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FILE NO. 170834 · · 

AMENDED IN BOARD 
9/12/17 

ORDINANCE NO. 

Ordinance amending the Planning Code to revise the amount of the lnclusionary 

Affordable Housing Fee and the On-Site and Off-Site Affoidable Housing Alternatives 

and other lnclusionary Housing requirements; adding reporting requirements for 

density bonus projects to require minimum d'Nelling unit mix in most residential. 

districts; to clarify lnclusionarv Housing requirements in the Transbay C-3 Special Use 

District; affirming the Planning Department's determination under the California 
8 

Environmental Quality Act; making findings of public necessity. convenience. and 
9 

welfare under Planning Code, Section 302; and making findings of consistency with the 
10 

General Plan, and the eight priority policies of Planning Code, Section 101~ 1. 
11 

12 
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NOTE: · Unchanged Code text and uncodified text are in plain Arial funt. 
Additions to Codes-are in single-underline italics Times New Roman font. 
Deletions_.to Codes ar-e in strikethrough italics Times New Roman font. 
Board amendment additions are in double-underlined· Arial font. 
Board amendment deletions are in strikethrough /\rial font. 
Asterisks {* * * *) indicate the omission of unchanged Code 
subsections or parts of tables. 

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

Section 1. 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 

· SupeNisors in File No. 170834 and is incorporated herein by reference. The Board affirms 

this determination. 
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1 (b) On April 27, 2017, and on July 6,. 2017. the Planning Commission, in Resolution 

2 Noli. 19903 and 19956, adopted findings that the actions contemplated in this ordinance are 

3 consistent, on balance, with the City's General Plan and eight priority policies of Planning 

4 Code Section 101.1. The Board adopts these findings as its own. A copy of said Resolution~ 

5 is on file with the Clerk of the Board of Supervisors in File No. 170834, and is are incorporated 

6 herein by reference. 

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

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

9' in Planning Commission Resolution No~. 19903 and 19956, and the Board incorporates such 

10-11 reasons herein by reference. A copy of Planning Commission Resolution No§,. 19903 and 

11 
11 

19956 is on file with the Board of Supervisors in File No. 170834. 

2. 

13 Section 2. Findings About lnclusionary Affordable Housing Requirements. 

14 (a) The purpose of this ordinance is to adopt inclusionary or affordable housing 

15 obligations following voter approval of Proposition Cat the June 7, 2016 election to revise the 

16 City Charter's inclusionary a~ordahle housing requirements, which won overwhelming support 

17 with 67.9% of the vote, and to update the provisions of the Planning Code that became 

18 . effective after the Charter Amendment passed. consistent with the process set forth in Section 

19 415.10 of the Planning Code. and elaborated upon further outlined in Ordinance No. 76-16, 

20 which required that the City study how to set inclusionarv housing obligations in San 

21 Francisco at the maximum economically feasible amount in market rate housing development 

22 to create affordable housing. The inclusionarv affordable housing obligations set forth in this 

23 ordinance will supersede and replace any previous requirements. 

24 (b) The San Francisco residential real estate market is one of the most expensive in 

LS the United States. In February 2016, the California Association of Realtors reported that the 
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1 median priced home in San Francisco was $1,437,500. This price is 222% higher than the 

2 State of California mediari ($446,460), and 312% higher than the national average 

3 ($348,900). While the national homeownership rate is approximately 63.8%, only 

4 approximately 37% of San Franciscans own their own home. The majority of market-rate 

5 homes for sale in San Francisco are priced out of the reach of low; and moderate;;;--income 

6 households. In 2015, the average rent was $3,524, which is affordable to households earning 

7 over $126,864. 

8 (c) The Board of Supervisors adopted San Francisco's General Plan Housing Element 

9 in March 2015, and the California Housing and Community Development Department certified 

10 it-on May 29, 2015. The Housing Element states that San Francisco's share of the regional 

11 _housing need for years 2015 through 2022 includes 10,873 housing units for very-low;;; and 

12 Jaw-income households and 5,460 units for moderate/middle income households, and a total 

13 production -of 28,870 net new units, with almost 60% to be affordable for very-low, low- and 

14 moderate/middle-income San Franciscans. 

15 (d) In November 2016, the City provided the updated Residential Affordable Housing 

16 Nexus Analysis that confirms and quantifies the impact of new market rate housing ·. 

17 development on the demand for affordable housing for households earning up to 120% of 

18 area median income. The study demonstrates a need of 31.8% affordable h<?using for rental 

19 housing, and 37.6% affordable housing for ownership housing, and a need of 24.1 % onsite 

20 affordable housing for rental housing, and 27.3% onsite affordable housing for ownership 

21 housing for households with incomes up to 120% of Area Media~. Income. When quantifying 

22 affordable housing impacts on households making up to 150% of area median income. the 

23 study demonstrates a need of 34.9% affordable housing for rental housing. and a need of 

24 41.3% affordable housing for ownership housing. 

25 
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1 (e) In February 2017, the Office of the Controller presented a study of the economic 

2 feasibility of increased inclusionary housing requirements, entitled "lnclusionary Housing 

3 Working Group: Final Report." The Controller's Office, supported by a contracted consulting 

4 team of three firms and advised by a Technical Advisory Committee (TAC) with 

5 representatives appointed by the Mayor and Board of SupervisorsController, developed 

6 several policy recommendations, including: (1) that the City should impose different 

7 inclusionary housing requirements on rental and for-sale (condominium) properties; (2) that 

8 the City eeHkican set the initial onsite requirements at a maximum fe?sible amount of 18% for 

9 rental projects and 20% for ownership projects; (3) that the City may adoptshould commit to a 

10 15-year schedule of increases to the inclusionary housing rate, at a rate of 0.5% increase 

11· each year; and (4) that the City should revise the scheduie of lnclusio.nary housing fees to 

J provide a more equivalent cost for developers-as the on-site requirements. The Controller's 

13 Office recommended updating the fee percentage to 23% and 2.8% to create an equivalency 

14 to the recommended 18% and 20% on-site requirements, with the City conducting the specific 

15 calculation of the fee itself. 

16 . (f) The Controller's Report further acknowledged that if either the state density bonus 

17 or a local bonus program were widely implemented in San Francisco. the likely result would 

18 be higher residual land values in many locations. which would support a higher inclusionarv 

19 requirement. application of the state provided density bonus could make a difference in the 

20 financial feasibility of housing development projects. 

21 (g) The Citv's lnclusionarv Affordable Housing Program is intended to help address the 

22 demonstrated need for affordable housing in the City through the application of the City's land 

23 use controls 

L5 
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1 Ch) As rents and sales prices outpace what is affordable to the typical San Francisco 

2 family. the City faces a continuing shortage of affordable housing for not only very low- and 

3 low-income residents. but also for moderate. middle and upper-middle income families. 

4 (i) In order to maximize the benefit of state and federal funds supporting affordable 

5 housing construction. which are typically restricted to very low- and low-income households. 

6 and to maximize the amount of affordable units constructed. the majority of the City's new 

7 affordable housing production is likely to continue to focus on households at or below 60% of 

8 area median income. 

9 (j) The Board of Supervisors recognizes that this lnclusionarv Housing Program "is only 

1 O one small part of the City's overall strategy for providing affordable housing to very low-. low-, 

11 moderate-. and middle-income households. The City will continue to acquire. rehabilitate and 

t2 produce units through the Mayor's Office of Housing ai'Jd Community Development. provide 

13 rental subsidies. and provide homeownership assistance to continue to expand its reach to 

14 households in need of affordable housing. 

15 Ck) The City will also continue to pursue innovative solutions to provide and stabilize 

16 affordable housing in San Francisco. including programs such as HOME-SF that incentivize 

17 projects that set aside 30% of on-site units as permanently affordable. and 40% of units as 

18 family-friendly multiple bedroom units. 

19 ,(!Lin an effort to support a mix of both ownership project and rental projects, the City is 

20 providing a direct financial contribution to project sponsors who agree to rent units for a period 

21 of 30 years. The direct financial contribution is in the form of a reduction in the applicable 

22 affordable housing requirement. 

23 

24 Section 3. The Planning Code is hereby amended by revising Sections 415.3 and 

25 415.6, to read as follows: 

Supervisors Breed; Kim, Peskin, Safai, Tang 
BOARD OF SUPERVISORS 

48 
Page 5 



1 

2 

3 

4 

5 

.6 

7 

8 

9 

10 

11 

2 

13 

14 

15 

16 

17 

18 

19 

20 

21 

22 

23 

24 

SEC. 415.3. APPLICATION. 

* * * * 

(b) Any development project that has submitted a complete Environmental Evaluation 

application prior to January 12, 2016 shall comply with the Affordable Housing F~e 

requirements, the on-site affordable housing requirements or the off-site affordable housing 

requirements, and all other provisions of Section 415.1 et seq., as applicable, in effect on 

January 12, 2016. For development projects that have submitted a complete Environmental 

Evaluation application on or after January 1, 2013, the requirements set forth in Planning 

Code Sections 415.5, 415.6, and 415.7 shall apply to certain development projects consisting 

of 25 dwelling L)nits or more during a limited period of time as follov.rs. 

(1) If a development project is eligible and elects to provide on-site affordable 

housing, the development project shall provide the following~amounts ofon-site affordable 

housing. A~~ other requirements of Planning Code Sections 415.1 et seq_. .shall apply. 

(A) Any development project that has submitted a complete 

Environmental Evaluation application prior to January 1, 2014 shall provide affordable units in 

the amount of 13% of the number of units constructed on-site. 

(B) Any development project that has submitted a complete 

Environmental Evaluation application prior to January 1, 2015 shall provide affordable units in 

the amount of 13.5% of the number of units constructed on-site. 

(C). Any development project that has submitted a complete 

Environmental Evaluation application on or prior to January 12, 2016 shall provide affordable 

units in the amount of 14.5% of the number of units constructed on-site. 

(D) Any development project that submits an Environmental Evaluation 

application after January 12, 2016; shall comply with the requirements set forth in Planning 

Code Sections 415.5, 415.6 and 415.7, as applicable. 
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. 1 (E) Notwithstanding the provisions set forth in subsections (b)(1)(A), (B) 

· 2 and (C) of this Section 415.3, if a development project is located in a UMU Zoning District or 

3 in the South of Market Youth and Family Zoning District, and is eligible and elects to provide 

4 on-site units pursuant to Section 415.5(g), such development project shall comply with the on-

5 site requirements applicable within such Zoning Districts, as they existed on January 12, 

6 2016, plus the following additional amounts of on-site affordable units: (i) if the development 

7. project has submitted a complete Environmental Evaluation application prior to January 1, 

8 2014, the Project Sponsor shall provide additional affordable units in the amount of 1 % of the 

g number of units constructed on-site; (ii) if the development project has submitted a complete 

1 o · Environmental Evaluation application prior to January 1, 2015, the Project Sponsor shall 

11 provide additional affordable units-in the amount of 1.5% of the number of units constructed 

12 on-site; or (iii) if the development project has submitted a complete Environmental Evaluation 

13 application on or prior to January 12, 2016,· the Project Sponsor shall provide additional 

14 affordable units in the amount of 2% of the number of units constructed on-site. 

15 (F) Any development project that has submitted a complete 

16 Environmental Evaluation application on or before January 12, 2016 and seeks to utilize a 

17 density bonus under State Law shall use its best efforts to provide on-site affordable units in 

18 the amount of 25% of the number of units constructed on-site and shall consult with the 

1 g Planning Department about how to achieve this amount of inclusionary affordable housing. An 

20 applicant seeking a density bonus under the provisions of State Law shall provide reasonable 

,21 documentation to establish eligibility for a requested density bonus, incentives or concessions, 

22 and waivers or reductions of development standards. 

23 (2) If a development project pays the Affordable Housing Fee or is· eligible and 

24 elects to provide. off-site affordable housing, the development project shall provide the 

25 following fee amount or amounts of off-site affordable housing during the limited periods of 

Supervisors Breed; Kim, Peskin, Safai, Tang 
BOARD OF SUPERVISORS 

50 
Page 7 



1 time set forth below. /\II other requirements of Planning Code Sections 415.1 et seq. shall 

2 apply. 

3 (A) Any development project that has submitted a complete 

4 Environmental Evaluation application prior to January 1, 2014, shall pay a fee or provide off-

5 site housing in an amount equivalent to 25% of the number of units constructed on-site. 

6 (B) Any development project that has submitted a complete 

7 Environmental Evaluation application prior to January 1, 2015, shall pay a fee or provide off-

8 site housing in an amount equivalent to 27.5% of the number of units constructed on-site. 

9 (C) Any development project that has submitted a complete 

1 O Environmental Evaluation application on or prior to January 12, 2016 shall pay a fee or 

11 provide off-site housing in an amount equivalent to 30% of the number of units constructed 

2 on-site. 

13 (D) Any development project that submits an Environmental Evaluation 

14 application after January 12, 2016 shall comply with the requirements· set forth in Sections 

15 415.5, 415.6, and 415.7, as applicable. 

16 (E) Notwithstanding the provisions set forth in subsections (b )(2)(A), (B) 

17 and (C) of this Section 415.3, for development projects proposing buildings over 120 feet in 

18 height, as measured under the requirements set forth in the Planning Code, except for 

19 buildings up .to 130 feet in height located both within a special use district and within a height 

20 and bulk .district that allows a maximum building height of 130 feet, such development projects 

21 shall pay a fee or provide off-site housing in an amount equivalent to 30% of the number of 

22 units constructed on-site. Any buildings up to 130 feet in height located both within a special 

23 use district and within a height and bulk district that allows a maximum building height of 130 

24 feet shall comply with the provisions of subsections (b)(2)(A), (B) and (C) of this Section 415.3 

L.5 during the limited periods of time set forth therein. 
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1 (F) Notwithstanding the provisions set forth in subsections (b )(2)(A), (B) 

2 and (C) of this ~ection 415.3, if a development project is located in a UMU Zoning District or 

3 in the South of Market Youth and Family Zoning District, and pays the Affordable Housing Fee 

4 or is eligible and elects to provide off-site affordable housing pursuant to Section 415.5(g), or 

5 elects to comply with a land dedication alternative, such development project shpll comply 

6 with the fee, off-site or land dedication requirements applicable within such Zoning Districts, 

7 as they existed on January 12, 2016, plus the following additional amounts for the Affordable 

8 Housing Fee or for land dedication or off-site affordable units: (i) if the development project 

9 has submitted a complete Environmental Evaluation application prior to January 1, 2014, the 

1 O Project Sponsor shall ·pay an additional fee, or provide additional land dedication or off-site 

11 affordable units, in an amount equivalent to 5% of the number of units constructed on-site; (ii) 

12 if-the development project has submitted a complete Environmental-Evaluation application 

13 prior to January 1, 2015, the Project Sponsor shall pay an additional fee, or provide additional 

14 land dedication or off-site affordable units, in an amount equivalent to 7.5% of the number of 

15 units constructed on-site; or (iii) if the development project has submitted a c9mplete 

16 Environmental Evaluation application on or prior to January 12, 2016, the Project Sponsor 

17 shall pay an additional fee, or provide additional land dedication or off-site affordable units, in· 

18 an amount equivalent to 10% of the number of units constru~ted on-site. Notwithstanding the 

19 foregoing, a development project shall not pay a fee or provide off-site units in a total" amount 

20 greater than the equivalent of 30% o{ the number of units constructed on-site. 

21 (G) Any development project consisting of 25 dwelling units or more that 

22 has submitted a complete Environmental Evaluation application on or prior to January 12, 

23 2016, and is eligible and elects to providE? off-site affordable housing, may provide off-site 

24 affordable housing by acquiring an existing building to fulfill all or part of the requirements set 

25 forth in this Section 415.3 and in Section 415. 7 with an equivalent amount of units as specified 
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in this Section 415.3(b)(2), as reviewed and approved by the Mayor's Office of Housing and 

Community Development and consistent with the parameters of its Small Sites Acquisition 

and Rehabilitation Program, in conformance with the income limits for the Small Sites 

Program .. 

* * * * 

(d) Notwithstanding the provisions set forth in Section 415.3(b), or the inclusionary 

affordable housing requirements contained in Sections 415.5, 415.6, and 415.7,.such 

requirements shall not apply to any project. consisting of 25 dwelling units or more. that has 

not submitted a complete Environmental Evaluation Application on or before January 12, 

2016, if the project is located within the Eastern Neighborhoods Mission Planning Area, the 

North of Market -Residential Special Use District Subarea 1 or Subarea 2, or the SOMA 

NeighbOThood Commercial Transit District, because inclusionary affordable housing levels for 

those areas will be addressed in forthcoming area plan processes or an equivalent community 

planning process. Until such planning processes are complete and new inclusionary housing 

requirements for projects in those areas are adopted, projects consisting of 25 dwelling units 

or more shall (1) pay a fee or provide off-site housing in an amount equivalent to 30% or (2) 

provide affordable units in the amount of 25% of the number of Rental Units constructed on­

site or 27% of the number of Owned Units constructed on-site. For Rental Units, 15% of the 

on-site affordable·units shall be affordable to low-income households, 5% shall be affordable 

to moderate-income households and 5% shall be affordable to middle-income households. 

For Owned Units, 15% of the on-site affordable units shall be affordable to low-income 

households, 6% shall be affordable to moderate-income households and 6% shall be 

affordable to middle-income households. 

* * * * 
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1 SEC. 415.6. ON-SITE AFFORDABLE HOUSING ALTERNATIVE. 

2 If a project sponsor is eligible and elects to provide on-site units pursuant to Section 

3 415.5(g), the development project shall meet the following requirements: 

4 (a) Number of Units. The number of units constructed on-site shall be as follows: 

5 

6 

7 

·s 

9 

10 

11. 

12 

13 

14 

15 

16 

17 

* * * * 

(8) Specific Geographic Areas. For any housing development that is located 

in an area with a specific affordable housing requirement set forth in a Special Use District or 

in any other section of the Code such as Section 419, the higher housing requirement.shall 

apply. The Planning Department, in consultation with the Controller, shall undertake a study 

of areas greater than 5 acres-in size. where an Area Plan, Special Use District, or other re-­

zoning is being considered for adoption, or has been-adopted, after January 1, 2015, to 

determine whether a higher on-site inclusionary affordable- housing requirement is feasible on 

sites that have received a 20% or greater increase in developable residential gross floor area 

. or a 35% or greater increase in_residential density over prior zoning, and shall submit such 

information to the Planning Commission and Board of Supervisors. 

* * * * 

18 Section 4. The Planning Code is hereby amended by revising Section 249.28, to read 

1-9 as follows: 

20 SEC. 249.28. TRANSBAY C-3 SPECIAL USE DISTRICT. 

21 (a) Purpose. There shall be a Transbay C-3 Special Use District, which is wholly 

22 within the Transbay Redevelopment Project Area, cor:nprising all of the parcels, primarily 

23 privately-owned and zoned C-3, within the Redevelopment Area but outside of the Transbay 

24 Downtown Residential District (TB-DTR), and whose boundaries are designated on Sectional 

25 Map No. ISU of the Zoning Map of the City and County of San Francisco. This district is 
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1 generally bounded by Mission, Second, Clementina, and Beale Streets and whose primary 

2 features include the Transbay Terminal facility and its associated ramps, and a pottion of the 

3 New Montgomery/Second Street Conservation District. A vision and guidelines for this area 

4 as an integral cornponerit of the Transbay Redevelopment Area are laid out in the Transbay 

5 Redevelopment Plan and its companion documents, ·including the Design for the · 

6 Development and the Development Controls and Design Guidelines for the Transbay 

7 Redevelopment Project. California Public Resources Code Section 5027.1 requires that 35% 

8 of all dwelling units developed during the life of the Transbay Redevelopment Plan in the 

9 Transbay Redevelopment Project Area shall be permanently affordable to low- and moderate-

1 O income households. as such heuseholds are defined in State law. Section 4.9.3 of the · 

11 Transbay Redevelopment Plan requires that a minimum of 15% of all units .constructed on a 

2 particular site shall be affordable to certain qualifying households. as set forth in such Plan. 

13 (b) Controls. 
' 

14 * * * * 
. . 

15 (6) Housing Requirements for Residential and Live/Work Development Projects. 

