C-2): Communi Business Dl!:bict 

(C-3-0): Downto~ Office District 

(C-3-R): DowntownF.elail 
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·. 

-
(CCB): Chinatown Comrmmity Business District __ 

./ 

(O/NC): Q-iinato"l-\.<nResideniial/Neighborhood Commercial 'Qistrlct 
./ 

.( 
(CVR): Chinatown Visitor Retail District 

(NC-1): Neighborhood Commercial duster District: 
.( 

(NC-2); Small-Scale Neighborhood Commercial District 
.( 

(NC-3): Moderate-Scale Neii;hb~rhood Commercial District 
.( 

./ 
(North BeachNCD): North beach Neighborhood Commercial District 

./ 
· (P): Public Use 

(Pacific Ave. NCD): Pacific Avenue Neiithborhood Commercial District 
./ 

(Polk NCD): Polk Street Neiithborhood Commercial Dfutrict. 
./ 

(RC-3): Reside.ntial-Cormnercial,.Medium Density 
.( 

.. 
(RC-4): Residential-Commercial, High Density 

.( 

(RH-1): Residential House,. One-Fanillv 
./ .( 

(RH-1(0)): Residential, House, One-Fan;ilv_Detached "' 
(RH-l(S)): Residential House, One-Family-with Mjnor Serond Unit 

.( 

(RH-2); Residential House, Two-Family 
.( i 

./ .( 
(RH-3): Residential House, Turee-Famil\T ·-

. ../ "' (RM-1 ): Residential, Mixed, Low Density .. 

(RM-2): ~dential, M"!Xed, Moderate Density 
./ .( 

(RM-3): Residential, Mixed, Medium Density 
./ 

(RM-4): Resida1tial, Mixed, High Density 
.( ./ 

(RSD): Residential Service District 
.( 

(RW): Residential Transit-Oriented 
.( 

(Upper MarketNCD): Up)'.>& Market Neighborhood tc>inmerciat DiSfrlct 
.. - .( 

Attalysis of Potential Eft-vironmenta1 Effects 

Section 3l.19(c)(l) of the San Francisco_ Administrative Code states that a modified project must be 
reevaluated and that, "if, on the basis of such reev1:1Iuation, ·the Environmental Review Officer 
deter:minei;, based on the requirements of CEQ.A, that no additional environmental review is 
nec~ry, !his detennination lµ)d the reasons therefor shall be noted in writing in the case 
record, and no further evaluation shall be required by this Chapter." CEQA Guidelines Section 
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15164provides for the use of an addendum to document the basis of a lead agency's decision-not 
t<;> require a Subsequent or Supplemental BIR for a change to a project that has been analyzed in 
a C;ertified BIR. The lead agency's decision to use an addendum must be supported by substantial 
ev.idence that the conditions that would trigger the preparation of a Subsequent ElR, as provided 
iri. CEQA Guidelines Section 15162, arenotpresent · 

· The 2004 and 2009 Hous_ing Elements~ we'!e the subject of an EIR, originally certified. by the 
PJ.amtlng Commission on.March 24, 2011 and adopted by the Board of Supervisor!; on June 21, 
2011. lhe Planning Department recirculated ii revi:;;ed Chapter VII Alternatives for the Final EJR. 
("Revised EIR") on December 18, 2013 for public review. Su.bsequeritly, the Planning 
Commission certi,.Eied the 2004 and 2009 Housing Element Final EJR on April Z4, 2014. On Ju:O.e 
17, 2014, the Board denied an appeal of the certification and re-adopted the 2009 Housing 
Element. An Addendum 1 to the F:inal .EIR was prepared m response to -the 2014 Housing 
Element Addendum 1 was ·certified. by the Planning Commission on February 2, 2015 and 
adopted by the Board on April 26, 2015. ·The final BIR J?.OW. also covers ihe 2014 Housing 
Element; whkh is the current Hous:irtg Eleµi.ent for the San Francisco General Plan. 