16 The requirements of Section 415.1 et seq .. shall apply= subjectto the following exceptiqns: 

17 (A) A minimum of 15% of all units The inclusionary affordable housing 

18 provided on-site shall be the higher amount determined under Section 4.9.3 of the Transbay 

19 Redevelopment Plan or Section 415.6(a) of the Planning Code. as it may be amended from 

20 time to time: and the inclusionarv affordable housing constructed on the site shall be 

21 affordable to, and occupied by, :qualifying persons and families:: as defined by Section 4.9.3 

22 of the Transbay Redevelopment Plan; 

23 (B) All required inclusionary affordable housing units in the Transbay C-3 

~4 SUD required by this Section shall be built on-site; and 

25 

Supervisors Breed; Kim, Peskin, Safai, Tang 5 5 
O;:,.no 1') 



1 (C) Off site construction or in lieu fee payment Payment of the Affordable 

2 Housing Fee or compliance with the Off-Site Affordable Housing Alternative are shall not be 

3 permitted to satisfy trus--the inclusionarv affordable housing requirement. 

4 

5 Section e§. Effective Date. This ordinance shall become effective 30 days after 

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

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

8 · of Supervisors overrides the Mayor's veto of the ordinance. 

9 

1 O Section 7§. 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 

17 

18 

19 

20 

21 

22 

23 

24 

25 

APPROVED AS TO FORM: 
DENNIS J RRERA, City Attorney 

/ 

By: 

n:\legana\as2017\ 1700109\0121.8327.docx 
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FILE NO. 170834 

AMENDED IN BOARD 
9/12/17 

LEGISLATIVE DIGEST 

[Planning Code - lnclusionary Affordable Housing Fee] 

Ordinance amending the Planning Code to revise the amount of the lnclusionary 
Affordable Housing Fee and the On-Site and Off-Site Affordable Housing Alternatives 
and other lnclusionary Housing requirements; to clarify lnclusionary Housing 
requirements in the Transbay C-3 Special Use District; affirming the Planning 
Department's determination under the California Environmental Quality Act; making 
findings of public necessity, convenience, and welfare under Planning Code, Section 
. 302; and making findings of consistency with the General Plan, and the eight priority 
policies of Plan.ning Code, Section 101.1. 

Existing Law 

The City generally requires private developers of new market-rate housing to provide 
affordable housing ("lnclusionary Housing") by paying a fee to the City. A developer could 
also opt to provide lnclusionary Housing on- or off-site. The City's lnclusionary Affordable 
Housing Fee and other requirements are set forth in Planning Code Sections 415 et seq. and 
provide 3 methods of complying with the requirements. 

1. Affordable Housing Fee: The development project pays a-fee equivalent to the applicable 
off-site percentage of the number of units in the principal project: 

• For development projects consisting of 10 - 24 dwelling units, the percentage is 20%. 

• For development projects consisting of 25 dwelling units or more, the percentage is 
33% for an ownership housing project and 30% for a rental housing project. 

The fee shall be imposed on any additional units or square footage authorized and developed 
under California Government Code Sections 65915 et seq. This requirement would not apply 
to development projects that have submitted a complete Environmental Evaluation application 
on or before January 1, 2016. 

2. On-Site lnclusionarv Affordable Housing Units: If eligible, a project sponsor may elect to 
provide on-site affordable housing in lieu of paying the lnclusionary Fee. 

For housing projects consisting of 10 - 24 units, the number of affordable units constructed 
on-site shall be 12% of all units constructed on the project site. The required on-site 
affordable housing would increase by 0.5% annually for housing projects consisting of 1 O - 24 
units, beginning on January 1, 2018, until the requirement reaches 15%. Owned Units shall 
be affordable to households earning up to 100% of Area Median Income, with an affordable 

Supervisors Breed, Kim, Peskin, Safai, Tang 
BOARD OF SUPERVISORS 57 Page 1 



FILE NO. 170834 

AMENDED IN BOARD 
9/12/17 

sales price set at 80% of Area Median Income or less. Rental Units shall be affordable to 
households earning up to 65% of Area Median Income, with an affordable rent set at 55% of 
Area Median Income or less. 

For any housing development project consisting of 25 or more Owned Units, the number of 
affordable units constructed on-site shall generally be 20% of all units constructed on the 
project site. A minimum of 10% of the units shall be affordable to low-income households, 5% 
of the units shall affordable to moderate-income households, and 5'% of the units shall be 
affordable to middle-income households. 

• Owned Units for low-income households shall have an affordable purchase price set at 
80% of Area Median Income or less, with households earning up to 100% of Area 
Median Income eligible to apply for low-income units. Owned Units for moderate­
income households shall have an affordable purchase price set at 105% of Area 
Median Income or less, with households earning from 95% to 120% of Area Median 
Income eligible to apply for moderate-income units. Owned Units for middle-income 
households shall have an affordable purchase price set at 130% of Area Median 
Income or less, with households earning from 120% to 150% of Area Median Income 
eligible to apply for middle-income units. 

• For any affordable units with purchase prices set at 130% of Area Median Income, the 
units shall have a minimum occupancy of two persons. 

For any Rental Housing Project consisting of 25 or more Rental Units, the number of 
affordable units constructed on-site shall generally be 18% of all units constructed onthe 
project site, with a minimum of 10% of the units affordable to low-income households, 4% of 
the units affordable to moderate-income households, and 4% of the units affordable to middle­
income households. 

• Rental Units for low-income households shall have an affordable rent set at 55% of 
Area Median Income or less, with households earning up to 65% of Area Median 
Income eligible to apply for low-income units. ·Rental Units for moderate-income 
households shall have a:n affordable rent set at 80% of Area Median Income or less, 
with households earning from 65% to 90% of Area M~dian Income eligible to apply for 
moderate-income units. Rental Units for middle-income households shall h.ave an 
affordable rent set at 110% of Area Median Income or less, with households earning 
from 90% to 130% of Area Median Income eligible to apply for middie-income units. 

• For any affordable units with rents set at 110% of Area Median Income, the units shall 
have a minimum occupancy of two persons. 

Notwithstanding the foregoing, Area Median Income limits for Rental Units and Owned 
Units, the maximum affordable rents or sales price shall be no higher than 20% below 
median rents or sales prices for the neighborhood within which the project is located, 
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which shall be defined in accordance with the Planning Department's American 
Community Survey Neighborhood Profile Boundaries Map. 

Starting on January 1, 20.18, and each year thereafter, MOH CD shall increase the 
percentage of units required on-site for projects consisting of 1 O - 24 units, as set forth in 
Section 415.6(a)(1), by increments of 0.5% each year, until such requirement is 15%. For 
all development projects with 25 or more Owned or Rental Units, the required on-site 
affordable ownership housing to satisfy this section 415.6 shall increase by 1.0% annually 
for two consecutive years starting January 1, 2018. The increase shall be apportioned to 
units affordable to low-income households, as defined above in Subsection 415.6(a)(3). 
Starting January 1, 2020, the increase to on-site rental and ownership developments with 
25 or more units shall increase by 0.5% annually, with such increases allocated equally for 
rental and ownership units to moderate and middle income households, as defined above 
in Subsection 415.6(a)(3). The total on-site inclusionary affordable housing requirement 
shall not exceed 26% for development projects consisting of Owned. Units or 24% for 
development projects consisting of Rental Units, and the increases shall cease at such 
time as these limits are reached. MOHCD shall provide the Planning Department, DBI, 
and the Controller with information on the adjustment to the on-site percentage so that it 
can be included in the Planning Department's and DB l's website notice of the fee 
adjustments and the Controller's Citywide Development Fee and Development Impact 
Requirements Report described in Section 409(a). 

3. Off-Site lnclusionary Affordable Housing. 

• For housing development projects consisting of 10 dwelling units or more but less than 
25 units, the number of affordable units constructed off-site shall be 20% of all units 
constructed on the project site. Owned Units shall be affordable to households earning 
up to 100% of Area Median Income, with an affordable sales price set at 80% of Area 
Median Income or less. Rental Units shall be affordable to households earning up to 
65% of Area Median Income, with an average affordable rent set at 55% of Area 
Median Income or less. 

• For any housing development project consisting of 25 or more Owned Units, the 
number of affordable units constructed off-site shall be 33% of all units constructed on 
the project site, with a minimum of 18% of the units affordable low-income households, 
8% of the units affordable to moderate-income households, and 7% of the units 
affordable to middle income households. Owned Units for low-income' households 
shall have an affordable purchase price set at 80% of Area Median Income or less, with 
households earning up to 100% of Area Median Income eligible to apply for low-income 
units. Owned Units for moderate-income households shall have an affordable 
purchase price set at 105% of Area Median Income or less, with households earning 
from 95% to 120% of Area Median Income eligible to apply for moderate-income units. 
Owned Units for middle-income households shall have an affordable purchase price 
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set at 130% of Area Median Income or less, with households earning from 120% to 
150% of Area Median Income eligible to apply for middle-income units: For any 
affordable units with purchase prices set at 100% of Area Median Income or above, the 
units shall have a minimum occupancy of two persons. 

• For any Rental Housing Project consisting of 25 or more Rental Units, the number of 
·affordable units constructed off-site shall generally be 30% of all units constructed on 
the project site, with a minimum of 18% of the units affordable to low income 
households, 6% of the units affordable to moderate-income households, and 6% of the 
units affordable to middle-income households. Rental Units for low-income households 
shall have an affordable rent set at 55% of Area Median Income or less, with 
households earning up to 65% -of Area Median Income eligible to apply for low-income 
units. Rental Units for moderate-income households shall have an affordable rent set 
at 80% of Area Median Income or less, with households earning from 65% to 90% of 
Area Median Income eligible to apply for moderate-income units. Rental Units for 
middle-income households shall have an affordable rent set at 110% of Area Median 
Income or less, with households earning from 90% to 130% of Area Median Income 
eligible to apply for middle-income units. For any affordable units with rental rates set 
at 100% of Area Median Income or above, the units shall have a minimum occupancy 
of two persons. 

For all projects, the applicable amount of the inclusionary housing fee or percentage required 
for the on-site or off-site alternatives will be determined based on the date that the project 
sponsor submitted a complete Environmental Evaluation application. If a project sponsor 
does not procure a building permit within 30 months· of project approval, the project sponsor 
must comply with the inclusionary housing requirements at the time of building permit 
procurement. 

The inclusionary affordable housing requirements shall not apply to any project that has not 
submitted a complete Environmental Evaluation Application on or before January 12, 2016; if 
the project is located within the Eastern Neighborhoods Mission Planning Area, the North of 
Market Residential Special Use District Subarea 1 or Subarea 2, or the SOMA Neighborhood 
Commercial Transit District. Until such planning processes are complete and new 
inclusionary housing requirements for projects in those areas are adopted, projects shall (1) 
pay a fee or provide off-site housing in an amount equivalent to 30% or (2) provide affordable 
units in the amount of 25% of the number of Rental Units constructed on-site or 27% of the 
number of Owned Units constructed on-site. For Rental Units, 15% of the on-site affordable . . 

units shall be affordable to low-income households, 5% shall be affordable to moderate-
income households and 5% shall be affordable to middle-income households. For Owned 
Units, 15% of the on-site affordable units shall be affordable to low-income households, 6% 
shall be affordable to moderate-income households and 6% shall be affordable to middle­
income households. 
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The Planning Department, in consultation with the Controller, must undertake a study of areas 
where an Area Plan, Special Use District, or other re-zoning is being considered for adoption, 
or has been adopted, after January 1, 2015, to determine whether a higher on-site 
inclusionary affordable housing requirement is feasible on sites that have received a 20% or 
greater increase in developable residential gross floor area or a 35% or greater increase in 
residential density over prior zoning, and shall submit such information to the Planning 
Commission and Board of Supervisors. 

Amendments to Current Law 

The Proposed Legislation would change the inclusionary affordable housing requirement in 
the following ways. , · 

The inclusionary affordable housing requirements would not apply to any project consisting of 
25 dwelling units or more that has not submitted a complete Environmental Evaluation, 
Application on or before January 12, 2016, if such project is located within the Eastern 
Neighborhoods Mission Planning Area, the North of Market Residential Special Use District. 
Subarea 1 or Subarea 2, or the SOMA Neighborhood Commercial Transit District. Until such 
planning processes are complete and new inclusionary housing requirements for projects in , 
those areas are adopted, such projects consisting of 25 dwelling units or more shall (1) pay a 
fee or provide off-site housing in an amount equivalent to 30% or (2) provide affordable units 
in the amount of 25% of the number of Rental Units constructed on-site or 27% of the number 
of Owned Units const~ucted on-site. For Rental Units, 15% of the on-site affordable units 
shall be affordable to low-income households, 5% shall be affordable to moderate-income 
households and 5% shall be affordable to middle-income households. For Owned Units, 15% 
of the on-site affordable units shall be affordable fo low-income households, 6% shall be 
affordable to moderate-income households and 6%. shall be affordable to middle-income 
households. , 

The Planning Department, in consultation with the Controller, must undertake a study of areas 
greater than 5 acres in size where an Area Plan, Special Use District, or other re-zoning is 
being considered for adoption, or has been adopted, after January 1, 2015, to determine 
whether a higher on-site inclusionary affordable housing requirement is feasible on sites that 
have received a 20% or greater increase in developable residential gross floor area or a 35% 
or greater increase in residential density over prior zoning, and shall submit such information 
to the Planning Commission and Board of Supervisors. 

The Ordinance clarifies its application to the Transbay C-3 Special Use District. The 
requirements of Planning Code Section 415.1 et seq. apply to this area, subject to the 
following exceptions: (A) The inclusionary affordable housing provided on-site shall be the 
higher amount determined under the Transbay Redevelopment Plan or Section 415.6(a) of 
the Planning Code, as it may be amended from time to time; and the inclusionary affordable 
housing constructed on the site shall be affordable to, and occupied by, "qualifying persons 
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and families," as defined by the Transbay Redevelopment Plan; (B) All required inclusionary 
affordable housing units must be built on-site; and (C) Payment of the Affordable Housing Fee 
or compliance with the Off-Site Affordable Housing Alternative shall not be permitted to satisfy 
the inclusionary affordable housing requirement. 

Background Information 

The City published the Residential Affordable Housing Nexus Analysis in November 2016. 

The Controller completed the Feasibility Analysis required by Planning Code Section 415.10 
in February 2017. 

The City adopted new inclusionary housing requirements, which became effective August 26, 
2017. 

n:\legana\as2017\ 1700109\01218385.docx 
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Introduction· 

• Two ordinances have recently b~en introduced at th.e San Francisco Board of Supervisors 
that would modify requirements, that housing developers provide.affordable housing, or 
a fee payment dedicated to affordable housing, as· part of their project. 

• These requirements, called inclusionary housing, were changed in 2016 by a. City Charter 
Amendment, Proposition C, which .also gave the Board of Supervisors the authority to 
modify them again in the future. 

• This economic impact report was prepared based on an initial determination of the 
Office of Economic Analysis (OEA) that both proposed ordinances would have a material 
impact on the City's economy. 
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Economics of lnclusionary Housing 

• "Affordable housing" refers to new housing whose rent, or sales price, is limited to make 
it affordable to households that cannot afford most new privately-produced, "market­
rate" housing in the city. Because this liJ!1ited price is generally lower than the cost of 
producing the new housing in San Francisco, affordable housing requires a subsidy to be 

. produced. 

• In inclusionary housing. policy, the subsidy is paid by the marke.t-rate housing developer, 
which increases their cost of development. It is often argued that developers pass these 
costs on to land-owners, in the form of lower bids for their land. In this way, those land­
owners ultimately. bear the cost of the affordable housing subsidies, not developers or 
marke.t-rate housing consumers. · 

• However, a reduction in bids from developers c;an make land-owners better off with the 
income they already receive from the property, and discourage them from selling to 
developers to produce more housing. To the extent this is true, hou$ing production 
would be curtailed. Rents and prices for existing housing-in which the vast majority of 
households of all income levels live-become higher than they otherwise would be. 

• lnclusionary housing policy therefore involves a trade-off between the creation of 
affordable housing subsidies, for low- and moderate-income households, and the 
constraining of housing supply that tends to raise market-rate housing prices. 
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Developer Payment Options and Income Limits 

• Under San Francisco's inclusionary housi0g policy, which apply to projects with 10 or 
· more units, developers have at least three options to fulfill their inclusionary 

requirements: 

- . On-site option: providing a specified number of affordable units as a part of the market-rate 
housing project. 

- Fee option: instead of providing on-site units, pay a fee to the Mayor's Office of Housing and 
Community Development (MOHCD), based on the City's cost of producing a comparable unit of 
housing. 

- Off-site option: providing a specified number of affordable housing units at a different locqtion 
within the city. 

• These requirements are expressed as a percentage: for example, a 15% on-site 
requirement means that.15% of the units in the project must be affordable. A 30% fee 
means the develope~ is required to pay the appropriate MOH CD fee for 30% of the 
market-rate units in the project. 

• lnclusionary housing requirements may also differ in the maximum income that a 
household must have in order to qualify to rent or buy an affordable unit. These are 
expressed as percentages of Area Median Income (AMI}. · 
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Proposition C and the Trailing Legislation 

• ·in 2012, voters passed a Charter Amendment which created the City's Housing Trust 
Fund, and established an inclusionary requirement of 12% (for the on-site option) and 
20% (for the Fee and off-site options.) All inclusionary units were designated for low­
income households, defined as no more than 55% of AMI for rental units, and no more 
than 90% for ownership units. 

• In June 2016, voters passed Proposition C, which raised the inclusionary requirements for 
projects with 25 or more. housing units. The fee and off-site options were raised from 
20% to 33%, and the on-site option was raised from 12% to 25%. 

• Proposition C also established that the Board of Supervisors could modify the 
· requirements without voter approval in the future. After Proposition C was passed, in 
trailing legislation, the Board directed the Controller's Office to conduct a financial 
feasibility study to identify the maximum feasible inclusionary requirements. 
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Feasibility Stuqy Findings 

• During the summer and fall of 2016, the Cqntroller's Office worked with a team of three 
consulting firms, and an eight-person .Tec_hnical Advisory Committee, to make a series of 
recommendations in a final report issued in February, 2017. 

• Recommendations of the feasibility study include: 

- Charging different inclusionary housing requirements for rental and owner-occupied ho.using, 
based on the finding that new rental housing generally has lower feasibility limits. 

- Establishing initial on-site inclusionary-requirements in the range of 14-18% for rentals, and 17-
20% for owner-occupied units, based on the finding that higher requirements would likely drive 
land bids to below their 2012 prices, ma.king it unlikely that landowners would .offer land for new 
housing. 

- Establishing initial fee options at the rate of 18-23% for rentals, arid 23-28% for ownership 
projects, as these levels corresponded to a similar land bid as the recommended on-site ranges. 

- Gradually increase requirements at a rate of 0.5% per year, based on the finding that housing 
prices generally grow faster than development costs and land values, and projects should 
therefore be able to support higher requirements in the future. 

- The Controller's analysis was based o.n the 60/40 split between low and moderate income .units 
that Proposition C established. For example, an 20% on-site ownership requirement would mean 
a 12% for condos up to 80% of AMI, and 8% for condos up to 120% of AMI. 
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Details of File #161351 {Sups. Kim I Peskin Legisl·ation) 

• ·File #161351, introduced by Supervisors Kim and Peskin, proposed changes to both the 
·Proposition C requirements for projects with at least 25 units, and smaller projects that 
were unaffected by Proposition C. 

• The changes raise the requirements. in some respects, and lower them in others: 

For projects with 10-24 units, the on-site option is maintained at 12%, but would rise by 0.75.% 
per year, beginning in 2018. The fee option (20% for projects of that size) would not change. On­
site ownership units would be affordable to households in the 80-100% AMI range, with an 
average at 90%, and on-site rental units would be affordable to households in the 40-80% AMI 

range, with an average at 60%. 

For projects with 25 or more units, the fee option would be lowered from 33% to 30% for rental 

projects. Off-~i'te requirements match the 33%/30%fee option. 

On-site requirements for 25+ projects would be raised from 25% to 27% for owner-occupied and 
lowered to 24% for rentals. · 

For on~site ownership, 15% must be for households in the 80-100% AMI range, with an average 
of 90%, and 12% must be in the 100-140% AMI range, with an' average of 120%. For on-site 

rentals, 15% must befor households in the 40%-80% range, with an average of 60%, and 9% 
must be for households in the 80-120% range, with an average of 100%. 

- The legislation also dire.cts MOHCD to recalculate the fee corresponding to different cost of 
producing affordable units in buildings of different sizes. 
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Details of #170208 (Sups. Safai I Breed/ Tang) 

•· File #170208, sponsored by Supervisors Safai, Breed, and Tang, also changed the 
requirements for 10-24 units, and the larger 25-or-more unit projects affected by 
Proposition C: 

• For projects with 10-24 units, the legislation would leave the fee unchanged, but increase 
the applicable on-site and off-site income limits to an average .of 80%·of AMI for rentals 
and 120% of AMI for condos. 

• For projects with 25 or more units it would: 

Lower the fee option from 33% to 23% for rental projects and 28% for ownership projects. The 
fee would rise by 0.5% per year for ten years. 

- Lower and modify the onsite requirement from 25% to 18% for rental projects (for income limits 
between 55% and.110% of AMI, with an average of 80%), and to 20% for ownership projects (for 
income limits between 90% and 140% of AMI, with an average of 120%). These on-site 
requirements would also increase by 0.5% per year for ten years. 

- Set off-site requirements that match the 28%/23% fee option, which would also.increase 0.5% 
per year for 10 years. 
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Summary of Major Points of. Difference Between Current Law 
(Based on Proposition C) and Each Proposal 

Current Law (PrQp~C)- Kim/P.eskin Proposal Safai/Breed/Tang Proposal -
- -- -- -
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Fee for 25+ unit 33% 
projects 

25+ unit project 
income limits 

Low is 55% of AMI for 
rentals, 80% for condos; 
Moderate is iOO% and 
120% 
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Falls to 30% for rental· 
projects 

Largely maintains Prop C 
levels 
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Falls to 28% for ownership 
and 23% for rental projects. 
Would increase 0.5% per 
year for 10 years. 
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Raises average income limits 
to 80% of AMI for rentals 
and 120% for ownership 
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Economic Impact Factors 

As discussed earlier, by changing the inclusionary housing requirements established by 
Proposition C in 2016, the proposed ordinances wouid affect the economy in two primary 
ways: 

1. Changing inclusionary requirements affects the cost of developing new housing in San 
Francisco. On the margin, higher requirements could make some projects infeasible, and 
lower requirements could facilitate projects that had been. marginally infeasible. 
Changing housing production in this way affects housing prices facing all renters and 
purchasers of market-rate housing in the city, at all income levels. 

2. Changing inclusionary requirements would also change the number of, and/or funding 
for, affordable housing units. This would reduce the subsidy that low and moderate 
income households receive from this housing, and put upward pressure on the housing 
burden facing those households. 

The net impact of both pieces of legislation depends on the relative magnitude of these two 
effects. Our estimates of them are detailed on the following pages. 
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Approaches to Estimating How lnclusionary Requirements Effect 
Feasibility and Housing Production 

• During the feasibility study process, two approaches to estimating the impact of changes 
to the City's inclusionary requirements were developed by the consulting team, and 
relied upon by-the Controller's Office and the Technical Advisory Committee. 

• The first. approach, which is more traditional in housing feasibility studies, involves using 
proformas of representative projects, and testing the impact of policy changes on their 
financial feasibility. This approach has the advantage of using up-to-date information and 
a sophisticated financial model, but is weaker at estimating the citywide impact of policy 
changes, because it relies on data from only a few parcels and projects, which may not 
be representative. · 

• The second approach uses a statistical mo.de! that estimates the likelihood of each land 
parcel in the city to produce new housing, based on its land use and zoning 
characteristics, an.d the state of the housing and construction markets. This model, based 
on development projects during the 2000-2015 period, was developed for the OEA' s 
economic impact report on Proposition C2 and significantly refined during the feasibility 
study. 
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Pro-Forma Feasibility: How the Two Proposals Relate to 
Recommendations from the Controller's Feasibility Study 

40% - .• 

35% ·-·· •. 

30% •••• 

Feasibility Ranges from Controller's Study, and lntial Requirements in Each Proposal, 
Projects with 25 or More Units 

··G 
Kim/Peskin 

Kim/Peskin 

• Kim/Peskin 

<§J 
Safa! 

25% 

20% ··------- ~~~---~1 ----~--- • -- -·-· -·----· 

~ -Safa! 

ai 
15% --· --------·------·---------- --·----·--------·-

10% ·-·--------· 

5% -- --··· -- ------- -------------·------·---· .• ---------·--i-----

0% ·-------·---·-------
Rentals; Onsite Rentals: Fee Ownership: Dnsite Ownership: Fee 

The chart to the left shows the. initial 
requirements of both proposals for 
rentals and ownership projects, for the 
on-site and fee options. Next to the 
arrows are the feasibility range, in dark 
blue, identified from the proforma 
analysis conducted by consultants in 
the Controller's feasibility study1• 

The Safai/Breed{rang proposal 
establishes initial requirements at the 
maximum of each of the 
recommended ranges, although the 
income limits in the Safai/Breed{rang 
proposal are higher than those 
assumed in the Controller's study. 

The Kim/Peskin requirements are 
higher. However, as described on the 
next page, proforma prototypes that 
took the maximum State Density Bonus 
would be financially feasible under the 
Kim/Peskin requirements. 
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The State Density Bonus and Feasibility Findings 

• State law provides developers with an option to ·increase the density- and the nun:iber 
of units -within a project, in exchange for providing affordable housing on site. Because 
the State's affordable requirements are lower than the City's, virtually every new housing 
·project in San Francisco that takes the onsite option could qualify for some State density 
bonus. Projects taking the fee option are not eligible. 

• The bonus units allow projects to support a higher inclusfonary requirement and remain 
feasible. However, the City is prohibfte~ from requiring that any of the bonu$ units are 
affordable, and from imposing higher requirements only on those projects that take the 
bonus. 

• For the prototype proformas studied in the feasibility study, a bonus project providing 
the Kim/Peskin onsite requirements, would be roughly as feasible as a non-bonus project 
with the Safai/Breed/Tang requirements. However, a non-bonus project would not be 
.feasible with the Kim/Peskin requirements. 

• Use of the bonus has, to date, been limited in San Francisco, and the study reached no 
conclusions about how widely it would be used in the future. 

• The Safai/Breed/Tang proposal requires a bonus project to pay the fee option on the 
bonus units, so a bonus project would contribute more to affordable housing than a non~ 
bonus project.· 
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The Statistical Model .uses the Cost of the Proposed Policies to Estimate 
Their Effect on Housing Production 
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The statistical model created during the 
feasibility study estimates housing 
production as a function of the cost of 

the inclusionary policy to developers. 
Policy cost is expressed as a percentage 
of the sales price of a new market-rate 
_unit (condo or apartment). 

Estimating cost is challenging because of 

t,he range of options open to developers, 
and in this report, we focus on the 
onsite option. The chart to the left 
illustrates the estimated cost of the on­
site alternative, assuming 65% of future 
units are condominiums and 35% are 
apartments. 

Costs are projected fall over time, 

because housing prices generally rise 
faster the policy costs. The Kim/Peskin 
proposal closely tracks Proposition C; 

the Safai/Breed/Tang proposal is less 
costly to developers, but its cost doe.s 
not decline as rapidly, because of its 
rising onsite requirements. 
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Projecting the Impacts on Housing Production, Prices, and Affordable 
Housing Units and Subsidy Value 

• 

• 

• 

• 

• 

• 

Using the statistical model of development developed during the feasibility study3, the 
OEA simulated the impact of the two proposals, and Proposition C, on overall housing 
production in the city qver the 2017-2032 period. 

To estimate affordable housing production, we used the on-site option for both 
proposals: multiplying the units produced by the applicable on-site percentages. While 
developers do utilize other options, their costs and benefits are harderto estimate. 

This approach is only reasonable when onsite and fee options are comparable to each 
other. Because of this, we are not analyzing 10-24 unit projects, as under the Kim/Peskin 
proposal, their onsite requirements increase over time, while their fee option does not. 

Projecting future housing development is subject to many uncertainties. We project 
housing production under a set of different assumptions about housing price and 
construction cost growth, the split between ownership and rental units, and varying uses 
of the state density bonus by future housing projects. 

For each of these scenarios, housing production, for projects with 2s·or more units, was 
estimated under current Proposition C policies, and each of the two proposals. 

On the· next page, each proposal's outcomes are presented as a range of percentage 
differences from Proposition ~, because results are different under different scenarios. 

Controller's Office • Office of Economic Analysis 
City and County of San Francisco 

3 Form.ore details, see the Preliminary Feasibility Report from September 2016: 
http://openbook.~faov.org/webreports/details3.aspx?id=7°359 15 
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( 

Estimated Impacts.of the Two Proposals on Total Housing Production, and 
Affordable Housing Production 

• The model allows us to estimate the total number of units produced (relative to 
Proposition C), the impact of that difference on citywide housing prices, and the annual 
spending of market-rate housing consumers. 

• We also estimated the number of affordable units~ as discussed on page 14. The averag~ 
subsidy per unit is the difference between a household's annual cost in an affordable 
unit, and their cost in a new market-rate unit. The number of affordable units, multiplied 
by the average subsidy per affordable unit, yields the total annual value of the subsidy. 

Outfoine _ · 

' --

Citywide housing prices 

. ·f\~h~af~P~n«ii'o~.:¥f~~·µi.iW~?;~;,u>·>>. 
.. : : .:.· ... : - , ·:...::_ .~:: _.,,: ·-· -·· ::: .. - ~.~~::::..·:~""::.'.::Y:.:-.:,:·:-<:~·- .: . 

Number of Affordable Housing units 

. 1-\\le~a~~ ~,~hsi~~ ~¢/~tMf~~GifG;hi·t·: : ;, · 
-_ -_ ·: .. ~:: .. ·: ·-. ·.· 

Total annual value of subsidy 

Controller's Office • Office of Economic Analysis 
City and County of San Francisco 

- Kim/Peskin Propo~al vs. _ Safai/Breed/Tang 
- - Prop C Proposal vs. Prop C 

0.0% 0.1% to 0.8% less 

. ..• ~?:_t~$2'.f0.·~-~t~~:'.·:. 
·- ....... 

$iSM to':$98M'·1~~~': 
.. · .... : . . . .,. _;- : . . : -·~ ~-~ -.:_.~--~L-. ::.: 

2%to 4%more 5%to 8% less 

$1 M to $4 M more . $10M to $SOM less 

16 
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Net Impacts and Conclusions· 

• In every scenario, the Safai/Breed/Tang proposal, which reduces inclusionary 
requirements, leads to the production of rriore housing relative to Proposition C, and 
lower prices for existing housing, at the cost of reducing the number of affordable units, 
and the value of subsidy generated they generate. 

• Under the Safai/Breed/Tang proposal, the gain to market-rate housing cons'umers is 
greater than the loss of affordable housing subsidy. For every dollar of subsidy lost,· 
market-rate housing eonsumers gain betw~en $1.45 and $253 in price savings. 

• The Kim/Peskin proposal creates outcomes that closely track to Proposition C. Different 
outcomes between Proposition C and the Kim/Peskin proposal result from different 
assumptions about the future split between condominiums and apartments. 

Controller's Office • Office of Economic Analysis 
City and County of Sari Francisco 
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Staff Contacts 

Ted Egan, Ph.D., Chief Economist -ted.egan@sfgov.org 

Controller's Office• Office of Economic Analysis 
City and County of San Francisco 
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BOARD of SUPERVISORS 

June 1, 2017 

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

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

TDDffTY No. 554-5227 

File No. 161351 

Lisa Gibson 
Acting Environmental Review Officer 
Planning Department 
1650 Mission Street, Ste. 400 

. San Francisco, CA 94103 

Dear Ms. Gibson: 

On May 22, 2017, the Land Use and Transportation Committee amended the following 
legislation:. · 

File No. 161351 

Ordinance· amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; to require. minimum dwelling unit mix in all residential 
districts; affirming the Planning Department's determination under the 
California Environmental Quality Act; making findings of public necessity, 
convenience; and welfare. under Planning Code, Section 302; and making 
findings of consistency· with the General. Plan, and the eight priority 
policies of Planning Code, Section 101.1. 

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

Angela Calvillo, Clerk of the Board 

J"~11fi 
By: Erica Major, Assistant Clerk · 

Land Use and Transportation Committee 

Attachment 

Not defined as a pr'oject under CEQA Guidelines 

. Sections 15378 and 15060(c) (2) because· it does 

not result in a physical change in the 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 

environment. 

Dlglmny stgned by Joy Navarrete 

J N 
ON: ~oy Navarrete, o=Plannlng. oy ava rrete """"'''"'nmoora!Pl,nnln~· 

• ~ ema1~oy.navaITT!te@sfgov.org.c=:U5 81 Date:2D17.06.Dl 1-4:59-.20~'00' 



BOARD~f:SU:PERVISORS 

December 20, 2016 

LiS!3 Gi.PSQh 
Acting Environmental Review Officer 
Planning Dep~rtment 
1650 Mission Street, Ste. 400 
San Francisco, CA 941"03 

Dear Ms. Gibson: 

File No. 161351 

On DeCE!mber 13, 2016, Supervisor Kim introduced the following proposed legisfation: 

FiJe No. 1"61-351 

Ordi.nan.ce amending the Planning Code to revise the amount of the 
~nclu$iona_ry Affor~abl~ Housing Fee and the O~n-S1te and Off-Site 
Affordable Hous.ing Alternatives and other . lntlu~:ionary Housing 
requlrements; affirming the Planning Department's determination under the 

, California Environmental Quality .Act; making findings under Plann.ing 
Code. Section 302; and malQng findings of co~s-istency with the G·eneral 
Plan, and the eight p:riority policies of Plannfng Code, Section 10.1.~. 

This legislation is being transmitted to you for environmental review. 

. Angel~l::ua~e Board 

. fl. By: urt::.era, Legislative Deputy Director 
fC"-- Land Use and Transportation Committee 

Attachment · 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 

Not defined as a project under CEQA Guidelines 
Sections 15060(c) and 15378 because it does not 
result in a physical change in the environment. 

~lfl.1"c__ ~ ~'"6 
12/20/ttp 



BOARD of SUPERVISORS 

March 1, 2017 

' 
File No. 161351 

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

Dear Ms. Gibson: 

On February 28, 2017, Supervisor Kim introduced the following substitute legislation: 

File ~o .. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives· and other lnclusionary Housing 
requirements; adding reporting requirements for density bonus projects; 
affirming the Planning Department's determination under the California 
Environmental Quality Act; making findings under Planning Code,. Section 
302; and making. findings of consistency with the General Plan, and the · 
eighfpriority policies of Planning -Code, Section 101.1. 

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

.£l, By: lisa Somera, . egislative Deputy Director 
7 oic Land Use and Transportation Committee 

Attachment 
Not defined as a project under CEQA Guidelines 

Sections 15378 and l5060(c) (2) because it does 

not result in a physical change in the 
environment. c: .Joy Navarrete, Environmental Planning 

Jeanie Poling, Environmental Planning 

Joy 
.Navarrete 
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Digitally signed by Joy Navarrete 
DN: cn=Joy Navarrete, o=Plannln:g, 
,ou=Enviranmental Planning, 
email=joy,navarrete@sfgov.org, 
c=US 
Date: 2017.03.23 08:43:30-()7'00' 



BOARD of SUPERVISORS 

April 21, 2017 

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

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

TDDtrTY No. 554-5227 

Planning Commission 
Attn: Jonas lonin 
1650 Miss·ion Street, Ste. 400 
San Francisco, CA 94103 

Dear Commissioners: 

. On April 18, 2017, Supervisor Kim introduced the following substitute legislation: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordabie Housing· Fee and the On-Site and Off..Site 
Affordable Housing Alternatives and other lnclusioilary Housing 
requirements;. adding reporting req·uirements for density bonus projects; 
affirming the. Planning Department's determination under the California 
Enviro.nmental Quality Act; making findings under Planning Code, Section 
302; and making findings of consistency with the General Plan; and the 
eight priority policies of Planning Code, Section 101.1. 

The substitute ordinance is being transmitted pursuant to Planning Code, Section 
302(b), for public hearing and recommendation. The ordinance is pending before· the 
Land Use and Transportation Committee and wm be scheduled for hearing upon receipt 
of your response. 

c: 

erk of the Board 

John Rahaim, Director of Planning Not d fi d · t ~.rJ CEQA · . . . . e ine as a pro1ec u1 ruer 
Aaron Starr, Actmg Manager of Leg1slat1ve Affalfs G 'd I' s r 15378 d 15060( )(2) 
Scott Sanchez, Zoning Administrator Lii e m~s ec ions . an . c 
Lisa Gibson, Acting Environmental Review Office becaus~ 1t does n?t result in a physical 
AnMarie Rodgers, Senior Policy Advisor change in the environment. 
Jeanie Poling, Environmental Planning 
Joy Navarrete, Environmental Planning 
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REvlEWED 
By Joy Navarrete at 12:09 pm, Apr 2a,'2d17 



SAN FRANCISCO 
PLAN·NiNG .DEPART.MENT 

. Date: 
l?roject Name: 
Case Number: 
Sponsored. by: 
S t:/:lff Ci:m.fr:w.t: 

Planning C.om_mission 
Resolution No. 19937 

HEARING DATE: JUNE 15, 2017 

June 8,2017 
Inclusionaty Afford<!-ble Hou$ing Program (Sec 415) Amendments 

2017~001061PcA [Board F.ile No. 161351 v4J 
Supervisors Breed, Kim, Peskin,. .Safai, and Tari.g 
J~cob Bintlift Citywide Plal!rti11.g Division 
Ia:cob.bintlfff@sfgov.org, 415-575-9170 · 

Reviewed. by:. AnMarfe Rodgers, Senior Policy Advisor 

Recommendation: Recommend Approval with Modifications 

j ~\ZG( 

~%'0 ~ \\ '1~~\.­
d~ i& t·o-nrt 

1650 Mission St 
SUlte.400 
San Franci~co, 
CA 94103-2479 

Reception: 
415-.558.6378 

~: 
415.558.6409 

Planning 
hrtotmatlon: 
415.5511.6377 

RECOMMENDING THAT THE BOARD OF ·sUPERVISORS 1) ADOPT. A PROPOSED ORDINANCE, 
WITH Ni°ODIFICATIONS THAT WOULD AMEND THE PLANNING CODE TO REVISE THE AMOUNT OF 
THE INCLUSIONARY A.FFORDASLE HOUSING FEE AND THE ON~SITE AND OFF•SITE 
AFFORDABLE HOU$1NG ALTERNATIVES AND OTHER INCLUS.IONARY HOUSING 
REQJJIREMENTS~ TO REQUIRE MINIMUM DWELLING UNIT MIX IN ALL RESIDENTIAL DiSTRICTS; 
TO ESTABLISH DWELLING UNIT MINIMUM SIZES; TO ESTABLISH A PROHIBITION· ON STUDlO 
UNITS .WITH PRICES SET" AT 100% AMI OR ABOVE; TO REPLACE OR PAY A FEE FOR ANY 
AFFORDABLE UNITS THAT MAY BE LOST DUE TO DEMOLITION OR CONVERSION; AND 
AfFlRMING THE PLANNING DEPARTMENT'S DE.TERMINATION UNDER THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT; MAKING FINDINGS OF PUBLIC NECESSITY, CONVENIENCE, 

· AND WELFARE UNDER PLANNING CODE,· SECTION 302; AND MAKING FINDINGS OF 
CON.SJSTENCY WITH THE GENERAL PLAN, AND THE. EIGHT PRIORITY POLICIES OF PLANNING 

·. COOE, SECTION 101.1. 