The 2004 and. 2009 Housjng Element Fmal EiR. analyzed potential impacts fu the environmental 
areas of: Land Use !!Ud Land Use Planningr Aesthetics, Population and Housing, Cultural and 

_ Paleontolog:iqtl Resotirces, Transporh!.tion and Circulation, Noise, Air Quality, Greenhouse Gas 
Emissions, Wind and Shadow, Recreation, Utilities a:nd. Service Systems, "Puliijc Services, 
Biological R.esouxces, Geology and S~ils, Hydrology. and Water Quality, Haza:i:~ and Hazardous 
Materials, Mineral and "Energy Resources, .Agricultural and Fi;>rest Resources. The Final EJR 
identified Iess-:-fhan-significant impacts fu the following topics: 

• Lmd Use and Land Use Planning 

• Aesthetics 

• Population and Housi:i{g 

• · Cultural 1IIld Paleontological 
Resources 

.. .Mr.Quality 

• Greenhouse G(lS Emissions 

• Wind and Shadow 

• Recreation 

• Utilities and Service Systems 

• Public S~c;es 

• BiologicalResources 

• Geology and Soils 

• Hydrqlogy and Water Quali.1:)1:· 

• Ha.za:rds and Hazardous Materials 

• MID.eral and Energy Resources . . .. ~. . . . - . ~ . . . 
• Agtlcultur~l and Forest Resources 

The Final EIR de!:enn:ined that the effects of encouraging new residential development alang 
streets with noise levels ~ave 75 dBA Day-Night Aver.age Sonnd Level (Ldnll) can bi avoided 

11 The Day-Night Level (Ldn) is !he rating system used to measuie A-weighted (dBA) equlr.Uent continuous ~ollJld exposure level 
for a 24 h01,1r period. The m~asiirement ao:ounls fot !he change in noise sensitivil:y that occuci dl.lrlng typical hom:s of sleep (10:00 
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BOARDofSUPERVISORS 

Sarah Jones 
Envkonmental Review Officer 
Planning Department 
1650 Mission Street; 4lh Floor 
San Francisco, CA 94103 

Dear Ms. Jones: 

.June 29, 2015 

· File No. 150585 

On J~ne 2, 2015, Supervisor Christensen introduced the following legislation: 

ile No. 150585 

Ordinance amending the Planning Code to allow the ·construction of 
Accessory Dwelling Units (also known as Secondary or IO-Law Units) 
within the bouhd~ries of Board of Supervisors District 3; amending the 
Administrative Code to corr.ect 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 o_f Housing and Community Devel?pment after adoption. 

This legislation is being transmitted to you for environmental review. 

Attachment 

Angela Calvillo, Clerk of the Board 

·0.~ 
By: Andrea Ausberry, Assistant Clerk 

Land Use & Transportation Committee 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning· 
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-:- BOARDofSUPERVlSORS 

Sarah Jones 
Environmental Review Officer · 
Planning Department 
1650 Mission Street, 4lh Floor 
San Francisco, CA 94103. 

Dear Ms. Jones: · 

· June 30, 2015 

City Hall 
Dr. Carlton B. Goodlett Plac~ Room 244 

San Francisco 94102-4689 
Tcl. No. 554-5184 
Fax: No. 554-5163 

TDD/TIY No. 554-5227 

File Nci. 150622 

On June 9, 2015, Mayor Lee introduced the following legislation: 

File No. 15q585 

Ordinance amending the . Administrative Code to clarify existing 
preference~ in allocating City affordable housing units first to Certificate of 

. Preference holders ·and second to tenants evicted under the Ellis "Act, 
create a third preference for residents in the neighborhood where the · 
affordable housing is located, create additional categories of eligible 
displaced tenants, and make conforming amendments_ to provisions of the 
Administratiye and Planning Codes; to· affirm the Planning Deparbnent's · 
determination under fhe California Environmental. Quality Act; and to make 
findings of consistency ·with ·the General Plan,. and the· E:ight . priority 
policies of Planning Code, Section 101.1. · 

This legislation is being tr_ansmitted to you for environmental review. 

Attachment 

. . 
Angela Calvillo, Clerk of the Board 

r:A,~. 
By: Andrea Ausberry, Assistant Clerk 

Land Use & Transportation Committee 

c: Joy Navarrete, Environmental Planning 
Jeanie P~ling, Environmental Planning 

~ot def;i.ned as a pro)ect under ClSQA Sections 15378and1SO&O[c)(2) becalll3e it 

does not rea11lt in a ~hysical change ~n ;::;:ro;~~; . 1(I
3
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BOARD ofSUl'ERVISORS 

TO:. 