. . 
WHEREAS, on December 13, 2016 Supervisor r<im and Supetv.isor Peskin introduced a proposed 
Ordinance under Board of Supervisors (hereinafter "Board") Flle Number i61351 (referred to in i:his 
resolution as Proposal A), which amends Section 415 of the Plattning Code to tevise the amount of the 
Indusionary Affordable Housing Fee and the On-Site and off.:.Site Affordable Housing Alternatives and 

other Indusionacy Housing requirements; and adds reporting requirements for density bonus projects; 

and, 

WHEREAS, on February ZS, 2017 Si,ipervisor Kim and Supervisor Peskin introdµced substitute legislation 
under Boa:rd File Number 161351 v2:; and, 

WHEREAS, on February 28, 201] Supervisor Safai, Supervisor Breed, and Supervisor Tang introduced a 
proposed ordinance under Board File Number 1702-08 (referred to in this resolution as Proposal B), which 

atnends the Planning Code to revise the amount of the Inclusionary Affordable Housing Fee and the On-

www,sfplanning .o.·g 
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Exhibit A: Resolution No. 19937 
June 15.,·2017 

CASE NO. 2017-00.1061PCA 
lnclusionary Affordable Housing Program Amendments 

Site and Off-Site Affordable Housing .Alterrnitives and other .Indusionary Housing requirements; and 

requires a minimum dwelling unit mix in all residential districts; ap.d, 

WHEREAS1. on September 29, i015, Mayor Ed Lee and Supervisor Tang introduced a proposed 
Ordinance under Board File Number 150969, to add Planning Code Section 20? to create the Affordable 

Housing Bonus Program, tb.e 100 fercent Affordable Housing Bonus Program, the Analyzed State 

.Density Bonus Program, and the Indi~dua11y Requested State Density Bonus Program, to provide· for 

development'bonuses and zoning modifications for increased affordable housing, in compliance with, 
and above those r~quired by th~ State Density Bonus Law, Government Code, Section 65915, et seq.; to 
establish the procedures in which these Programs shall be reviewed and approved; and to add a fee for 

applications µnder the Progtams; and 
. ' 

WHEREAS, on October 15; 2015 the Plannmg Commission voted to initiate an amendment to-the General 

J>lan to add language to certafo. policies, objectives and maps that clarified that the City could adopt 

policies or programs that allowed additional density and development potential if a project included 

increased· amounts of on-site affordable housing; and 

'WHEREAS, on Febtua:ty 25~ 2016, this Conu:nission found that the Affordable Housing Bonus: Program 

was, on balance, consistent with the San Franciseo General Plan as amended; and forwarded the 

Affordablt! Housing Bonus Program, together with. several rece1mmended amendments, to the Board of 
Supervisors fo'f their c-onsideration; and 

WHEREAS, on June 13, 2016, Supervisor Tang duplicated the AHBP ordinance file and amended the 

ABBP ordinance to include ~mly the 1QO%·Affordable Housing Bonus Program, and amended the 100% 
Affordable Housing .Bonus Program to~ among other items, prohibit the use of the program on patcels 
containing :residential units and to .allow an app~al to the Board of Supervisors; and 

WBEREAS, on June 30', 2016, in :Resolution 19686, the Planning Commissfon found tha:t both the 100% 
Affordable Housing Bonus Progrc;u:n [BF 15.0969] .and 100% Affordable Housing Density and 

Develwment Bonuses· [BF 160668] to .be consistent with the General PlanJ and in July 2016 the Board of 
Supervisors adopted the 100% Affotdable Housing Bonus Program, which is now found in Planning 
Code section 206; and · 

WHEREAS, The Planpmg ·corrunission (hereinafter "Commissian") conducted a duly noticed public 

informational hearmg at a regularly scheduled meeting to consider fhe two proposed ordinances on 

March 16r 2017; and 

WHEREAS, The Commission conducted a duly noticed public hearing at a regularly scheduled meeting 

to consider. the two proposed Ordinances on April 27, 2017; and 

WHERE~, The Comnlission passed Resolution Number 19903 recommending approval with 
modifications of an Ordinance amending the Planning Code controls for the Affordable Indusionaty 
Housing Program and certain other requirements among other actions; and 

SAW FRMCISCO 
PLANNING PJS:Pi'lRTl\11~ 2 
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ExhibitA: Resolution No. 19937 
June 15, 2017 

CASE NO. 2017-001061PCA 
fnclusionary Affordable Housing Program Amendments 

WHEREAS, On May 22, 2017 at the Land us.e and Transportation Committee, Supervisor Peskin maved 
to amend BF 161351. Aftet the motic:>n was seconded by Supervisor Safai, the ordinance as amended 
became the "Consensus" ordinance. 

WHEREAS, The components of the Consensus Ordinance t.'iat are materially different than clements 
considere\i by the Commlssion on April 27, 2017 include the follo~g: 

1. to require a minimum dwelling.unit mix in all residentiaJ districts for projects of 10 - 24 units, as 
well:as projects of 25 units or more, in all resideri.tial zoning districts outside of Plai:i Areas; 

2. to establish a minimum unit size for inclUBionary units required through Section 415,; 
3. to prohibit the designatioti of inclustonqry studio units at affordable levels above 100% AMI; 
4. to reqµi.re replacement of or fee payment for any affordable units that may be fost due to 

demo.!ifioh or conv.etsion1 above and beyop_d the required inclusi~;>.nary units under Section 415; 
5. to exclude certain are.as from the proposed citywlde Inclusiortary requirements and make them 

subject to higher requirements until additional analysis is completed to addres~ affordability 

levels in these areas, including a) the Eastern Neighborhoods Mission Planning Area; the North 

of Market Residential Sp~cial Use District Subarea 1 or Sub.area 2 ani;i the SOMA Neighborhood 

Commercial Transit DiSJ;rid .. 
6. to requfre an Affordable Housing Fee amount that is substantially above the maximum 

eco:nm:nically .feasible level as identified by the 'controller's Economic Feasibility Study required 
by· Proposition C, and thus establish a significant disincentive for the use of the State Densify 

Bonus Law to produce bonus units. This is because Bonus units would be subject to the Fee 
amount under the proposed Ordinance. This disincentive was not previously considered by the 

Pianning Com.mission. 

WHEREAS,. Planning· Code Section 302(d) requites that material modifications added by the Board of 
Supervisors be re£erred to the Planning Commission for consideration. 

WHEREAS, tli.e proposed amendments to the Inclusionary Affordabl.e. Housing Program in the modified 
ordinance is not defined as a project under CEQA Guidelines Section 15060(c)(2) and 15378 because they 

do notresult in a physical change in the environment; and 

WHEREAS, the Planning Commission has heard and considered the testimony presented to it. at the 
public hearing and has further considered written materials and oral testimony presented on behalf of 
Department staff and other ~terested·patties; and 

WHEREAS7 all pertinent documents may be found irt the files of the Department~ as the custodian of 
records; at 1650 Mission Street, Suite 400, San Francisco; and 

WHEREAS, the Planning Commission . has the "Consensus" ordinance amending the .~dusionary 
Affordable Housing Program [BF 161351]; and 

'SAN FRANCISCO 
PLANNING 'OE'PARTMENT 
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Exhibit A: Resolution No. 19937 
Juhe 15, 2011 

·CASE NO. 2017-001061PCA 
lnc:lusioflaiy Affordable Housing Program Amendments 

WHEREAS, The Planning Commission determines that: 

1. "In making the recommendation to revise the lncfo.sionary Affordable Housing Program, the 

Commissfon reaffirms the .Board of Supervisor's policy· established by Resolution Number 79-16 

that it"Shall be Ci.ty policy to maXimize the econo:mically feas~ble percentage of inclusionary 

affordable housing in market rate·housing development. 

2. Inclusionary requirements should not exceed the rates recommended in the Controller's 

Economic Feasibility Study established in Proposition C, that the maximum economically feasible 

requirements for the on-site alternative are 18% for.rental projects or 20% for ownership projects, 

or the equivalent of a fee or off-sit.e alternative requirement of 23% fqr rental projects qr 28% for 

ownership projects. 

3. The Inclusionary Affordable Ho-using Program requirements should remain below the City's 

current Nexus Study. 

4. The City sh~uld.use the Inclusionary Affordable Housing Program to help serve the housing 

needs· for low-, moderate-, and above-moderate income households that.area above the level 

eligible for projects .supported by federal low income housing taX credits, and also. eam bel6Vf the 

minimum level needed to access market rate ·housing units in San Francisco. 

5. The Planning Department $hould implement additional monitoring and reporting procedures 
regarding the use of the State Density Bonus Law, and should require· that eligible projects that 

seek and receive a bonus under i:he State Bonus Law pay the Affordable Housing Fee on-
additional units provided. · 

6. The incremental increases to the inclusionary requirements. as established by the passage of 

-Proposition C for projects that entere~ the pipeline between J artt'l.ary 1, 2013 and January 12, 2016 
should .be retained for projects -electing the on-site· alternative, and retnoved for projects paying 

the:Affordable Housing Fee or electing the off-site alternative, to maintain consistency with the 

re~ommended maxi.mum economically feasible requirements recommended in the Controller's 

Study. 

NOW THEREFORE BE IT RESOLVED, that the Planning Commission hereby finds that the proposed 

ordinance to amen.d the Inclusionary Affordable Housing Program and the Coin.mission's recommended 

modifications to the Indusionary Affordable Housing Program are consistent with the General Plan for 
the reasons set forth below; and be it 

FUR1HER RESOLVED, that the Planning Commission hereby recommends that the Board of 

Supervisors approve a modified ordinance to revise the Inclusfonary Affordable Housing Pragram as 

described within Resolution Number 19903 anci within this resolution and adopts the findings as set forth 

below. 

SAN FRAIJCTSCO 
PLANNING D:EPA'BTMErilT 4 
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Exhibit A; Resolution No. 19937 
June 15, 2017 

FINDINGS 

CASE NO. 2017-00106.1PCA 
lnclusionary Affordable Housing Program Amendments 

Having review~d the materials identified in the preamble above, and having heard all testimony and 
arguments, this Commission finds, concludes, and determines as follows: 

7. General Plan Compliance. The proposed Ordinance and the Commission's recommended 
modifications are consistent with th~ following Objectives and Policies of the General Plan: 

HOUSING ELEMENT 
OBJECTIVE I 
IDENTIFY AND ;MAKE AVAft.ABtE FOlt DEVELOPMENT ADEQUATE SITES TO MEET 
THE CITY'S HOUSING NEEDS, ESPECIALLY PERMANENTL \'AFFORDABLE HOUSING. 

POL!CY1.1 
Plan for the full range of housing needs in the.City and County of San Francisco, especially 
affordabie housing. 

The ordinance amending the Inclusionar.y Affordable.Housing Program furthers the potential for creation 
of pernianentiy affordable housing in the City and facilitate an increase the number of affordable housing·. 
units that could be built i'n San Francfrico. Generally affordabls projects require that units be affordable for 
55 years or pennanently, depmding on the funding source. This program is one tool to plan for affordable 
housing needs of very low, low and moderate income households. 

POU:CYl.6 
Considex-greater. flexibility in number-and size of unit$ within established building 
envelopes· in community based planning processes,, espedallyif it can. increase the number of 
affordable units in multi.,familrstructures. 

The ordinance amending the ln:(:lusionary Affordable Housing Pr.ogram provides greater flexibility- in the 
number of units permitted in new affordable hou.sing pr.ojects by providing increased heights, relief from 
any residential density cap$, and allowing smne zoning modi.fit:atiOtiS. This is achieved by pairing tlie 
programs With either ·the State Densiryr Bvnus Law. Califamia Governmen.t Code section 659 JS et seq. or 
through the local o,rdlnai:ice implementing the state law, such as the Affordable lf ousing Bonus Program or 
HOME-SF [BF 150969). 

POUCY 3..3 
Maintain balance in affordability .of existing housing stock by s~ppo:tt.ing affordable 
moderate ownership opportunities, · 

. The ardinancemttending the Ittclusionartj Affordable Housing Program increase affordable ownership 
opportunities for households· with moderate income,s. 

The ordi11mice ameni/.ing /he lnclusionary Affordable Housing Program generally maintains the current 
"low" arid "moderate" income tiers, with the significant change that these targets would be defined as an 
average ·AMI served by the project, with units falling within a·spet:ified range of income levels: Considering 
the average incomes served. the proposal would serve h6U.seholds in the m'iddle df both the Low Income 

SAN FRANCISCO 
PLANNING DEPARTMENT 89 
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Exhibit A; Resolution No. 19937 
June 15, 2.011 

CASE NO. 2017-001061PCA 
lnclusionary,Affordable Housing Program Amendments 

and Moderate Income groups, and would meet the demonstrated need of both income groups, while serving 
segments ofboth .income groups that are least served by .the City;s current qffordable housing programs. 

POLlCY4.1. 
Develop new housing, and encotttage the remodeling of existing housing, for families. with 
childr~. . . 
The ofdinance amending the Inclus.ionary Affordable Housing Program can increase the supply of new 
affordable housing, includlng new affordable housing for. fa1nilies. The ordinance a.mending the 
Int:lasionary Affordable' Housing Program includes dwelling unit mix requirements that encourage certain 
percentages of units with two or three bedrooms. 

POLICY4.4 
I!ncourage sufficient and suitable .i:enfal housing opportunities, emphasizing permanently 
affordable rental units wherever·posslble. 

The ordinance amending the Inclusionary Affordable Housing Program encourage the development of 
greater numbers of permanently affordable housing, including rental units. These qff ordable units are 
qffordablefor the life oftheproje~. 

Policy4.5 
~ure that new permanently affordable housing is located in ·all o1 the city's neighborhoods, 
and encourage integrated neighborhoods, with a diversity of unit types provided at a range of 
income level$. 

The ordinance amending the Inclusionary Affo1·dable Rousing Program reaches throughout the City whiC.h 
enables the City to increas.e. the number of very low., low and moderate income hm1Scholds and encourage 
integration of neighborhoods. 

on1ECTIVE7 
S)<:OJllE FUNDING ANO RESOl,JRCES FOR PERMANENTLY AFFOROABLE HOUSING, 
INCLUDING INNOVATIVE PROGRAMS TEAT ARE NOT SOLELY RELIANT ON 
TRADIDONAL MECHANISMS OR CAPITAL. 

The ordinance mnending the Inclusionaty Affordable Rousing Program seeks to create permanentlY. 
affordable housing by leveraging the bwestment of private development. 

OBJECTIVES 
BUILD PUBLIC AND PRIVATE SECTOR CAPACITY TO SUPPORT, FACILlTATE, 
PROVIDE AND MAlNTAIN AF.FORDABLE HOUSING. 

The otdinance amending the Inclusionary Affordable Housing Program supports this objective by revising 
the lnt;:lusionary Affordable Housing Program to maximize the production of affordable housing in concert 
with the production of market-rate housing . 

. POUCY8.3 
Support the production and management of permanently affordable housing. 

SAN FRANCISCO 
PUNNING 0E;P4FJTME~ 6 
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EXhibitA: Re.solution No.19937 CASE NO. 2017-001061PCA 
June 15, 2017 ""'''"; lnc1usionary Affordable Housing Program Amendments 

The ordinance amending the foclilsionanJ Affordable Housing Program supports "the produetion of 
permanently affordable housing supply. 

OBJECTfVE 11 
SUPPORT AND RESPECT THE DIVERSE AND DISTINCT CHARACTER OF SAN 
FRANOSCO'S NEIGHBORHOODS. 

The ordinance amending the Inclusionary Affordable Housing Program enoow·ages ml'ced income 
builditigs and neighborhood;;. · 

POUCYU.3 . . 
Ensure growth .is acconimodated without substantiaily and adverseiy impactittg existing 
xes~dential neighborhood cha;ta¢ter. 

Establishing-permanently affordable housing in the City's v.arious neighborhoods wou~d. enable the City to 
stabilize very low, low and moderate income households. T11ese households meaningfully contribute to the · 
e·xistin.g character of San Franctsco·'s diverse neighborhoods. · 

POLl.CYll.5 
Ensure d~nsitiE;s in established resid~ntial a:i:eas prqmote c;om:patibility with prevailing 
nei:ghbomood charil:cter. 

'The ofdiruince amending the inclusianan; Affordable Housing ProgtCIJ1Z will pro4uce buildings that are 
generally c:ompati'ble with existing neighborhoods. State /Jensrty Bonus Law, California Government Code 
section 65915 et seq: does enabl.e higher density that San Francisco's zoning would otherwise allow. . 

OBJECTIVE 12 
BALANCE BOUSING GROWTHWlTHADEQUATE IN:EiRA.STRUCTQRE THAT SERVES 
TlIE .CITY'S GROWING POPULATION. 

O~JECTIVE 13 
PRIORITIZE SUSTAINABLE DEVELOPMENT IN PLANNING FOR AND CONSTRUCTING 
NEW IIOUSING. 

Housing produced under either ordinp.nce amending the rnclusionary Affordable Housing Progr.am wo11ld 
pay impm:tfees that support the City's infrastructure. 

URBAN .DESIGN ELEMENT 

BALBOA PARK AREA PLAN 
OBJECTIVE 4.5: PROVIDE INCREASED HOUSING OPPORTUNlTlES AFFORDABLE TO A 
MIX OF HOUSEHOLDS AT VARYING INCOME LEVELS. 
The ordinance i:1.mending thd1idusio1rnt1J Affordable Housing Prograiii would increase affordable housing 
opportunities for a mix of household incomes. · 
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Exhibit A: Resplution No. 19937 
June 151 20.17: · 

BAYVIEW AREA PLAN 

CASE NO. 2017-001061.PCA 
lnclosionary Affordable Housing Program Amend~nts 

OIUECTlVE 6 ENCOURAGE THE CONSTRUCTION OF NEW AFFORDABLE ANP MARKET 
RATE HOUSING AT LOCATIONS AND DENSITY LEVELS THAT ENHANCE THE OVERALL 
RES1DltNTIAt QUALITY OF BAYV1EW HUNTERS POINT. 

The o.r#mmce amending the foclusionary Affordable. Housing Program would &tcreaJ:Je affordable housing 
oppor.tunities Jar a mix of household.incomes. 

CENTRAL WATERFRONT AREA PLAN 
OB.JEC'fIVE 2.1 ENSURE THAT A SIGNIFICANT PERCENTAGE OF NEW HOUSING 
CREATED IN THE CENTRAL WATERFRONT IS AFFORD.ABLE TO PEOPLE WITII A WIDE 
RANGE OF INCOMES. . . 

·The ord:inance amending the lnclusionary Affordable Housing Program would increase affordable. housing 
opportunities: 

CHINATOWN AREA PLAN 
. OBJECTIVE 3 
STABILIZE AND WHERE POSSIBLE INCREASE THE $Uf'PLY OF"HOU$ING. 

The ordinance ame:11ding the lndusiortary Affordable Housing Prof(fam would increase affordable housing 
'opportunities. 

MARKET-AND OCTAVIA AREA. PLAN. 
OBJEC'flVE 2.4 . 
PROVIDE l'.NC.REASED HOUSING OP:PORTUNITrns AFFORDABLE TO HOUSEHOLDS AT 
VARYING INCOME LEVELS. 

The ordinance amen.ding the Inelusionary Affordable Housing J?rogram would increase affordable housing 
opportunities. · 

. MISSION AREA PLAN 
OBJECTIVE 2.1 
ENSURE THAT A SIGNIFICANT PERCENTAGE OF NEW HOUSING CREATED IN THE 
MISSION lS AFFORDABLE TO PEOPLE WITH A WIDE RANGE OF INCOMES. 

The ordinance amending the Indusionary Affordable Housing Program would increase affordable housing 
opporfunities, 

SHO\IVPLACE/POTRERO HILL AREA PLAN 
OBJECTIVE 2.1 
ENSURE TJ:lAT A .SIGNIFICANT PERCENTAGE OF NEW HOUSING CREATED IN THE 
SHOWPLACE IP.OTRERO IS AFFORDABLE TO PEOPLE WITH A WIDE RANGE OF 
INCOMES~ 

The ordinance amending the Inclusionary .Affordable Housing Program would increase affordable housing 
opportunities. · ' 

SAN ff\ANCISCO 
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Exhibit A: Resolution No. 19.937 
Jl,tne 15, 2017 

SOMA AREA PLAN 
OBJECTJVE3 

CASE NO. ·2017-00f061PCA 
lnclusionary Affordable Hou$ing,Rrogram Amendments 

ENCOURAGE THE DEVELOPMENT OF ·NEW HOUSING, PARTICULARLY AFFORDABLE 
HOUSING. 
The ordinance amending the Inclusionary Affordable Housing Program would increase afforda~le housing 
opportunities. 

WESTERN SHORELINE AREA PLAN 

POLICY11.3 
Continue the enforcement of citywide }).ousing policies, ordinances and standards regarding 
'the provision of safe and converue:µt housing to r.esidents of all income levels, especially low-
and modera~e:.htcome:·peopfo. . 
The oriii1tance amendfrtg the .Z,icl'usionary Affordable Housing Program would increase affordable lwusing 
opp.ottuniH.es. · . · 

POLICY11.4 
Strive to ihcrease ·the amoiliit of houSing units citywide, especially µnits for low~ and 
moderate-income people. 

· The ordinance amending the Inclusionary Afftmlable Housing Program would increase effordable housing 
opp.ortunittes. 

WE:STERN SOMA AREA PLAN 

OBJECTIVE 3.3 . 
ENSURE THAT A SIGNIFICANT PERCENTAGE OF THE NEW HOUSING CREATED IS 

AFF.ORPABLE TO PEOPLE WITH A WIDE RANGE OF INCOMES 
11t:e ordinance amendi1tg .the lnciusiCmary Affordable Housing Program would increase affordable housing 
opportunities. 

K Planning· Code SectiQn 101 Findings. Thi? proposed amendments to the Planning Code·a:te 
consistent with the eight ·Priority Policies set ·forth in S~tion 101.1(b) of the Planning Code in 
that: 

L That existing neighborhood-serving · reta;il uses be ·preserved and enhanced and future 
opportunities for resid~n't: employment in and bwnership of such businesses enhanced;. 

The: ordbJntice amending the· Inclusionary Affordable Housing Program wou1d not have a negative 
effect 011 'neighborhood serving retail uses and will not have a negative effect i:m opportunities far 
resi'dent employment in and ownership Df neighborhood-serving retail. 

2. Th<!t existing housing and neighborhood character be conserved and protected in order to· 
preserve the cultural and ·economic diversity of our ;neighborhoods; 

S~N FRAJ'[CISCO 
PLANNING DEPARTMENT 
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Exhibit A: Resolution No. 19937 
June 15:, 2017 

CASE NO. 2017~001061PCA 
lnclusionary Affol!dable Housing Program Amendments 

The ordinance amending the Iri:clusionary Affordable Housing Program wauld not have a negative 
effect on housing or neig_hborhond character. 

3, That the City's supply of affor~ble housing be preserved and enhanced; 

The ordinance amending the Iit.cZusionary Affotdable Housing Program would increase City's supply 
of pennanently affordable hOusing: 

4. That commuf~ traffic not impede MDNI transit service or overburden our streets or 
neighborhood par:king; 

·The ordinance amending the Inclusionary Affordable Housing Program would result in commuter 
traffic impedi1!g MUNI transitservice or overburdeni1zg the· streets or neighborhood-parking. 

5. That a diverse ecortomic base be maintained by protecting our indu5trial and service sectors 
frotn displacement due to commercial office development, and that future opportunities for 
resident.employment and ownership in these sectors be enhanced; 

The ordinance amending the lnclusionary Affordable Ho.usfng wauld not cause displncement .of the 
. industrial or service sectors due to office development as it· does n.ot enable office development. 

6. That the City achieve the greatest possible preparedness to protect against injury and loss of1ffe in an 
earthquake; 

The proposed Ordinance would not have an adverse effect on City's preparedness agains.t injury and 
loss of life in an earthquake. 

.7. That !he landmarks and historic buildings be preserved; 

The proposed Ordinance would not have .an adverse effect ott the C.ih/s Landmarks and. histQJic 
lJUildings. · 

8. That our parks and open space an¢! their access to $Unlight and vista:s. be protected from 
development; 

The proposed Ordinance would not have an adverse effect an the CityJs parks and upen space and their 
access to sunlight and vistas. · 

9. Planning Code Section 302. Find,ings, The Planning Commission finds from the fuctc; presented 

that the public necessity, convenience and general welfare require the proposed amendments to 
the Planning Code as set forth in Section 302; and . 

BE IT FUR1HER RESOLVED that the Commission hereby reco~ends that the Board. ADOPT a 
proposed Ordinance amend~ng the Inclusionary Affordable 'Housing Program, as described in ·the 
Commission's Ap.ril. 27, 2017 recommendation as recorded in Re$olution Number 19903, with the 
following new recommended modUications as summarized below, . 

SAN fR/iNCIS'CO 
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Exhibit A: Resolution No. 19937 
June 15,2017 

CASE NO. 2017-001061PCA 
.-.Jnc.lusionary Affordable Housing. Program Amendments 

Mal:er.ial Modifications. For the matetial 'modifications, the Commission's new recommendations are as 
follows: 

1. Add clarifying language about the dwelling unit mix requfrement, that the total requirement 

should be inclusive of i:he 3-bedronm requirement; 
2.. Set the proposed t{1inimum unit ·sizes to be equal to the. current TCAC minimum sizes for all 

inclusionary Units; . 

$. Remove the ptohibitlort on studio units with prices set at 100% AMI or above and distribute 

units evenly across iricome levels; 
4. Establish a consistent dtywide inclusionary .requirement that is within the feasible level 

identified by the .controller's Stitdy;. unless appropriate study ha~ been completed to supp.art 
any neighborhood of district specific requirements. Further; 1£ the Board maintains 
neighborhood-specific lnclusionary Requirements, the upcoming srody by the Controller, in 
consultation with ah Inclusionary: Housing 'I'echnica\ Advisory Committee. should be required to 

·include a study of neighborhood-specific requirements in addition to .the upcoming the Fee 

.schedule methodology to be completed by January 31, 2018 for later consideration by the Board 

ofSupervis.ors. 
5. Set economicai1y Jeasible Affordable Housing Fee requirenl.ents that do not estabiish a 

disincentive to use the State Density Bo:tus Law to produce bonus units and recommend further 

stµ.dy through. the Fee Schedule Analys~s to be conductecl. by the Controller and TAC. 

Implementatfon and Technical Recommendations. 

Bey6nd the response to tl;ie material modifications described above, Department.staff have re:viewed the 
Consehsus Ordinance for ittiplementation ·and ·technical considerations and offers the following 
additional revisions: 

6. Clarify the grandfathering langµage so as to specify that the new and modified provisions of the 
Inclusionary program· under the· Consensus Ordinance would apply only to n:ew projects that 
filed an EEA on or..prior to January 12, 2016, while maintaining the incremental increases to the 
On-Site and Fee/Off-Sife percentage requirements for pipeline proj.ects as· established by 
Proposition C. 

7. Add clarifying language to ensure that the cumulative rounding up of required indusionary 
·units in each of the three. income tiers in no case exceed the total percentage requirement as 
applicable to the project a~ a whole (e.g. 18% total) · 

8. Reference the appropriate Planning Department map of neighborhood areas fot the purpose of 
analyzing neighborhood-level data fa ensure that inclusionary units are priced below the market 
rate, the Ameri~an Community St1rvey Neighborhood Profile boundaries map. 

9. Ensure that the application of the new r~uirements under Section 415 of the Planning Code is 
. consistent with the Transbay Redevelopment I'lan and the state law governing redevelopment 

of the Transbay area, per OCII recommendation. 

10. Revise provisions regardin~ rhe determination and sunsetting of inclusionary requirements for 
projects to allow for ·program implementation that is consistent with standard Department 
practices and Planning Commission recommendatiotis, specifically that the applicable 
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Exhibit A: Resolution No. 19937 
June 15, 2017 . ,..,1,,:-: · 

_ CASE NO. 2017-001061 PCA 
lnclusionary Affordable Housing Program Amendments ,~ ~ 

requirement be _determined at the filing date of the EEA, and would be automatically reset to the 
applicable rate if no First Construction Document is obtained within 30 months from the time of 
project entitlement. 

I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on June 15, 
2017. 

~~ 
Commission Secretary 

AYES: Hillis; Richards, Johnson, Koppel, and Melgar 

NOES: Moore 

ABSENT: Fong 

ADOPTED: June 15, 2017 

SAN FRANCISCO 
PLANNING DEPAllTMENT 12 



SAN FHANClSCO 
PLANNING .DEPARTMENT /(1/351 

May4,2017 

Ms. Angela Calvillo, Qerk 
Honorable Supervisors I<im, Safai, Peskin, Breed, and Tang 
:Board of Supe:rviso:rs 
City and County of San Francisco 
City Hall, Room 244 
1 Dr. Carlton B. Goodlett Pl.ace 

San FranciscoJ CA 94102 

Re: Transmittal of Planning Depa:rlment Case Number 2017..00106U'CA 

Amendments to Section 415, Inclusfonary Affurdable Housing. Program 
Board File No: 161351 Inclusfonary Affordable Housing Fee and '.Req'uirements; 

170208 Inclusiomu:y J\ffordable Housirt.g Fee ~d Dwelling Unit 
Mix Reqmem.ents 

Plannil)g Coillmission ReCOli:ililen,dation: Approval with Modi:ft'cations 

Dear MS. Calvillo and Supervil>ors Kim, Sa.!ai., Peskin; Breed, and Tang, 

On April Tl, 2.017, the Planning Commission conducted. a duly noticed public hearing at a 
regularly scheduled meeting to consider the proposed C?rdinances that would amend Planning 
Code Section 415, introduced by Supervisors Kim and Peskin,. and Supervisors Safai, Breed, and 
Tang, respectively. At the hearjng the Planning Commission recommended approval -with 
modifications. 

Specifically, the Planning Cominission reconun~ed that the Board of Supervisors ad:opt final 

legislation as described. The adopted resolution, including detailed re.commendations and the 
associated Executive Summary, are attached. 

A. APPLICATION 

a. No amendments are recommended. 

. B. INCLUSIONARY ltE.Qum.EMEN:TS 

a.. Include a co;ndontinimn oon.ver-swn provisiOn to specify that projects converting to 

ownership projects must pay a conv~i9µ fee equivalent to the difference between 

the fee requirement for ownerahlp projects in effect at the time of the conversion and 

the requirement the pr-0ject satisfied at the time of entitlement. 

Include provisions of Board File No. 161351 ("Proposal A"), as modified above. 

b. Establish fee, on-site; and off-site requirements for Larger Projects (25 or more units) 
that are within the rang\:! of "maximum economically feastole" requirements 

www.:sfplanning.org 
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Tra!i$mital Materials CASE NO. ·2017-0..01Q61.PCA 
Amendments· to Planning Code Section 415 

tnrilusionary Affordab1e Housing Program 

reootro::nend~ in the.Cqntmller's Stud.y .. 
Intlnd~ provisions o~ Board Ftle No. 17-02'0.8 J'Proposal B") without mo'difica:tioµ, 
as follows: · 

For Rental Projects: 

i. Fee dt Off-S~te Alternativ~ equiwiletif -0£ 2.3% of project units 

ii On-Site Altetµ;;rti.ve: 18% of project units 

For Ownersbip Project;S: 

i. Fee o~ Off-Sit:· Alternative: equivalent of '28% .of ptoje!Ct Ul'iits. 

ii On"'Site A);temafive 20% of prnject u:nfrs 

c. SCUlIDULE OF A'NNUAL INCR"EASES i'O REQUfilEMENTS 

a. Estahll,sh ~ explicit maximum :requiran:ent at .. whkh the sciledule of i;ncreases 
would :te,mtlnate, and that tate .shot.dd he Wlow the ma.xiirromrequfrem.enf legally 
sup.pc;>rted by the Nexus $tudy. . 
fnclude-proviskttts "?f Board File- N-0. 170208 ("Pr-0posal W') with modifications to 

clat:ify; that this provision f!lj;o applies to both Smaller and Larger proj eds, as 
follows: 

For Rental l'tojects; 

t Fee or Off-Site Altemative: equjvalent q;f 28% ot project Ut;)its. 

ii On-Site .Afternat:i:ve: 23% of project .uriits 

Fo.r Ownersmp l?roj¢1i$'. 

i.. Fee o.t off~Site Alternative: equivalent of33% cf p.roject units · 

ii. On~SiteAlt?mative; 25% of project ~ts 

b. Establish that~ rat-es be increased b.y 1,() percentage point e~er:y two years 
fox both Smaller and Large projects: · 
Tu.d~de provi.sfom of Boar~ File No. 17023S (""P'roRosal B"), as .nmdified above. 

c. . The .schecl.we of incta'$es should com:men~e no fewer than 24 m.nnfhs following the 

e.ffectiV'e date of final ordinance for both Small~ and Largi!!r projects. 
Under-either ordmance, final le&Jsfa.fion should be amended ~a::~irdingly. · 

. · d. 'Esf:ablish a "sUitS:ef' pro'Vi.$ij.ln tliat is ~Qnsist-ent with cunent J?~ct:lces for ihe 
c}etenninafion of UaclnsiCJru!,ry ir~enf:s and Pl.anrrirtg Dep~t procedures, 
spedfkally±hat the reqUirement be eslablished at the date of Envlronn.:ter!-ti:ii 
Evaluation Application and be re.set if fue project.has ~t received a; firstmristruction 
document iivlthin three years ()f 'the! project's first en.:titl.em.ent approval 

S~tURA!IUlSDO 

Include provisions of Board File' No. 1702-08 f"Proposal W'tl wifil modifieations to 
clarify that this :P!'.livision applies to both Sma11er alld Larger pro}~~-

Pl.ANNINQ DEPAR:nllENT 
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Transmital Materials 

D. AFFORDABLE HOUSING FER 

CASE NO. 2017--001061PCA 
Amend~nts to Planning Cod~ Section 415 

lncrusionary Affordable Housing Program 

a. Apply the £ee on a per gross :square foof basis so that.the fee fs assessed 

. ptopa:rtionally tcr the total area 0£ the project.. 

Incln.d~ provisirins of Board File No. 171.1208 i"Ptoposal .B."l wifuou.f madificatiun.. 

h. · R-evise language to allow M'OB:CD to calctµate ihe foe to D.latch the actual oost to the 

City tn constmct belf>W market rate units., Without factoring the .maximum ·s~ price 
of the equiv.ale~f in~usiona:ry uni.I. · 

Include provisions of Boa.rd File No. 170208 f'Proposal J3'1 .without modifkation .. 

E. INCOME. LEVELS 

a. Establish afromam'lity reqµjremenfs that dearly apply to the maximum rent·or 

maximums.ale ptlre o£ the inclusiona:ry unit and not to the income level of trui 
houseliold.-placed in that unit. 

Under either ordirtance, final legisfa6.on should be,aIIl,en,d~d accordmg1y. 

b. Designate inciusionary'Jntlts.atthree dfsc:t~te affordability leV'e1S fo.r target 

projects to better Se1'V'e hol!Seh.olds with fucQflles between !;he tu.t.rtil):t low and 

lllPOer~~ income tiers. 

Irtcliid-1:!-provisfons of Hoard File No:17020E ("Proposal :S'1, with modified income 

tie.i:s as below. 

c. :Final legislatlon-?hou'hl l:arget lnc.lu.sionary unit5 to serve: the gap m coverage 

. between low..fficome hoilseholds who canacressofher existing housing prog:qu:n.s and 

moderate' a:nd middle-income households ~g less fban the le-vcln~ded to a~<!eSS 
~ket rate units, 
Ind.udeprovisions ofBoar.d. File No.17-0:2.0S' (l'Proposal B'1, -v.Tith motilfkati.oos. as 

follows: 

For Reiiial Projects: 

i. Two-fuil'.ds 6f units .at no m:o.te. than 5S%. of Area M~ 
InCOii.'.le' 

ii One-thirq of units split evenly between units at ncr n'IO:re 
than 80% of Area Median Income,. and units ~t no more than 110'% of 
Area N:tedian Income 

.,.,.orOWne"""'1.;.-. tJ,. • ·cts: J: L~L"it' ~ .oje . • 

i. Two-thlrds of units at no more than 90:% of Area Median­
Jncome 
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T~ns.tnltal Materials CASE r-tO~ 2Qi7-0010$1P'CA 
· ·Amendments tO. PJanning Code Section 41:5 

lnduskmary Affordable Housi11.g Program 

ii One-third of units split evenly between units at no more 
than 110% of Area Median Income, and units at no more than 14D% of 
Area Median Income · 

d. Designate inclusionary :units at a single affordability level for Smaller projects. 

'This requirement should be set t-0 match the I'lliddle tier established for larger 

projects, as described below. 

Include provisions of Board File No. 17D200 fn:Pm:posaI :s''),.wifu modifications 

as follows: 

i For Rental Projects: all IDdusioriaxy units at no more than 55% of Area 
Median Income 

ii For Ownership Projects; all inclusionary units at no. Ill\}re than 80% of Area 
Median Income 

e. Final legislation should mclud~ language.requiring MOHCD to undertake 

necessary action to ensul'e that in no case may an inclusionacy affotdable unit be 

provided at a maximum Tent or sale prlce that is less than 20 percent below the 

average asking rent or :sale price for. the relevant market area withl.n which the 
indus.ion,ary unit.is l?cq;ted. 
Under either ordinance. final legisfationsoould. be arngnded a.ccordlrigiy~ 

F. Dfu~SITY BONUS PROVISIONS 

a. Encourage the use of density bonus to maximize the production of affordable 

housing. At the same time, because a density bonus may not be used in every· 

situation, the indusionary requirements established, in Secti,on 415 should be 

economically feasible regardless of whether a denSity bonus is exercised. 

Include provisions 0£ Board File No. 170208 ("Proposal B") without modification. 

b. The final Inclusionary ordinance should be paiied with a local density bonus . 

ordinance, such as the HOME-SF Program, that implements the State Density Bonus 

Law in a mariner that is tailored to the San Francisco's contextual and policy.needs. 

Include provisions of Board File No. 170208 ("Proposal B") without modification. 

c. Direct the Pl~g Department to require "reasonable documentation" from 

project sponsors seeking a State BDnus to establish eligi."'bility for a requested density 

bonus, incentives of conces.~on, and waivers or reductions of development standards, 

as provided for under state law, and as consistent with the process and ptotedures 

detailed ID a locally adopted ordinance implementing the Staie DenS:it)T Bonus Law. 

Include provisicms of Board File No. 161351 ("Prqposal A") without modification. 

d. Require the Planning. Department to prepare an annual report on the use of the 

Density Bonus to the Planning Commission beginning ID January 2018 fhat details 
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Transmital Materials CASE NO. 2017~0010S1PCA 
Arne.ndmen~ to Planning Co.de Section 415 

lnclusionary Affordable Housing Program 

the rtnmbero.f projects seeking: a bonus ~d the conressions¥ waivers, and levd of 

bonus provided, 

Include provisions of B.mttd Ftle No. 161351 ("Proposal A"'l without modification. 

e. Require that projectS pay the Affordable Housing fee on any additional units 

authorized by the State Bonus program. 

Include provisions of Board File No, 176208 !:"Proposal B'1 ·without. :rnodifi.catlon. 

G. UNIT MDC REQUIREMENTS 

a. Dwelling unit mix requirements -should .apply to toral ptoject units, not only to on­

~ite incl.u.sionary units to allow for .inch.isionaryumts·to be provided oomparable to 

market rare units, as required i;h Section 415. 
'Under either o:rdinance, fina1 legislation should be amended acc(O:i.!J;Qgly, 

b. Firial legislation sh1;1\tld s~t a large unit requirement at 40% of the total number of 

units as two~bedror;m or larger, with no fewer than 10% .cif ~Ire futal nu:mber Of 
u....Uts being pmvided as 3-bed:room or larg-e:t, 

Und.f!t cither ordinance-, final legisiafio'n should be amended accordingly. 

a. Smaller Projects should rema:i;n.subjed to "gr~thereda on~sii:e and fee or off.-site 

. requir~ments .. Boih Orc;lirtances would maintain this stru.ctute. 
No recommended a.mendmeits. 

h. Larger Projects (25 ot more units) choo.sing fue on·site ruterna6.ve should remain 

subject to the in.creroental-percentage requirements estab~ed by Proposition C. 

Include provisioru; of Boara Fila No. 176208 ("Proposal B") without modirication. 

c, The incremental increases established for Larger Projects choosllig the fee or off ~site 
alt~mati'Ve's, should be amended to match the pem:i.anent reqtcl:rements estabUShed in 

the final 1-egislati.on1 whkh should not exceed the :i:na.Ximum feasible. rate. 
Include provisions or B'Oard File No. 1702.68 {"Proposal B") without modifkation.. 

d. The incremental. increases established by Proposition C fur Latger Projei;;ts that· 

¢!.'rteted th~ pipell~e befur~ 2016 alJd are loc;ated in UMU districts should~ removed,. 

leacving the area-sp.eciflc r.equ:ire:in:ents of Section 419 in place fur these pr9jeqs. 

IncluM provisions of 'Soard File No.. 170208 ("Proprisal B") wif1lmrt modification. 

e:. F,ma.1 legislation should explicitly establish th;at projects in lJMU districts that entered 

the pipeline after January 12, 2016 ·should be subject to the- higher pf the on~si!:e., fee, 

or off~~ite requirements set forth in Section 4-19 or the citywide requitemen~s in 
$AN f!WiQ!SCOO 
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TransmitaJ M,aterialS CASE.NO~ .2(117~1061PCA .. 
Amendments to Planning OQde $1:!ction 415 

lodusionary Affordable Hnu~ng Program 

Section 415, as established by final legislation. 

Under either ordinance, final leg;islation should be amended accordingly. 

f. Establish that all other Section 415 provisions will apply to pipeline projects, 

regardless of the acceptance date of tlte project's EEA; projects that were fully entitled 

prior to the effective date of final legislation would be subject to the inclusionarjr 

requirements in.effect at the time of entitlement 

Under either ordinance. final legislation should be amended accordingly. 

L ADDITIONAL CONSIDERATIONS 

a. The Commission recommends that the Board of Supervisors should consider 

additional measures that may be undertaken by the City to subsidize the ancillary 

housing costs to owners of indusi.onary ownership units, :including but not 

limited to Homeowners Association dues.. 
Under either ordinance. final le~slati,on should be amended accordin&Jy. 

b. Final legislation should require MOHCD to provide regruar reporting to the 

Pian..-ring Commission on the racial and household composition demographic 

dat;i of occupant hotlSeholds of inciusionqry affo~dable units.. 
Under either ordinance, final legislation should be amended accordingly. 