FROM: 

DATE: 

ME M·O R.AN DU M 

Olson Lee, Director, Mayo.r's Office of Housing & Community Development 
Delene Wolf, Execµtive Director, Rent Board 
Tom Hui, Director, Department of Building Inspection 

Andrea Ausberry, Assistant Clerk, Land Use and Transportation Committee, Board 
of ~upervisors 

June 30, 2015 

. SUBJECT: LEGISLATION lNTROIJUCED 

The Board of Supervisors' Land Use and Transportatio11 Committee has received the following 
substitute legislation, introduced by Supervisor Christensen on June 2 2015: 

File No. 150585 

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 3; amending the Administrative Code to correct 
section references; affinning 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 Housi~g and Coml!'unity Development after adoption •. 

· If you· have any adgitional comments or reportS to be included with the file, please forward them to 
me at the Board of Supervisors, City Hall, Room 244, 1 Dr. Carlton 8. Goodlett Place, San 
Francisco, CA 94102. 

c: Sophie Hayward, Mayor's Office of Housing 
Eugene Flannery, Mayor's Office of Housing 
William Strawn, Legislative & Public Affairs 
Carolyn Jayin, Department of Building Inspection 

· Sonya Harris, Commission Secretary 
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BOARD !JfSUPERVISORS. 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 40.0 
San Francisco, CA 94103 

Dear Commissioners: 

June 29, 2015 

On June 2, 2015, Supervisor Christensen introduced the following legislation: 

File No. 150585. 

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 3; amending th~ 
Administrative Code to correct section references; affirming the Planning 

. Department's determination under the California Environmental Quality . 
Act; making findings of consisten~y 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 ttiis Ordinance to the California 
Department of Housing and Community Development after adoption. 

The proposed ordinance is beir:ig transmitted pursuant to Planning Code Section 302(b) for 
public hearing. and recommendation. The ordinance is pending before the Land Use and 
Transportation Comn:iittee and will be scheduled for hearing upon receipt of your response .. 

Angela Calvillo, Clerk of the Board 

cA~ 
By: Andrea Ausberry, Assistant Clerk 

Land Use and Transportation Committee 

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

MEMORANDUM 

TO: Olson Lee, Director, Mayor's Office of Housing & Community Development 
Delene Wolf, Executive Director, Rent Board 

·Tom· Hui, Director, Department of Building Inspection 

FROM: Andrea Ausberry, Assistant Clerk, Land Use and Transportation Committee, Board 
of Supervisors · 

DATE: July 24, 2015 

SUBJECT: LEGISLATION INTRODUCED 

The Board of Supervisors' Land Use and Transportation Committee has received the following 
substitute legislation, introduced by Supervisor Christensen on June 2, 2015 and Duplicated on 
July 20, 2015: 

File No. 150805 . 

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. ~oard of Supervisors District 3, 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 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 file, please forward them to . 
me at the Board of Supervisors, City Hall, Room 244, 1 Dr. Carlton 8. Goodlett Place, San 
Francisco, CA 94102. 

c: Sophie Hayward, Mayor's Office of Housing 
Eugene Flannery, Mayor's Office of Housing 
William Strawn, Legislative & Public Affairs 
Carolyn Jayin, Department of Building Inspection 
Sonya Harris, Commission S~cretary 
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Member, Board of Supervisors 
·District 10 

DATE: 
TO: 

FROM: 

RE: 

. July 15, 2015 
Angela. Calvillo 

MALlA:COBEN 

~~§~-

Clerk of the Board of Supervis.ors 

Supervisor Malia Cohen 
Chairperson 

Land Use and Transportation Committee 
COMMITTEE REPORT 

'···. ~· J•"i• 1 ,. "1-:.i 9· I I 
••

1 tJ JL t v 1 :.: - • 

·~-r-~• -.---·· 

Pursuant to Board Rule 4.20, as Chair of the Land Use and Transportation Committee, I 
·have deemed the following matter is of an urgent nature and request it be considered by 
the full Board on July 21, 2015, as a Committee Report · · 

150585 ... [Planning, Administrative Codes - Constructjon of Accessory Dwelling 
Units] 

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 3; amending the Administrative Code to correct 
·section referenc,es; affinning the Planning Departmenfs d~termination under the 
California Environmental QI.Jality Act; making findi~gs of consistency with the 
General Plan, and the eight priority policies of .Planning CQde, Section 101.1; and 
directing th~ 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 matter will be heard in the Land Use and Transportation Committee on July 20, 
2015, at 1:30 p.m. 

Sincerely, . 

. ·11f~ 
Malia Cohen 

. Member, Board of Supervisors 

CnyHall • 1 Dr. CarlmnB. GoodlettPlar:c • Room244 • San Francisco, Califomia94102-4689 • (415) 554:7670 
Fax (415) 554-7674 • TDD!ITY (415) 554-5227 •E-mail: :malia.cohcn@sfgov.org 
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<)SPUR , 
San Francisco-I San Jose I Qakland 

July 19, 2015 

Land Use and Transportation Committee 
San Francisco Board of Supervisors 
1650 Mission Street, Suite 400 
San Francisco, CA94103 

RE: Construction of Accessory Dweping Units in Supervisorial Districts 3 & 8 
File Nos. 150365 and 150585 

Dear Su}iervisors Cohen, Wiener and Kim: 

On behalf of SPUR, thank you fur the opportunity to comment on the ordinances- ~lloWing the 
construction of Accessory D'?felling Units (ADU) in Board of Supervisors Districts 3 and 8. 

S~UR has long advocated miiki.ng it easier to build or legalize ADU s in San 
Francisco. Creating ADUs helps add more homes across the city ID. a way that does not change 
existing neighborlmod character and has limit¢ impact on neighborhood infrastructure. AD Us 
also provide a subsidy-free path to provide housing units that are typically "affordable by· 
design" because of their size, location and physical constraints .. 

We support the expansion. of Supervisor Wiener's Castro and seismic retrofitting ADU 
ordinances to the entirety of Districts 3 and 8, which increases the potential for AD Us to help 

· expand th~ city's housmg supply. We supportplanning staff's modifications that now include 
fue formerly-excluded area armmd a supervisor's home and create consistency for fue . 
allowable mun.her of .AD Us per property." 

SPUR supports fuese ordinances ~d fuanks Supervisors Wiener and Christen.sen.for thell
leadership on. thiS topic. 

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

Best, 

~:6 
Community Planning Policy ~irector 

Cc: SPUR Board ofDirectors 
Supervisor Christensen 

.s.AN .FRAHt:i$CO 

654 Mission Street 
san Francisco, CA 94105 
(415) 7Bl-B726 

SAN.JOSE 

76 South Flr.;t street 
San Jose. CA 9.STl3 • 

0

(40B) 638-0083 • 

OAto.ANo' 

c/o Impact Hub Oakland 
2323 Brnadway 
Oakland, CA 94612 
(510) 250-8210 
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July 20' 2(} 15 
VIA HAND DELIVERY 

Land Use and Transportation Committee 
San Francisco Board of Supervisors 
City Hall, ·Legislative Chamber, Room. 250 

RE: ItemNo. 6-150585 
Construction of Accessory Dwelling Units :in :pistri.ct 3 

Dear Chair Cohen and Members of the Committee, 

.· 
nil 
•tHllll 

. . 
Thank: you for considering Telegraph Bill Dwellers' (THD) comments regarding the proposed. Planning 
and Administra±ive Code amendrttents that woTild allow for the constroction of Accessory Dwelling 
Units (ADUs) :in.District 3. 

. . . 
First, please knowihat TBD is not opposed to the concept of AUDs. Had we been consulted,. we would 
have offered changes to address potential impacts on our existing residents and businesses, as well as 
amendments to. ensure the long-term affordability oftheADUs to renters. Given the rIDnpantnmnber of 
evictions .in North.Beach, it is also important to prevent AUDs from becoming a ti:rget for :in:ereased real 
estate speculation. · 

AP, stated in my email to the Planning Commission :requesting a continuance, and as :reiterated by our 
representative atfue Commission's hearing on July l~, We are appropriately concem~d with the lack.of 
process and coIIlIIl.llility outreachreglµ'.d:ing this legislation, which is crafted specifically for District 3. 
The 'telegraph Hill Dwellers, ]jJce several other longstanding District 3 neighborhood organizations, was 
not consulted :in any way. The legislation's sponsor Supervisor Christensen acknowledged to ihe 
Planning Commission, 1hat fue Telegraph Hill Dwellers was never contacted. 

I respectfully request that THD and ofue.r District 3 neigbboib.ood and community groups be afforded a 
modicum of time to work with the sponsor to craft a. lDiltoally acceptable proposal With the 
participation.of Superv:isor C~en we believe tbat this could be accomplished witb. ihe affected 
neighborhood and community organiiations, which are prepared to inove it along. . . 