J. REQUIRED FEASIBILITY STUDIES 

a. Additionalfeasibility' studies to d.eterm:ine whether a higher on-site inclusionary 

affordable housing :requirement is feasible on sites that have received a 20% of 

greater increase in de:velopable residential gross floor area of a 35% or greater 

increase in residential density over prio-r zonln.g, should~ be required when; 

I) the upzoning has Qccurrl'!d aftet the effective date of this o-rdinancej 2) no 

feasibility study for the specificupzoning has previ-Ously been completed and 

published; 3) the up.zoning occurred as part of an Area Plan that has already been 
adopted or which has already been analyzed for feasibility and community 

benefits prior to the effective date of the ordinance. In no case should the 

requirement apply for any project or group of pwjects that has been entitled pri.or 

to the effective date of the ordinance.. 

Under either ordinance. final 1e~slafion should be amended accordingly .. 

Supervisors, please .advise the G.ty Attorney at your earliest convenience if you wish to 
incorporate the changes recommended by the Commission into your proposed O:r-clinance. Please 
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Transmital Materials CASE N0 .. 2017 ~iJ010SiPCA 
Amendments tl) Planning Code Section 415. 

lnclusionacy Affordable !-iousing Program 

find attached documents relating to the actions of the C-0:mmisSion. If you have any questions or 
require furlher infm:mation please do not hesitate to contact me. . 

cc 
Audrey Pearson, Deputy City Attorp.ey 
Bobbi Lopez, Aide to Supervisor Kim 
Suhagey·Sandoval, Aide to Supervisor Safai 
Sunny Angulo, Aide to Supervisor Peskin 
Jv.fkhael Howerton, Aide to Supervisor Breed 
Dyanna Quizon, Aide to Supervisor Tang 
Alisa Somera, Office .of the Oerk of the Board 
bos.legislation@sfgov.org . 

Attachments~. 

Planning Commission Resolution No. 19903 
Pl.atu:rlng Deparb!tent Exerutive Summary 
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SAN FRANCISCO 
PLANNING DEPARTMENT 

Proj~ct Name: 
Case. Number. 

Ji:Jitiated by; · 

liiitiate.d by: 

Rev.iewtJd by: 

Planning Commission 
Resolution No. 19903 

HEA'~1NG DATE: APRIL Zf, 2017 

fncluslbnary Affordable Housrng 'Program (See 415) Amendments 
2017-4lll1061PCA 

$11pe:.Msors Kim and Peskin, lnrroouced Decemw 13t 201ll 
V~tsion 2, fllfr(Jdu~ February 28, 201(; Version 3, Introduced Aprll 18, 2017 
lnclusfonary Affordable Housing Fee and Requirements · 
[Board FlleNo. 161351) 

Suparvisots Safa!, Breed, and Tang lnfrorluced fe.bruary 28, W17 
lncfusionary Affor<!able.: Hoosln:g F~e. and Dwemng Un~t Mtx Requirements 
[Board Flre No. 17920.81 

Jacob Blnil.iff~ C!tyw~t? Planning Ofvision 
jaco.b.blntl)if@Sfgov.org, -41S..575-g17fl 

AnMarie. Rodger.s, ·Senior P~icy Advisor 
anmartarodgws@sfgov.org, 4-1'5-558-.6395 

1550 Mis.sian St. 
Slli!.e4~D 
San Francisca, 
CA 94103-247-9 

Recepfum: 
415.558.6378 

Fax: 
415.55S.S4t19 

Pfanniog 
lii'fj)tm~ 

415.558.'6377 

RECOMMENDING 'THAT THE BOARO OF SUPERVISORS 1) ADOPT A PROPOSED ORDINANCE, 
WITl-l MODIFICATIONS THAT WOULD AMEND THE PLANNING CODE TO REVISE THE AMOUNT 
OF THE INCLUSIONARY AFFOHDASLE HOUSING .FEE AND· THE ON-SITE AND OFF-SITE 
AFFORDABLE HOUSING ALTERNATIVES. AND OTHER INCLUSIONARY HOUSING 
REQUIREMENTS: REQUlRE MINIMUM DWELLING UNIT MIX iN .ALL RESIDENTIAL DISTRICTS; 
AFFIRM THE PLANNING DEPARTMENT'S .DETERMINATION UNDER THE CALIFORNIA 

.. ENVlRONMENTAl QUAUTY ACT; MAKE FINDINGS UNDER PLANNING CODE, SECTION 302; A.ND 
MAKE FINDINGS OF CQNSfSTENCY WITH iHE GENERAL PLAN, ANO: THE EIGHT PRIORITY · 
POLICIES OF PLANNING CODE, SECTION 1tJ1.1 AND 2) A.ND MAKE flNDINGS OF CONSISTENCY 

·WITH THE: GENERAL PLAN AND THE EIGHT PRIORITY POLICIES OF PLANNING CODE SECTION 
·101.1 'FOR THE AFFORDABU: i;OUSlNG BONUS PROGRAMS AND HOME-Sf, 

\>\<fIBRllA.S~ on December 13, 2016 Sti.perviso:l' Kim and ·Supervisor Peskin introduced a proposed 
Ordinance un.det :8.o.ard of Supervisors (hereinaftet "'Boatd") File Number 161351 (referred to in thi,S 
resolutinn as Proposal A}~ which amends Section 41.5 of the 'Planning Codie to: revise the amoun:t of the 

InclUsionary Affo.rd?ble Housing Fee and the On-S.ite and Off-Site Affordable Housing Alternatives and 
. other Indusionary Housing requirements,z .and adds :teporting requil:emems fur .density bonus pr-0j'ects; 
and., 

WHEREAS, on February 28, 2017 Supervisor Kim and Supervisor Peskin introduced substito:te l~slafion 
under Board File Number 161S51-;r2; and, · 

.1.04 
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Resolution No. 19903-
April 27, 2.017 

CASE NO. 2017-00.1061PCA 
lnclusionary Affordable Housing Program Amendments 

WHEREAS, on Fei?roary 2'8J 2017 S,upetvisor satai, Supervisor Breed, and-.Sup'ervisot Tang futroduced a 
proposed.orillnan.ce under Board File Nurrtber 1702.08 (referred to in this· resolution as Proposal B); which 
amends the Planning Code to r~ise the :;µnmrot of :the Ind.usionary .(\ffordabfe.Hou.sing F.ee.and the On-

• Site aruf Off-Site Affordable Housfug Alternatives and -other Inclusionary Housing requirements; and 

requkes a min:imum dweilin:g unit IDiX in all resid-ential distticts; and, 

WREl<.EAS, o~ Sep~er 29, 2D15, Mayor Ed Lee .and Supervisot Tang· introduced a proposed 
O:rdin,ance under 'Board Fi1e Ni:m::i.b~ 150969, to add Planning Code Se-<;tion 206 to cteat~ the Affordable 
H;msing Bonus Pr:Qgtam,, the· 100 Percent Affo;rdabl.e Housing Bonus Progra;m,. ·the Analyzed .Stal:e 
Density ')3onus P:rogtam, and the Tfid:Md~a!ly Requested State Density Bonus. Progtam, fn. p~oVid~ fo~ 
·development. btmuses ·.and zdnmg modifications for· increased aff.ordabie housing, ih m:mpllance with, 
and,:ab,ove those required by the State Density. Bonus Law; Gov.emmen.t.Code,.·Section 659.15; et seq.; ta 
establish the p.roc:ednres in ~iv'hi.ch these Programs shall be.reviewed .and approved; and l-0 add a f~ fur 
applicatiom; und~ the ;E':r:Ogi:ains; and · 

WHEREAS, .on. Octob~ 15, 2015 ltt.e Piamtlng Commission voted to. initiai;e an,amendmeht fo :the General 
Plan to arl.d lanpuage ta <C~ po~r objectives· and maps fhat clarffioed tl;tat the dty could ad-Opt 
poHdes or progt<.n:n.s. that allowed addit:mnal: density and d~lopment: potential if a. project. included 
fu.ct~ed amoun~ of on-site affo:rdable housing; and · . 

WB:EREAS, on February- 25;. 201~ this Com:¢issfon found that the Affordable Ho'.®ing Bontts: Program 

~~, on balance, consistent with the -S,an Fwncisco. Cen:e:ral Plan as .·<\IIDeoded, and forwai:ded the 
Affurd.abl:e Housing l3:c:in-us ProgtJm4 together with s~veraI :teeommend-ed amendments, to .. !;he Roard. of 
Supe(Visors fur. th~, c0nsideration; and · 

WHEREAS, on j~ 131 2.016, Super.visor Tang· duplicat~ ~ A-I-IBP ordlnaru:e file and am~nµe.d th.~ 
· ABBP -o.rdinance to. indud.ew.nly the 100% .Affurdabl.e Bous~ Bonus Program, and amended the 100.% 
Affordable Hbusing Bun.us: Program to, among other items, prohibit the ._use Qf the.program :on p!Jrcel:s 
.contairrln.g residerifutl units and to allo~ art appeal t-o the Board of Supervisors;. and 

. Wl{ER~; ·qn ju.ne 30; 2016, ht Resoh1tlcin 196$6,, the Pl~ O:;:r:m:niS&iofi found that both the 100% 
Affotdable H'.nusm:g Bortus Program [BF 15D969J and 1DD% . .Affurdahle Housing Density and 
-Development Bonuses [BF 160668} to be consistent wiih" the· General Plan, and 1n July 2{)16 the Boar.d of 
Supervisors adopted the lO(J.% .Affordable Ho~in.g B.onus Pro.gram, which is now foo.nd ht Planning 
Cade sectfu.'n 206; and 

wRERliAS, the state law requires that localities adopt ordinances implementing the State Density Bonus 
L~W)md c0mply with.ll:s requ~rerner:tts, ·and the Affo.t<lable Housing Bonus Program ·d~ibed in Board 
File No. 150969"t wol;lld be SQch a local°ordillance.in:i.p1em~tin:g the Sta ti; Density Bonus La:w; i;md 

WHEREAS;.. on M.arch 1.3, 2017 the Land U$e and T.ransportitio:n Cnmmittee ~ed the Affordable 
Housmg Bonus .P:rog:ram irt Board F.ile Ntttnber 161351 v£, renaming the Local Affordable Housing Bonus 
Program as the HOME-SP Ptogrram $nd am~dini;. runong other r-e.quit.em.ents, the HOME-SF Program's 
average median fud:ime levels su~ that those levels mirror the average median fuc.ome levels 1n the 

$All FR~GISCO 
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Resolution No .. 19903 
April 27, 2017 

CASE NO. 2017-001061PCA 
lnclusionary Affordable Housing Program Ameridnients . 

ordinance amending the Inclusionary Afford.al:>le H-0using Program introdnced. by Supervisors Safal., 
Breed and Tang on February 28, 2017, and this Commission m.ust consider whe~er the Affordable 
Housing Bonus Progrw:n ordinance as .am.ended, is. consist~t ~ii·!h the General Plan;. and 

WHEREAS,. both· proposed ordinances amending the !nclusiomuy Affordable Housing Fmgram include 
an explicit :reference to the State Density Bonus Law under California Government O:~de Secfian 65.915, 

and at le.ast one of the proposed ordinances explicitly references the .A:ffi:Irdable Housing Bonus :Program 
in Board Fil~ No. 150969, or its.-equiValent; :and 

WHERE.A.Sr. 11te .Planning Commission {herciria£ter "Commission") conducted a duly noticed publk 
informational hearing at a regularly sche<luled meeting to consider the two proposed ordinances on: 
March 16_, 20l7; and 

WHEREAS,. The Cmrunission. conducted a duly noti«!d public hearing at.a regularly scheduled meeting 
toronside:r th~ tvvo propose~ OrdinaP:~ on April 'Zl, 2017; and 

irVBEREAS;. th.e proposed .amendments t(} the Irtclusionary Affordable-.Housing Program in the tw-o 
-0:rdinances are not defined as a project u.ndrer CEQA Guidelines S:ectlo.n 15060( c)(2) and 15378 '!:>em.use 
they do not result in a physical clumge in the: eiwirortment, ~d on January 14, 2016 the Planning 
Deparb:nent published. A<ldendum :3 to the 2004 :and 2009 Housmg Ele:ment EIR analyzing the 
environmental impacts-of the Affordable Housing BOI)US. Program~ and having reviewed the Em ;;md. the 
a.dd®da thereto~ the Pla:m:rlng Co:o:unission finds that no furthe1: assessment of supplemental or 
sul;lsequent. E!R, is required,;· and 

WHEREAS, the Plannmg C-ommfssi:on has heard and. -considered the testimony presented· to if at the 
public hearing -and has further c.onsitle.xed written materials and oral testun:c>ny presented. on behalf of 
Deparrment staff and other int€tested parties.; artd 

WHEREAS! all pertin~t documents may be found in the ftl:es of the Depa:rhnei:it as the cusmdla.11 ·o-f 
re.cords, at HiSO h1issi.on Str~t, Suite 4,pO~ San Francisco; and 

WHEREAS, the Plannfug Commission has reviewoo the two proposed ordinances amending the 
fuclusionary Affordable Housing Prognun and th~ runendments to .the Affordable H0usirlg Bonus . . . . 
Program including the HOM:E-SF Program; and 

1- In ni.aking the recommendation to revise the !nclusionary Affordable Holising P.rogram, the 
C.ommissioJ:J. reaffirms ihe Board of Superviso{s policy establi.Shed by Resolution Number 79-16 
that-it: shall be City pollcy to maximize fu-e eoon.omically feasible pereerttag.e of ind.ufilonary 
affordable housing in market rate housing development. 

· 'i.. Inclusi,onary requirements should not exceed the rates :recommended in the C-0ntrollet s 
Eronomk: Feasibll:l:ty Stµdy established .in Prop~sition C{ that the maximum ecoiinmically fBasible 

requirements f.o.r the on-site alrerrta:tive are 18.% for rental projects or 20% for ownership projects, 
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Resolution No. 19903 
April 27-,; 2.017 

CASE NO. 2017.:001061PCA 
!nclusionary Affordable Housing Program .Amendments 

InCtusiona:ry Affor.dable Housing Program. as described. within this resolution and adopts the findings as 
set futth befow. · 

FINDINGS 
Having reviewed the mareri.als identified in the preaffihle above, and hav'ir!.g heard :;ill testimony and 
aa:gmnents, this: COmmission finds, c<l<nclui;ies, and determines as follows: 

9. General Plan Co_mplianre. · The three proposed Ordfuances and the Com:missfon's 
rerommenP,ed modtficE!ti.ons. at!:! consistent .wlth the folloWing Objectives ·and Policies of the 
General Plan: . 

HOUSlNG ELEMENT 
OBJECT.IV'E 1 
IDENTIFY AND MA_ICE AVAILABLE FOR DEVELOPMENT ADEQUATE SITES .TO MEET 
THE QTY'S HODSlNG NEEPS~ ESPECIALLY PERMANENTLY AFFORDABLE HOUSING. 

POUCY'1.l . . . 
Plan for the full ~ge of housing needs in the City arid County of San Francisco, especi.ally 
.affordable housing. 

Both .ortlinmu:es am.ending the fnclusir:inary Affordable Housing Progr<im further the rmtentinl for treatifm 
of permtm!$t1.y affordabk ho.using i;t th~ City and fac.ilttate Mi increase the numb.et of affordablR k,ousing 
uni.ts. tlta.t could be bu.ill: bt San Ftrmcisro. GeneraUy affotdable projects require that -units be afjonlable fo~ 
S.5 uea:rs or permanently, depefl4ing on the funding souree. This prr:igtw is .omt tool tD plan Jot &forda.bl.e 
ho.using needs ef very tow, low and moderate (n.come hausr.lwlds. 

The HOME-SF Progntm eligiJrlf districts geneniJJ.y include the City's neigliborhood C{Jf/imerdal district11, 
whe:t~ residents ktme easy access to do.fly services, and .are localed alang majot l;ro.?1$# corridors. ~ 
HOME-BF P'togram eligible dis.tricts genera.Uy allow OJ' .encrmmg.e mixed ut>es. Imd antfur: ground floors. 
On: biilitnce the prograi:n area Is located within a quartet-mile: (or 5 minute.-w.alk) uf the proposed Mu:n:i 
Rapid Network" which Stl."Ces al.most 70% of Awrt.i: rid~;i and>(.{lill 'Cf!nt:iltife:t-o receive 11wja.r· fu.vestr.nenis t.a 
priO'rf:J;ize frequimcy a:rul. reliability. 

POUCYl.6 
Consider greater fl~ility m number and size of :units within established bm1dirtg envelopes 
in Community based platuiing processes, especially if it can increase the number of affordable 
units in multi-family stru.clures. · · 

Both qrdftUinces amending the lndusionary Affordable Housing Program provide gr'eater flexibility bi the 
nwnfrer of tu1its permitted.in. new affordable housing projects by'pr<nidiiig fncreas.ed heights; relief from 
any residential de!;$ity caps, and allowing some zoning modifications. This is achieve.a by pairing t/:i.e 
programs with either ihe State Density Bonus Law~ California Government Code sectian 6S9l $. et seq. or 
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CASE NO. 2017-!JD1061PCA 
· fnclusionary Affordable Housing Program Amendments 

or the equivalent 0.f a fee ot. off-sit.e altemaiti~ reqttire.ttU:mt of 233 for rental projects~ 28% £or -
ownership prajects. 

3. The Incl:usionary Affordable Hoosing Program requirements·should rexnahl below ilie City's 
cun:ent Nexus Study. 

4.. The C'rcy- li!ihquld ~ ihe l:nclusionary Affo.rdabl-e Housing :Program to help serv? the ha.using 

needs fut low~, moderate-, and above-moderate iru::ome lwuseholds that area above the lev-ei 
eligilile for projects supported by federal low income housing tax credits, ~d also earn below the 

minimum, lev~l needed to access market rate hous4tgunits in San Fr.andsco. $pecifica;Ily 

mclusionary units should be desigtiated to ~erve households eatningat or below 55o/,,. 80%,. and 
110% o:f A.tea Median Income {AMI) for Rental Projects, or 90%, 110"k, and 140% of Area Median 
Inoome (AMI) for Ownership Projects, with 2:5 or more units. 

S. The Planning Departn1ertt should implement arldii;io.nal moniluting and repcttlng procedµres 

tf\gardin:g the use of the State Density Bonus Law, and should require that :eligible p:eoject:s that 
se~ and receive a bon:us under the.State Bon:i;cs La;w pay the Affordable Housing Fee on 
addil:i-0na1 units prov.;ided. · 

6. 11i.e incremental incteases to the inclusionary :r.equiremenl:s ns established by the passage of 
· Pro.posii:fo:n C for projects that enteted the pipeline: Petween Jao;u~ 1> 201.s and January 12, 2016 
. should be retained fpr proj'eel:& electing the -on-site a]f~ative, cmd retno:veq for projects paying 
the Affut<lable ffou~fug: F~e ot eledin;g the·off:·site altemativ~ to maintain consiStency wi1h the 
reco-nunended maximum e~rib:trtically feasible requirements :teconunended m the:Conttoliar' s 
Study, 

7. The City ~11.ou;lP.. adopt a local otclinancer such as the HOME-SF Program, H:iatimplem.ents the 
State Density Bonus :Law in a. manner that is tailored to th~Si:m Francisco's contextJ.tal and policy 
needs. ' 

8. The purp9se. Q~both. the- two pri;:;po$ed o:rdinances amending the Indusf,9nary Affordable 
Housmg Program and the amendments to the pr{)posed.Affordabie Bousing Bonus Program 
ordinance to create the ROME-SF Program is to fucilitate the development and·constrtt.ction of 
affordable housing in San Francisco. 

NOW THEREFORE BE IT RESOLVED;. that the Planning Commission hereby finds that 1) fua,t both 
proposed ordinan<;e?' to am'end the Inclus~onary A:ffurdable Housing Program and the C~sion' s 
rei::ommended modifications m the Jrtd~onary Affordable H6using Program .and 2) the Affordable 
Housing Bonus Program~ including the HOME-SF Program and pending amendments, are consistent 
with the GeMral Plan for the reasons set forth below; and be it 

ft!RTHElt RJ,tSOL VED, that the Planning Com.miss-ion hereby recommends that tlJ.e Board pf 
Supervisors apprave a mo.dified ordinance that combines elements of both proposals to revise the 

4 
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CASE NO. 2017~001061PCA 
· lnclusionary Affordable Housing Program Amendments 

thrOilgh a It)Ctl], ordJ.ntJJtce implementing the stare law, such as the Affordable Housi.!Jg Eo11us Progn::rm OJ' 
HOME-SF. . 

POUCYJ..8 
Promote mixed u.se ·development, and include housing:, particttlarly permanently affordable 
houpin.g, in new commerdal, .instir.iti.onal-0r other single use development projects. 