· Based on our very recent review of the legislation in consultati.on wiih other neighborhood,. business and 
comm.unity groups, we offer the following suggestions for your considerati.on: 

i. Consisfunt with the City's Transit First Policy., prolnoit all residents of AD Us fro.i;n obtaining 
Residential P~ Permits. Also, as to an.y AD Us constructed in place of an existing garage, residents 
of the original unit should also be prolnoited from obtlrining residential parking peIDJi.ts. 

P.O. BOX 330159 S.A~ FRANCISCO, CA 94133 • 4i5.843-1011 www:THD.org 
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Land Use and Transportation Committee 
July 20, 2015 
Page2 

2. L:imi.t ihe number of .ADUs that can be added to buildings of 4 or more units to a ma:xim.um of 
two. AF. proposed in District 3, this number would be unlimited. Supervisor Wiener's proposal for 
District 8 provides that a building of 10 or more units may only have a ma:xim.uin of two and buildings 
under 10 units can only have a one ADU. 

3. Prolnoit AD Us :in any building where tenants.have been displaced, whether by Ellis Act 
evi.ci:io:ils, no-fault evictions and/or buy-out agreements. 

4. Prohibit .ADUs from being used for short-term rentals .. 

5. Keep ihepublic notification requirements of Sections 311 and312 for any height increases from 
1he addition of .ADUs. ln. our dense.neighbomood where buildings are built tO the edges of the lot lines, 
existing residents and property owners should not be deprived of fbis important right. 

6. Protect our gronnd..floor retail and commercial business spaces by p:roln.oiting ADUs from 
repiacing ihem.. 

7. Jn.elude pro~ions to prevent .ADUs from being merged into the original unl.1!; or from being 
subdivided.in.to condos, which would defeat the purpose. of creating affm:dable rental. units. · 

8. We believe that a monitoring program. of some nature. should be established to evaluate the 
"success" of.ADUs program.and to guide anynecessazy am.end.men"!!;. 

·We urge the Committee to include at least these am~dments in the District 3 .ADU ordinance. · . 
·Alternatively, we ask you to consider continuing the legislation pendfug community outreach by its 
sponsor. 

Thank you, 

~k~ 
Judy fur:ing, Vice President 
for 
S;ta:n. Hayes, President 
Telegraph Hill Dwellers 

366 



July 20, 2015 
VIA HAND DELIVERY 

Land Use and Transportation Committee 
San Francisco Board of Supervisors 
City Hall, Legislative Chamber, Room 250 

RE: Item No. 6-150S85 
Construction of Accessory Dwelling Units in District 3 

Dear Chair Cohen and Members of the Committee, 

Thank you for considering Telegraph Hill Dwellers' (THD) comments regarding the proposed Planning 
and Administrative Code amendments that would allow for the construction of Accessory Dwelling 
Units (ADUs) in District 3. 

First, ·please know that THD is not opposed to the concept of AUDs. Had we been consulted, we would 
have o:ff ered changes to address potential impacts on our existing residents and businesses, as well as 
amendments to ensure the long~term affordability of the ADUs to renters. Given the rampant number of 
evictions in North Beach, it is also importint to prevent AUDs from becoming a-target for increased real 
estate speculation. 

As stated in my email to the Planning Commission requesting a continuance, and as reiterated by our 
representative at the Commission's hearing on July 16th, we are appropriately concerned with the lack of 
process and community outreach regarding this legislation, which is crafted specifically for District 3. 
The Telegraph Hill Dwellers, like several other longstanding District 3 neighborhood organizations, was 
not consulted in 'any way. The legislation's sponsor Supervisor Christensen acknowledged to the 
Planning Commission, that the Telegraph Hill Dwellers was never contacted. 

I respectfully request that THD and other District 3 neighborhood and community groups be afforded a 
modicum of time to work with the sponsor to craft a mutually acceptable proposal. With the 
participation of Supervisor Christensen we believe that this could be accomplished with the affected 
neighborhood and community organizations, which are prepared to move it along. 

Based on our very recent review of the legislation in consultation with other neighborhood, business and 
community groups, we offer the following suggestions for your consideration: 

L Consistent with the City's. Transit First Policy, prohibit all residents of ADUs from obtaining 
Residential Parking Permits. Also, as to any ADUs constructed in place of an existing ·garage, residents · 
of the original unit should also be prolnoited from obtaining res'idential parking permits. 

P.O. BOX 330159 SAN FRANCISCO, CA 94133 • 415.843-1011 www.THD.org 

Founded in 1954 t-0 perpetuate the historic !raditions of San Francisco's Telegraph Hill and to represent the conununity interests of its residents and property owners. 
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Land Use and Transportation Committee 
·July 20, 2015 
Page2 

2. Limit the number of ADU s that can be added to buildings of 4 or more units to a maximum of 
two. As proposed in District 3, this number would be unlimited. Supervisor Wiener's proposal for 
.District 8 provides that a building of 10 or more units may only have a maximum of two and buildings 
under 10 units can only have a one ADU. 

3. · Prohibit ADU s in any building where tenants have been displaced, whether by Ellis Act 
evictions, no-fault evictions and/or buy-out agreements. . 

4. Prohibit ADUs from being used for short-term rentals. 

5. Keep the public notification requirements of Sections 311 and 312 for any height increases from 
the addition of ADU s. In our dense neighborhood where buildings are built to the edges of the lot lines, 
existing residents and property owners should not be deprived. of this important right 

6. Protect our ground-floor retail and commercial business spaces by prohibiting ADUs from 
replacing them. · 

7. Include provisions to prevent ADUs from being merged into the original units or from being 
subdivided into condos, which would defeat the purpose of creating affordable rental units. 

8. We believe that a monitoring program of some nature should be established to evaluate the 
"success" of ADUs program and to guide any necessary amendments. 

We urge the Committee to include at least these amendments in the District 3 ADU ordinance. 
Alternatively, we ask you to consider continuing the legislation pending community outreach by its 
sponsor. 

Thank you, 

~,,h· 
d. ~ 

Judy Irving, Vice President 
for 
Stan Hayes, President 
Telegraph Hill Dwellers 
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THD COMMENTS ON PROPOSED ADU LEGISLATION 
SFBOS, Land Use & Transportation Committee 

Monday, July 27, 2015 

• Good afternoon. 

.. I'm Stan Hayes, President of the Telegraph Hill Dwellers. 

.. We support the concept of ADUs if properly safeguarded. 

15D~lf 

.. Toward that end, we strongly support the amendments you have made to 
the proposed legislation, and we urge you and the full Board to adopt other 
amendments in our letter of July 20th. 

• For 16 years, I was a planning co~missioner in a town in· Marin County. 

• For all that time, we had a second-unit ordinance. And, it worked. 

• We required public hearings to enable neighborhood input, an_d a finding 
that the neighborhood wouldn't be harmed. 

.. And, we monitored our successes and failures. Fixing the ordinance over 
time to make it better. 

• That1s what is needed here. 

• You need checks and balances to avoid ADUs that overwhelm a 
neighborhood, especially in areas vyith lfmited parking. 

• You need to require public notice and consultation to ensure neighborhood 
support, as required for secondary units by Policy 1.5 of the Housing Element. 

• You need to monitor how well the ordinance is 'v'l(orking, and fix it if it isn't .. 

• We urge you and_ full Board to adopt amendments to add these provisions. 

• And, because this legislation amounts to a de-facto rezoning, please don't 
short-circuit the usual community outreach process. 

• Please seek further public consultation before adopting this legislation. 

• Thankyou. 
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Member, Board of Supen>isors 
· District 10 

DATE: 
TO: 

FROM: 

RE: 

July 22, 2015 
Angela Calvillo 

MALIA COHEN 
·~~2.~tim 

Clerk of the Board of SupeNisors 

Supervisor Malia Cohen 
Chairperson 

Land Use and Transportation Committee 
COMMITTEE REPORT 

.Iltf~ . 

Cify and County o-f San Francisco 

Pursuant to Board Rule 4.20, as Chair of the Land Use and Transportation Committee, I 
have deemed the following· matter is of an urgent naJ:ure and request it be considered by 
the full Board on July 28, 2015, as a Committee Report 
]soio.G · ' · · · . 
15.!!585 ~[Planning, Admi~istrative Codes - Construction of Acc~sory Dwelling 
Units] . . . . . 