:Sot1i o.rdi.n.ances amend.mg the Im:lusfu:nary Ajfardffbfo Housing Program and the !IOM:E.$F Pr.ogrmtt 
OniiJJzct.rJce gen~ally include the city's neighborhood cmnm:eroial districts, where resid®ts. hav.e. easy 
access to .dally services, and are located along major trav.s.it cotridnrs: 

FOLICYl.10 
Support new hottsin.g ptojetl:st espetially affordable housing, where households can easily 
rely on :public transportation,. walking and bi.cycling for f:he majnrlty of dailyt:rips. 

On palance:, the ordi'1fl.ances amending Ure bu:luM.on.ary Affordable Ho:tJ.sing Program. and the HOME-SF 
Program Ord~hance identify i{ligible par:Ce[s· that atf!; latxitl/?id within a quarter-#.1.tf:a -(or 5 minut&-waik) of 
the propased Muni R.Qpid NM.w)rk, which serves aJmo.st 70% of Munl ri.efen; an.a wilJ ·co:ilti.nue to. rei;?fve 
mqjar. irtv?Stments to prioritize fraqJ1.£Fncy ani! reliability. Th.ese tJtdinaµces· woukl stpp.ort projects that 
tnc~lude qffordi:Jbfe units wlwe hw.whol~· e.ould easi1)1 r.e?y Qn :trr;msit. 

POLlcY3.3 
Maintain b~ance in ~rdability of° existing !u;1usirtg s~oi;:k l?y s.uppin:tini;; affordable modera~e 
o-wneJ:Ship opportunities. 

Both otdinr:mces 4'11.wrtding the ln~ionaty Aff01dabfif Ho.using Program amlfhe IIOME-SF Program 
Ordinance incre.'a:se affordable OW'/tership oppottuftities for bouselioldSwith mader(1Je· incomes. 

Ptoposed Ordintm.ce BF 161351~2 amending the lm:lJJStonmy Ajfnrrlahle Haiisf.ng Program getrerally 
maintains tlw. Clltren.t ''low" and ":mDderate." income Uers; with f1w #g;.ziflcrmf chi:znge that these targets 
would be defln.ed as an average AME served by the project, :with 1iiifts fa.llinff Withm. a specified range of 
income levels. Considering the. averagt;. Jn,co.mes s.en•eri{.98% equtva!.mt average for ownership), the 
propo~at would serv.e households in the middle. of both.the Low mcomri (5.0 -8()%-AMI) and Modierdte 
I:rumme (80 ....., 120.% A.All) groups, .an.d waUM meet the damonstrated need of both moome groups, while 
servin~ segm.ents of bo'f}z. iflcome groups t:l1at are lea.st ~ernd.by the Citj 's eur:ren.t affordable housmg 
programs. 

Proposed Or4inan.ces Bl!' l 7-0208 amending the lndusio.nary Affordable Housing Program and proposed 
Ordinance BF 1509:69 ereal:ing_ the HOME-SFProgran:rwouJ.d generally raise theA"MI levels 8Brv-ed by. the 
Inclusio11Lity Program,. and· al:so define income levels :as an average AMI set:Ped by. the project. CDriside.ri:ng 
the average incomes served, these proposals wo!iM-serve Jwuselwlds. at the upper end ofbo!:h the Low 
Income (50 - 8(]0/u .AM1) and Meder-ate (80 - 120% AMI) group.$,, and would meet the demonstrated need of 
both income groups., while serving -Se1Jllren!s of both ·maome groups that are least served by the City's. 
current ajfordabk hoosing programs. · 

POLICY4.l 
Develop new housing, and encourage th:e remodeling of existing housing,. for .families 'With 
ehildren. 
Hoth ordinr.mces !1Jf.1.ending the Ind.usi:onm-y Affordable H;ousihg Program and the HOME-SF Program 
Ordinance. can in&ease tlte supply of new ajf ordable housing. including new ajfo:rdabI.e h.ousfn.g for 

S~ft raAll<;tS-c!l 
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CASE NO. 2011~no1ns1PCA 
lnclusionary Affordable Housing Program· Amendments 

farrtiJ.ies. Both ordinance (IJ)1ettd'mg the lrrolmionary Affetdable Housmg Program mchtde dw.l1Jfng 1J1i1)t 

mix' requiremems that encourage certain percentates ofqni1JS with two or three l:Je4rooms, rmd the ROME-: 
};F Pragrqm includes a dwilling unit mix requirement cµi<f..eritXJurageftlmi/y.jNe.ndiyamei.tities, 

POLICT4 .. 4 
Encourage suffident and suitable rental hottsing opportunmes~ emphasizing permanently 
affordable rental units wherever possible. 

Both ordinances amending the f;ndusumary Ajfo.rdab~e Housing .Program ru,ul the HO.ME.SF Prog,ram 
Ordinance encourage the development of greater numbers of permanently qffin:dable housing, induding 
rental Tl!nits. These affordable units are affordable.for the ltfe of the proj:ect. 

Policy4.5 
Ensure that new pennan.ently affordable: hottS.ing is located in ~ of the city's neighborhoods, 
a::nd encourage fu.te.grated neig:J:iborhoods, with a diversity of unit types provided at a range of 
income levels. 

Both ordina'liCes tmumding the Im:lusitmary Af/Qrdtibk Housing rea<:h throughout the City and the HOME­
SF Prograia Ordmaru;e reaches ihe City's neighbmfood commEreial districts all three oj which enables 
the Qty to tnersas.e fi.t8 ft!ir.tilblff' ·Of very [(J:W, low t:tmf iJ1iJderate. income ho'USiholds and encourage 
integration if neighborhoods. 

OBJECTIVE7 
SECURE FUNDING AND RESOURCES FORPERMANENTL Y AFFORDABLE HOUSING., 
INC'LUDING INNOVATIVE. P.ROGJ1AMS nIAT ARE NOT SOX.ELY RELIAN'I' ON 
TRADITIONAL.MECHANISMS OR CAPITAL 

Bath ordinances nmenrling the lnclusionary Afforrlab!e Housing Pto~ and the. IJ011efE-SF PrograilJ. 
Ordflumce seek to create permanently ajforda/?le housmg b,y}~eraging die. inves~ine11! of private · 
ilevei:Qpment. · · 

Policy'l.S 
Encptttage the pto.d~ction Qf affordable housing through pl:'Uces& and zoning accommodations, 
and p:i;ioritize affordable housing: in the revfow and approv..ill processes. 

The. HOMEsF Program Or<ifnanoe pt1Yti1des zoning tmd pto®.s accom.m~4afions krltfding ptfutity 
processing for projects. that par.tfci:paie by providing on-site ef.fordahle lwusing. 

OBJECTIVES 
BmtD l'UBUC AND :PRIVATE SECTOR CAP AcrrY TO SUPPORTJ FACILITATE, 
PROVIDE AND '.fyIAlNTAIN AFFORDABLE HOUSING. 

~oth or.di11.an:ces amending the InclU.sionary Afforr!able Housing Program anti the HOM&SF Pragram 
Ordinance supp(}ff this objective by revising the lndusionary Affordable Housing Program 10 maximize- tfu? 
production of tefferd.able housi:ng in concert with the production of m.arlcet-rate housing• 

.POLICY83 
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Resolution No.1990;J 
April 27t.2'1>17 

CASE NO. 2617-001061PCA 
l.nctusionary .Affordable Housing Program Amendments 

Support the p:roducti:on and management of permanently ~r.dab1e hem.sin~ 

Both. ardfrumces a.mending l:Jit bidu.siana:ry Affordable Housing Program and the HOME.-SF Program 
Ordimm,ce support the production of perm~ently afferdable housing supply. 

POLICYl0.1 
Create eerlainfy in the development entitlement process, by providing clear community 
paramete;:s for d.evelopiher:lt and.consistent application ·of these regulations. 

The HOM.e-SF Program Ordinance proposes a dear and detailed reJJiew and entftlemeiii:process. The 
process i!Jidude~ ~W .and Jimiteil zoning cimcessions and nwd.ificrdi.ont;. Depint1.i1tg t:he se!eded 
prqgrmtt projects will ez1her have 1w .elmnge ta tlte exiSti:ng zoning process, or stmie projects will require a 
Condifi.onal Use. .Aut1wrizfl.tion.. 

oeJEcTIVE n 
SUPPORT .AND RESPECT nm OtVEn.SE AND DlSTINCT CHARACTER OF SAN 
FE.ANCISCO'S NEIGHBORHOODS. 

Both otdiminces ~ng fhe In~nary .Affordable Housilt.g Program and th~ HO~SF Progrc1m 
Ordinance encoura.ge "lfl;ixed income build.in~ and:neig.iibarhoods. · · 

. . 
In recognition.that fhe;prqjects utilizing the.AH13f wtn srmi.di.m.es be t-aller or of ~iffering tims.s tha'iJ the 
surrau:n.dfng c~te;tt, the A.FmP Design Guidelines clarify lun1.rproj:ects shrill :b!lth mafrttafn tktir size ii.rid 
adapt tlJ their ru~ighborho<id context. Th.ese des'ign. gui.ddfoes ena1ile MfBP projdcts to s11-pport lJ.ttd respe.;t 
the diver~ and distinct chatactm'. of San Frnncwca's neiefi~iltkoP.d$. 

POUCYU.3 
ED.Sure growth is. a~com.modated with.out substantially and adversely impacting existing 
residen:tl.al neighborhood character. 

EstJJ.blfsliiiig permtiJ'Jint!y affarduiile lwu:smg i.n the. Ci.t:y's -&a.rio'us neighborhaods wo'I:dd.enafile the GtfJ ta 
sta..bi'f.ize very fow., Urt;() :and mode.roie-i.nco.me househo1mt Th:ess households me'!1'lingfullj} cnntn.1:tu.te to tire 
ex.is.f;fir:g dwaclet of Sftit Fttmd$co' s awers.e .nclgh1Jothoods. . 

POUCY11.S 
Ensure densities in established !1e$identfal are;!.$ promote compatibility with preV'aill'rtg 
nei.ghf:mrhood tltar.ru.ier. 

Both. oriti:n/J:n:ces llliiending the lnc'f;ftGionn:ry .Ajfcmilab1e Hausing Program wil.lproduce buildings tluxt we. 
generally cempatiMe with ~ting neighborhoods. state Density Bonus lcti-v, Ctiliforni{[Gov.err.11/iem Code 
s~tfion. 65915 et $eq. does en.abte higher d.emity that San FrancisctJ's toning.would. other)'Pfse allow. 

fn.rec-0gnitian that the projects utflbi.ng the A.HBP :will sometimes be til1.er -0r of differing 700SS. than the 
surroim.ding rontext, the. AHBP Design Gu.idelitl£:5 clarify how projects sJt.i?l.1. both maintain thei:r .size and 
adapf t& tfi.eir neighborlrood con.text. These design guidelines enable AHlW projects to support and respect 
the. di:verse and, distinct cha.racter of San. F~' s. neighborhoods. 

Sl!.1il fMT<GitctJ 
PLANNING DEPARTMENT 

111 . 

8 



Resolution No.19903 
April 27. 2017 

OBJECTIVE 12 

CASE NO. 201'i-001061PCA 
lnclusionary Affordable Housing Program Amendments 

fBAlANCB HOUSING GROWTH wrni ADEQUATE INFRASTRtJCTU.RE TIIATSERVES 
THE CITYTS GROWING POPULATION. 

OBJECTIVE 13 . 
PRIORITIZE SUSTAINABLE DEVEWPN'l:ENT IN PLANNING FOR AND CONSTRUCTING 
NEW IiOUSING. 

Housing pra.duced 'lmder f;ither anlmance amending the Inclus.W.nary Afford.able Ro:usiii;g Program and 
that produced through the fiOJ.IIE..SF Program On;linanc(J. would pay impact fees that support th£$ City's 
infras/:nlC'tllire. ' 

POUCY13.1 
Support "'stri:arl'' regional growth that locates new housing close to jobs and. ~if: 

On· bnlimce the AHBP area is located within a quarter-mire for 5 m:inu.te-wrilkJ vf the proposd Muni Rapid 
nei::pJor.k, wh:ich serves a~t 70% •of MJ.tJJi. riders and will C[)ntinue t9 receive tmfOr izro:ei;.tments t.o . 
prioritize frequency mtd rcliabiliiy. 

URBAN DESIGN ELEMENT 

POLICT4.15 
Protect the livability and cliaracter of residen~al properties from the intntsion 0£ :inco~patiole 
irew btcildin:gs. 

In 1:ero.g1f#ton fj@± tlt.e projects ulilizing the AHBP will sametimes be ta{.kr or of differing mass th.a.ii th~ 
· sWTouwing aor.tf:p:t, tke A.HEP Design Guidelines drmfy haw projects shuli ~oth mainmin their size. and. 
. adapt t.n their 1teighborlmad context. 

BALBOA PARK AREA PLAN 
OBJECTIVE 4.5; PROVIDE INCREAS£D HOUSJN<; OPPORTUNITIES AFFORDABLE TO A 
MIX OF HOUSEHOLDS AT VARY.ING INCOME LEVELS. 
Bcfii 6rdinance$ amending the bictusiormry Affotdctbk HO'llSing Pr~grnm a;n.d the HOME-SF Prog,ram 
Ordi:ruuw."'UJOuid iltcrease affiwaabk housing opport1m.i1ieto for a mix of household incomes. . 

BAYVtEW AREA PLAN . 
OBJECTIVE 6 ENCOURAGE THE CONSTRUCTION OF N1tW AFFOlillA'!JLE AND lVIARKET 
RATE HOUSING AT LOCATIONS AND .DENSITY LEVELS THAT '.ENHANCE THE OVERALL 
RESIDENTlAL QUALITY OF BAYVIEW HUNTERS POINT. 

Both ordinances amending the bidu~iona:ry Affordable Housing Program and the HOME-SF Program 
Or-dinance provide :wt:ri:rtg tm..d process rux:om:mvdtitions which would in.crease ajfotdahie. hottsfrt.g 
opp:@rtunities for IL mix of noiJ.sehald iJtrom.es~ 

SAN f'.l\MlClSl:ll . . 
PLANNING DEPARTMENT 9 
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Resolution No. 19903 
Ap.ril 27, 2017 

CASE NO. 2017-D01061PCA 
lnclusio.nary Affordable Housing Program Amendments 

CENTRAL WATERFRONT AREA PLAN 
OlUECTIVE 2.1 ENSURE THAT A SIGNIFICANT PERCENTAGE OF NEW" HOUSING 
CREATED IN Uffi CENTRAL WATERFRONT JS AFFORDABLE TO P.EO:PLE WITH A WIDE 
RANGE OF INCOMES. . . 

;Both ord.ina11ces tzmen.di.ng the Incl.usiona:ry AJfotilabie Housing Program tm.d the HOM£.SF Pro'f,1"am 
Ordinance provide zoning and pracess .acoomm.adatitms. wb.fcli. wou:Ja ~ a.jfordabie ho.ttsmg 
opporbmilies . 

CHINATOWN AREA PLAN 
OBJEC11V1! 3 
ST.ABlLIZE Al\t1) WHERE POSSIBLE INCREASE THE SUPPLY OF HOUSING. · 

$0th ordinance.$ amending the bidusian.ary A}fardable Housing Program tmd the HOME~SF Program 
Ordinance provide :zo.nmg roid process acam:n:motiaf:fons which wouJ.d in.crease. affordable ho:u.sing 
app.ort:u:nities. 

DOWNTOWN PLAN 
OlUECTIVE7 
EXPAND THE SUPPLY OF HOUSING IN A.riUl ADJACENT TO DOWN'l'O'WN. 

The HOME~SF Program Oramancf! ptov,ide zoning and. process accamml;ldatinns which wG.uld increase 
ajfordrif# }1.o.usmg opportunities. 

MARKET AND 09TAVIA AREA 'PLAN 
.'OBJECTIVE 2.4 .. 
'.PROVIDE INCREASED HOUSING O'.PPOllTUNITIES AFFORDABLE TO lIOUSEHOLDS AT 
VAR,YING INCOME LEVELS. 

Both vrdinances t.m1'emi.ing the Irrcl#'Sianary Afforda'bk Housing Prngram .and the. HOME-SF Program 
Ordinance would mcrea$£ affordable hQ'(J;Sir.tg opportunities. . 

MISSION AREA PLAN 
OBJECTIVE'.U . 
ENSURE THAT A SIGNIFICANT :PERCENTAGE OF NEW HOUS'.INC CR'.EATKD IN THE 
MISSION IS .AF.FORDABLE T() PEOPLE WITR A WIDE RAi~GE OF JNCOMES. 

Both ordinances a.mending the Inctus.Wnary .Afford.abfe Hciusing PPagra.m rmd tJ.ie· HOME-SF Progtam 
Ordinance w.otild increa:st affotdab'fe housing opporltmi.ties. 

SHOWPLACEIPOTRERO HILL AREA PLAN 
OBJECTIVE :U 

SARfilJINCTS~ 
PLANNING DEPARTMENT 10-
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Resolution No. 19903 
April 21., 2017 

CASE NO. 2-017-001061PCA 
lnclusionary Affordable Housing Program Amendments 

ENSUllE THAT A SIGNIFICANT PERCENTAGE OF J:'.i'":EW HOUSING CREATED lN THE 
$HOWPLAC£ /POTR.'ERO IS AFFORDABLE TO l'EOPLE WITH A WlD& RANGE OF 
INCOMES. 
Both O.tdinttnees .am®ting the Ind~ Affordable H-oiwing Program atul the: HOME-SF Program 
Ordinance wama. increase affordable housin.g apportunities. 

SOMA AREA PLAN 
OBJECTIVE.3 
ENCOURAGE THE DEVELOPMEI'\'T OF NEW ROUSING~ PARTICULARLY AFFORDABLE 
HOUSING. 
Eoth ordinrmces amending the mdusioo.ary Ajfor.da:ble Rou$ing Program and f:lw, HOME-SF Ptogram 
Ordmam;e-w,ould increase afford.ab~ ~using opporlurtities. 

WESTERN SHORELINE AREA PLAN 

POUCYll.l 
Preserve the .scale and charactet of existing residential neighborhoods t>y setllng allowable 
densities a1 the density generally ptevailittg in the area and regulating new development so its 
appearance is c-ol'i.lpanble -v.ifh adjacent buildings. · 
The AHBPs provide. zoning .and process accom1U1Jdations which woutii in.crease effonl.pbk ]f..o:usi:ng 
opportuifi#ea. 11Med on ~ta.ff ·fm!l.- r:xmsultant analY.sis, the City under.st®d:s. fka{ CU.rten.t afW4Uibk 
aensities ,ate not ai:wltJIS teftectwe of prevailing tknsities iit a n.eighbo,rhood. 14;,my lmfUmgs constructed 

· before .ilie W7D's and 1980'-s tttce.ed the exs.'Sting density regtilatio'ltS, . .Accordingly timi#g wncessitmS. 
avlliJibJ:e thr.rfugh the A.H]P generaily set alltr@ahle detzsititts within t}le rtJ,nge of prevail,ing dmsitici. 

POUCYll.3 
Continue the ertforcemie.P.t of citywide, ho:usmg pQiide$i, -0:rdinances and standards :t~ga:rding 
the provision of safe and c.unvenienfhousing fo residents o.£ .all income levels, especially low-
and morlerate-income people. . 
13nth ardii:µnices amending the Indusiona:ry Affonirifile Housing Pro-gram .atuf the HOME-SF Program 
Ordirm,rrce wiiuhi; tncraase .aff-ardable ko1Jl£fing DJ1f.orh#zi1Jes, . 

l>OLICY 11.4 
Strive fo increase :the .amount of housing units citywide, especially un:fts fur low- and 
moderate-inoome people, 
Both orfff.intm;ees amending flte Incl.us-ionrtry Affotdab.f.e Housing Program and the HOM&SF Ptogram 
Ord:inmice wauld incr_easce afforilable housing c.pportw#ties. 

WESTERN SOMA AREA PLAN 

OBJECTIVE 3.,3 
'.fiNSUllE nIAT A SlGNlFICAi""IT PERCEN'rAG'E OF TitE NEW HOUSING CREATED IS 

. AFFORD.ABLE TO PEOPLE WITH A WIDE RANGE OF INCOMES 
1Jaih o.rdirum,ce.s fJJn~ding the Inclus.ion-ary Ajfotdtil!le Housing Program and 1114 HOME-SF Ptn.gmm 
Ordinance. would zn.c:ren.se ajfo:rd.lil.bk ha11Sing apportimities. 
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Resolution No.19$03 
April 21, 2-017 

CASE NO. 2017-001061PCA 
lnclusionary Affordable Housing Program Amendments 

· 10. Planning O>de. Section 101 Findings. The proposed amendments to the Planning Code are 
consistent with the eight ·Priority Polici-es set forth in Section 101.l(b) . 0£ ·the Planning C-ode in 
ttraf! 