Or-dlnance amending the Planning Code to allow the construction of Accessory 
Dwem"9trfitts-{..alsQ known as Secondary or in~Law Units) within the bo~ndaries 
of Board of SuperviSCirsJ:>istnc~ amemHng the Administrative Code to correct 
section references; affirming the PJannin~rtment's determination under the 
California Environmental Quality Act; making finatrrgs..-0 consistenc.y with the 
General Plan, and the eight priority policies·of Planning Code, c~ 101.1; and 
directing the Clerk of the Board of Supervisors to send a copy of this Ordinance 
to the California Department·ofHousing and Community Development after 
adoption. 

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

Sincerely, 

n~ 
Malia Cotien 
Member, Board of Supervisors 

City Hall • 1 ~-Carlton B. Goodlett Place • Room 244 • San Francisco, California 94102-4689 • (415) 554-.7670 
· Fax (415) 554-7674 • IDDfITY (415) 554-5227 • E-m211: malia.cohen@sfgoY.org 
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FILE NO. 150805 

,,......, 
AMENDED lN COMMITIE " 

07/20/15 
ORDINANCE NO. 

[Planning, Administrative Codes - Construction of Acciessory Dwelling Units - District 3} 

. . 
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 3. prohibit approval ofan application for construction 

of an ADU in any building where a tenant has been evicted under the Ellis Act within 

ten vears 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 Departmenfs determina~ion.under the California E;nvir-0nmental Quality 

Act; making findings of consistency with the General Planf and the eight priority 

policies of Planning Code, Section 101.1; and directing the Clerk of th~ Board of 

Supervisors to send a copy of this Ordinance to the California Department of Housing 

and Comm.unity Development after adoption. 

NOTE: Unchanged Code text and uncodified text are in plain Arial font . 
Additions to Codes are in single-underline italics Tim.es New Roman font. 
D~letions to Codes are in strikethrough italics Tilnes }'lew Rem6infent. 
Board amendment additions are in double-underlined Arial font 
Board amendment deletions are in strikethrough Arial font 
Asterisks (* * * *) indicate the omission of unchanged Code 
subsections pr parts of tables. 

Se it ordained by the People of the City and County of San Francisco= 

Section 1. General Findings. 
. . 

(a) 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 

Supervisors in File No. 150805 and is incorporated herein by reference. The Board affirms 

this determination 

Supervisor Christensen 
BOARD OF SUPERVISORS 
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.... 

Introduction Form 
By a Member of~e Board of~m;icryisors or the Mayor 

I hereby submit the following item for introduction (select only one): 

0 2. Request for next printed agenda Wi1hout Reference to Committee. 

D 3. Request for hearing on a subject matter at Committee. 

Tllllestamp 
or meeting dirle 

D 

D 

D 

0 

D 

D 

D 

4. Request for letter begitining "Supervisor inquires" 
......... --~~-~-~--'-~---~ .......... 

5. City Attorney request. 

6. Call File No. ~1-------~, from Committee. 

7. Budget Analyst request (attach. written motion}. 

· 8. Substitute Le~slation File No ...... ! --~~--' 
9. Reactiv~ File No. I ..... __ ~~--' 

10. Question(s) submitted for Mayoral Appearance before 1he BOS on 
'-----------------' 

Please check 1he appropriate boxes. ~e proposed legislation shoultj. be forwarded to the following: 

D Small Business Commission 0 Youth Commission 0 Ethics Commission 

D Planning Commission 0 Building Inspection Commission 

Note: For the lmperaiive Agenda (a resolution not on the printed age:qda), use a Imperative Form. 

Sponsor(s): 

!supervisor Christensen.· 

Subject: 

Planning, Administrative Codes - Construction of Accessory Dwelling Units 

The text is listed below or attached: 

Ordinanee amending the Planning Code to. allow 1he construction of Accessory Dwelling Units (also known as 
Secondary or In-Law Units) Within 1he boundaries of Board of Supervisors District 3; amending 1he Adtninlstrati.ve 
Code to correct section references; affinning 1he Plarining Department's determination under the California 

nvironm.ent.a'.l. Quality Act; making :findings of consistency with the General Plan and the eight priority policies of 
Planning Code Section 101.1; and directing 1he Clerk of ih;e Board of Supervisors to send a· copy of this ordinance to 
th<? California Department of Housing and Community Development after adoption . ....._ 

For Clerk's Use Only: 

Page 1 ofl 
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