1. That existing nei.ghborhoo.d~semng rcl:ail uses. be present"e.d and enhanced and future 
opportunities· for resident ernployrrtent 1n and ownership of such businesses .enhanced; 

Neither ordinances wnend.in:g the Indusion:P.ty Affordable Housing Program. would- have a negative 
effect ·on n,efghb.Qrhol>d smii:ig retail uses and. wi1l trot .htroe. a 71£g<il:ive e]Jeci mi opportu:r.ii/;k; for 
r~t emp~iu attd.ownership ofneigkborhood:..Ser:oing ret:aii.. 

J?a:i:ri1tg either ordi:mmce with the HOME~SP Program Otdinrmce wofild: create a :net tu1dition of. 
neighborhood seroing. commercUiJ rises. Many of the districts. -ent~urage or require llmf e01nmercial 
uses be place an the g.rrntJld JI.oat. These. e.xwJbtg teqtiiternertJ;!J ens.ure the proposed amendm.e:n:.ts will 
Mt have a negatfoe effect on neighborhood serving retail uses and wi.ll not .affect. vpporf:ui1ities for 

. repid:enJ emp1.aym:e1it fu. artd ownership of n:eighbothpod-serohtg retai.l. · 

:z.. That ~ housing and n.cla<>hho:rhood chaui.der be conserved and protected :in ord.er to 
preserve the rttltur;a,l and ecooomic diversity of our neighborhoods; 

Neither or.dirm.nce ~ding the Inditsimwry Afforda.1:ile Housing Pr.ogrm. wou7.d have a. negaJ:ive 
effect r;ni hpusing ar.1wighbo.rhoo.d clwr:acfer. 

P.a.iring either ordi1tance With the HOM.&SF Progta:rn Ordinance wou.ia conserve and protect .the 
exis#ng neighborhnoti chart'icJ:e:t by stabilizing Pery: klwr- J1JI1J and l'tlllde.r:ate inCOJnff households wr.o 
canmfrute. grr:al:ly ta fft.e City's crd:turtd and economic. 4iversity, ttnd by providing design rttuiew 
oppart:mi.ities through the Affordab.k 'Hlrusing BoJiUS Program Design Review Guidelines. and Board 
of Super.oisats 1i1J1peal ptot:ess: 

3:, Tha:r the Gfy' s filipply of affordabie housing: he preserv-ed and enhanred; 

Both otdin@ces ti!iimi#ttg the Tnclusio.nary Affordable Hvusf:rtg Pro~ :and the HOME-SF 
Program Ordm1m.ce mcrease City's 1>upply ef pr:rmanf]1Ji.y, Dffo.rdalJie 1wusmg. 

4. That .commuter traffic not impede: MUNI transit service or overburden our streets .or 
neigllPorhood :parking; 

f.Ieii}ter: ordinauees amending the Inclusiona.ry Affordable Housing Program and the HOME~SF 
Program . Ordintm¢e would result. in . ca1tL11JJ.1.1:er t:ra!ftc impeding MUNI transit service: oi­
croerburdmmg fJ!re .streets or neighborh.(!od parking. 

5. That a diverse economic 'base be. mamtained by protecting our industrial and service .sectors 
from displacement due to commercial 0cffke devel~pment.1 and that .future opportunities for 
resident employment.and o·wnershlp in these s-ectors be. ethanc.ed; · 
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Resolution No. 19903 
April 21 r :i!017 

CASE NO. 2017-001051PCA 
lnclusionary Affordable Housing Program Amendments 

Nei.ther ordinances am:eruii.itg the Indusiol'{.a.ry Affordable Housing Program. and the UO!ME.-SF 
Program Ordinance mould cause di~lacemen.t of the indu$tria1 or service sector.;; dut ·to office 
ti/i'Qelopment as it .does. not enable office kuefupment. Further, protected inaustriu.l districts,,. including 
M-1, .M-2 and PDRMe no.t etigflile for the HOME SF Prqgram . 

. 6, Tuatth:e City achieve the greatest possible preparedness to protect against injury anclloss ofl.Ue man 
ea,rtb.~ 

The proposed. Ordi:nances would not .have an adverse ·effect 011 City's prepar.ednE$5 against injury .mul 
.loss. ef life in U1'i earthq1ilak:e . 

. 7. That the lan.dtnarks and hlsmrit: buildings be preserved; 

Tm proposed Ordi"nanceS' wou'l4 ifat hatJI!; an ad-oef'Se effect on the City"s. Lattdiµar'ks ana historic. 
buiJ.dings. Further the HOME~SF Pmgram Otdinance .specifti:aJJ.y excludes any projects ·th.a± would 
C!l.USe a substantial (ld:aerse dtang1t in tiu: significance of ;m. historic tes~urce .as. defined ·by Califo.rnia 
Code of Regulatiqns, Titk 14, Section 15064:.5. · 

8. That oU:r parkS .an4 epen. space- and their a,ccess to sutilight and vistas be protected. from 
qevclopmeiit; 

The proposed OrQinances. would liQt hav,e an ad7Jers.e: effect a:n:. the City's parks and op.en sp~ and 
their access fa sunlight-and 1Jisfa:s. Furfhet the HO!A.4.E-SF Program Ordinance spedifica11.y erdutks. 

anyptojects. that woul:d mhier$ely impact wind or shadow, 

11. Planning Code 'Section 302 F'mdlti:gs. Tue Pl'amtlng Coiti!ilis$ion finds fr.om the facts presented 
that the public n-ecessil}'; convenience and general W'eltate require the proposed amendments. to 
the Plam:rl.ng Code as set furth in Section 302; and . 

BE IT FURTHER RESOLVED that the ·Cpmmissim hereby recommends that the Board ADOPT a 
proposro O:tdina.n.ce .amending, lh:e Inc1usionary Affordable Housing Program that.includes elementS of 
boih the Ol'dinance proposed by Supervisors Kim and Peskin. (referred to below as Proposal A) and the 
Ordinance pi/Opos.ed by Supervisors Safai, Bree;. and Tang {referl>ed to below as Proposal B}, as descti~ed 
here: 

A. APPLICATION 

VOTE+7-0 

a. Inciu;sionary requiremei;its. should con.linue to ~pply only to residential projects of 1D o-:r ·tttore 
units, and additional requirements should continue to be applied fur Larger Projects of 25 or 

tn<m~ umts, as currently defined in both Ordinances. No a:rnen.dments are needed. 
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Resolution No.1'9go3 
April 27,, 2017 

CASE NO. 2017:..001061PCA 
tnclusionary Affordable Housing Program Amendments 

B. INCUJ$IONARY REQUIREMENTS 

VOTE +5 -z (MELGAR, MOORE AGAINST) 

a. The requftement for Srnallet Projects{10 - 24 units) should remain 20% for the fee or off-sile 

.;µtemative, or 12% for the on-site alternative, as- currently defined in bo'lh Ordinances. 

No amendments are needed. 

b. Set higher i:equfrem.en:ts for o~ship projects than for rental projects, £or Larger Projects (25 

or more units). Sct.h Ord:l:nances Would establi~h thl$structure. No. amendme.ntit ~e· needed, 

c. Include a condo:rrtiniu:nt conversion pro.vision ta specify that projects conwrting to 

ownership projects.must pay a conve;i;sfort fee :equivalent to the difference between the fee 

teqi.J.irenlent for oWUetship projects- in effect al; the t:irne of the c.onvet$on and the 
requirement the project .satisfied at the time of entitlement Include pro¥isions. of l'roposal 

A, with niodifications. · 

d. Esfablish fee, on-site ... and off~site reqµir~ts for Large' l'i:ojects (25 or more units) that. ~e 

within the tang~ of '' l'tl.aXimmn econol"l:lieally feasible" requirements :recommended in the 
Controllers Study. Include provisions f,Jf P~oposal B with~ut ritodificafion, as follows: 

e. Eo:i; Rental: Projects: 

a Fee o:r Off~Site Afte:tnatlve: equiva,lent of 24% of project µnits 

• On-Site Alternative; 18% of project units 

t .. ForOwnersbip 11:ojed:s: 

• Fee or Off-Si~ Alternative:. equivalent.of 28% of p1;<Jjetj:; :units 

• On-Site Afternative:.20% Of project uni1s 

C. SCHEDULE OF ANNUAL INCREASES to REQIDREMENTS 

VOTE +6 -1 (MOOltE AGAINST) . 

a. Establish an explicit ma:xintum t:equirement at w.hlch the schedule of filtreases would · 
~nttinate, and that rate should be below the j,n~um requirement legally suppo~ted by the 
Nexµs Sindy: In.dud~ pro'Visfons of Proposal B with modifications to clarify that this 
prqvision.aI:m applies fo -both smaller and larger proj.ects. 

b. Establish that requirenient rates be incteas~d by 1.0 percentage point every two. yeal'.S. 
Indude provisions of Proposal E,. with ·l'.i11:Xlifications to clarify that this pro\'ision also 
applies to both SJ:naller an:d larger p:r()jecfs, 
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Resolution No.19903 
Aprif 27, ·201 T 

CASE NO. 2017~001061PCA 
lnclusionary Affordable Housing Program Amendmer:its 

-c. The schedule of increases. sfo:mld commence no fewer than 24 months following fhe 

effective date of final onlinante for both .st!ialler and larger projects. Under either 

ordinance,. final legislation shQ.uid be amend~d accmrlingly. 

d. Establish a u.sµn:sef.r provisio~ th~t is c;onsisfent wif;fl cur:rent pratji.ces for the 
detenmnatlPn of mclusionm:y1·equiremrots and Plannmg De.pattrnent proc.edu.res%. 
specifically that the :requkement be established at the date of Environmental Eva1uatlo.n 
Application and be reset l£ the project ha:s rot received a first .cQIJ:St:ruction doa.:rrnent Within 
thre.e years of the project's first entitlement approval. Include pro\risions of P:t-Opo.sa:I B: with 
modifieafiol'IS to clarify that fhis provision alsn applies to both sm:allet and larger projed:s. 

D. AFFORDABLE HOUSING FEE 

VOTE +5 -2 (MELGAR, MOORE AGAINST) 

a. · Apply the fee on a per gross square foot bas? so that the fee is assessed proportionally to 

the total area of (lie project. Include provisions pf Pto.posal B wifuQ.l.lt nwdificatkm. 

b. Re:rise language to- allow MO!JCD to calculate the fee ro mafch the actual cost to the City to· 

construct below- m;n'ket rate units, without :factoring tlw maximum sale price of the 

equivalent inclusionary unit. Include ptovisinns of Proposal' B without Diodificafion. 

R .INCOME LEV.ELS 

VOTE +4 -3·(:FONG, KOPPEL, HILLIS AGAINST) 

a:. E.sfabl'i:sh affurdabillfy requirements that dea#y apply fu the maximum rent or maximum 

sale p:cic.e of the inclusionary unit, and not to the income level .of the household placed in 

that unit. Under either ord:inanc_e;iinal le.gislatlon should be amended accordingly. 

b. De~ate mcl:usfonary units.at three discrete affurdabilify levels fo:tlarget p't'ojects to' 

better: serve houscll.oids with incomes between tha current low and moderate income tiers. 

Tu.dude pr-Ovisiona of P:rapos~ B, with modifications.· 

c. Fmal legislation should target 1nclttsionary units to S'el'Ve fhe gap· in coverage betvveen low• 

~toe l:musehokls wfui. G.m. ace;<;:e$$ oihe:i: ~ hOAA$in.g programs and mo.demte and . 
middli:-income hoo:seholds earning less than the level needed to access market rate units. 

Include provisions of Proposal Bt w:iI:h. modifi~<>ns, as f:ol!ows; 

SAN f'!<At-1.GJECIJ 

:L For Rental Projects; 

i. Two-thirds of units at no :t.nor.e th~ 55% of Area Median Income 

ii. 0.ne..titlrd of ttrrl.ts split ev:~y betweeq units at no more than SQ">k of Arl'!a 

Median .Incom~ and units. at no more tha.n 110% of Area :Median Income 

il. For Owner.ship Projects: 

L Two-thirds of units at no more than 90% 0£ Area Median Tncome 

PLANNING :DEPARTMENT 
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Resolution No. 19903 
April :27,,2017 

CAS:e NO. 2017~001061PCA 
lnclus.ionary Affordable Housing Program Amendments 

ii. Oti.e-third of units split ~enly between 1,111its at no~ than 11D% of Area 

Medi<\Il Income, and~ at no more. than 140% of Atea Medi~ Inc:ome 

d. Designate inclµsi~naxy units at.ct single ~ability level for smaller ;projects. This. 

tequ.itement should be set to :match the middle tier established for larger projects.. as 

clestnoed below. In.du.de iPro"visions of Pteposal 'B, with m.odificatlon:s as follow:~: 

i. For Rental Proj~ all mc:kIBionary units at ·no mor.e than 55% of Area 

JV,iedian furome · 

a For Oy,iner~Wp 'Projects: all :inclusionary units at no more than 80% of ' 

Area Med.fan Income 

e.. Final legislation should i:odude language requitlng MOH CD to undertake necessary action 
to oosure that in. no -case may an inclu.Sio~ ~dable unit be p:tdvided ata tna:rimum rent 
or sale price that 15 foss fu<l!D, 20. per~t below the ayerage asking rent or sale pri~ fur the 

rekvant market area wit:Wn whkh the mclwfo,na±y unit is located, 

K DENSITY BONUsPaOVISIONS 

VOTE -t5 -2(MELGAR,1-fOORE AGAINS'l) 

a. Encotp:.age the use of density bonus to maximize the production of affordable btiusing. At the . 

same ti:tne,. be.ca\:1$e a defisity bonus may not be ttSed in every situation;. the indn:sfonary 

requirements es.tab~hed in :Section 41p shomd be etQnoruically feasible tegatdless of 

whefh~;r a densify bonus is exercised. ~11clude pr.o.visfonS' of Proposal 13 wif:h:out 

D.tridification. 

b. · The final lnqlu-si<>nary ordhl.®ce should be pairi0. ·with a focal density .bonus ordimm.ce, such 
as :the HOME-SF Ptogt~ thatil;nplenumt.S '!tie State Density 'Bonus Lav.,r.in a ~er that is . 

tailo:red to the San Francisco's .c~al and policy needs.. Include provisi~ of Proposal B 
without modification. 

c. Direct the Planning Deparlmen.t to require '"reasonable documentation" front project 

sponsors seeking a $fate 'Bonus to: establish eligibility for a reque5terl density bonus, 

irt<:enpves ofc:oncession, and waivers or reductionS of developm€rtt standards, as provided 

fur ui!.i;ler sfate JP.,w, and as consistent with the proce8s an,d p:rted.ures detailed in a lotaJiy 

. adop~d ordln!lnce implementing the State Density 'Bonus Law. Include prov.lsitms of 
· ;E>toposal A without modllication. 

d. Reqwre the Planning Depathil.ent to ptepare an annual :report on the use of ;the Density 

'Bonus to the Flaru;tlng Co.mroission beginning in January 2-018 thaf :details the number of 

projects seeking a bonus and the concessions, waivers., and l~vil of bonus provided,, Include 

provisions of Proposal A without modification. 
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Resolution No.19903 
April 27; 2017 

CASE NO. ·2017-001061PCA 
lnclusionary Affordable Housing Program Amendments 

. e. Require that p:i:ojects pay the Affordable Bousing Fee on any additional units authorized 

by the: Stat-e 1":$(mll.S pro~nt. lnclnde ;ptovisi.o.ns of Proposal B witlmu:t nwdifkatfon. 

G. UNIT MIX REQUIREMENTS 

VOTE+7-<0 

a. Dwelling unit mix requirements should. apply to tofa1 project nnits, not Q.nly to on~site 

. inclusioPlttf runts to allow fot inclusic;i-na..-y units to be pro'it.ided comparable to market rate 

· units, as requilred in Section 415¥ Under ather ordinance, final legislation shQuld be 
amended accordingly. 

b. Fi'n:al legis!atlon should set a Iargemtlt :reqnitement at 40% o:f the l:otal number of units as 

_two-bed:toom o:t larger, wilh,.M fewer than 10''/o. of the total number of unI:ts being 

ptovided as. 3-bedrnom or larger. U:nd~i: efth.et: ordin<i'i.'iC~ final legislation should be 

a~ended accordingly. 

H. .t'GJIANDFATffERING'"'PROVISIONS 

VOIE+7-0 

a. Small et P.mject~ should tema:in subject to "grandfathered" on~site c.md fee or Qff~site 

requirements. Both OJ:d:inances, would maintain this structure. No amendments are needed. 

b. Larger Projects f25 or more units) d'ioosing the Qn-site altem<J.tiv~ $hotild mnihln subject to: 
the incremental p.er<Wttage require.nten.ts established by Proposition C. Indti:de p.rovisions of 

PtopQs.aI .B without modification, 

c. The iru:rem.ental increases established for Larger Projects. choosing: the fee or off-site 

;tlternafives, should beam.ended to match the pem:lanent requireme;nts established in the 

flnai legislation, which sbnuld not exceed fue maximum. feasible rate. fuclude provisions of 

Proposal B without modification. 

d. The mci::etftentaJ ~tte<i$es establi!>h~ b.y. Px:1>po$itio:n c fo;r La.tger Projects that enie;red;· th~ 
p-ipelfu~ before 2016 and~ l.-o.c:ated in UMU disfrlds should b:e remove4 ka'ving the area-­
specific requit~ts of Section 419 in place fo-r these projects. Include provisions of 

Proposal JJ' withou.t mpdification. 

a Fin.al legislation $hould explicitly establish that projects In UMU districts that entered th~ 

pipclb::te after January 12, 2016 should be subject to the 'lug:her of the on-site, teer ar off-site 

reqili:rem.ents set forth in Section 419 o.t the citywide requirements inSedion 415, as 

established by. final legislation. Under <:dther ordinance, fin.al l~gislatlon should be atn.ended 
ac~ordingly. 

17 
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Resolution No.19903 
Ap.Iil 27, 2017 

CASE NO. 2-017--00·10S.1PCA 
tnclusionary Affordable Housing Program Amendments 

f. Establish that all other Section 415 provisions will apply fo pipeline proj¢s, :rega3;'dless of 

the acceptance date of the project's REA; projects that were fully entitled ,Prior to th~ effective 

date of final legislation wwld he subject f.q me triclusionary requi:tetnenls m effect at the time 

of entitlement. Under ·either or-Oina:nce, futai legislation shnuld b~ amended accordingly. 

I.. AD.DITIONAL CONSIDERATIONS 

VOTE+7-0 

a. The Com:ntlssfon re~001trtends that the Board of Supervisors should c.o,nsi.det additional 

inea5W'es that may be undertaken by the City to subsidize. the ancillary housing casts tq 

owners 0£.inclusionazy ownetsrup units, l!lcluding but not limited to Homeowners 
ASsociation dues. 

b. Final legislation should require MOH CD :to provl.;d.e regulax reporting to the .Planning 

Commissipn on the racfal and hou$ehol:d composition d:em..ogtaphic data -o~ Ot;e;Upant 

hous.eh6lds 0£ fu.clusionary affordable unil'S. 

J, r<EQunt:ED FEASIBIUTY STUDIES 

VOTE +4 -3 (JOHNSON, I<OPPEt, MOORE) 

a. A<l.ditlon<d feasibility studies: to detennine whether a hig~ G;n-site fnc!ush.ionaiy 

affordable housin~ reqtri:temenf is feasible on sites that have received a 20% of ~eater 

increase in dev-el:opable resitlent.W .gross floor sar-ea 0£ a; 35% ot freater increase in 
residetnail density over prior ZmUngr Sho.uld oti.ly be required. whe :n.~ 1) the upz<'>nfng 
00s OCOllTed after the effed:ive date pf this o:rdinancei 2) IlQ feasibility study '.for the 

specific ~g has pre'ltious.Iy been com.plet-ed and.published; 3} !he up:z-onhi.g 

oc-ci.rred as part o~ an At:ea Plan. I.hat has ah:eady })e~n a®pted or whii::h has already 
beert an.alyzed for ff)asibility and community b~ents prior to the effeci:i.ve date of the· 

-0tdinattce.. In no case should the r~t apply fut any project o:c group-0£ projects 
that has been €:nlid~d prlor to lhe effec.tiv:e date of the ordinance. 
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Resolution No.19.903 
April 27, 2017 

CASE NO. 2017..001061PCA 
1nclusionary Affordable Housing Program Amendments 

f hereby certify that the foregoing Re.solution was adopted by the Commission at itS meeting on April 27 
2017. . . . 

AYES! F0.11g, Richards, Hillis, Melgar, Koppel, Johnson 

NOES~ Moore 

ABSENT: None 

ADOPTED: 
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Supervisors Kim and Peskin, Introduced December 13, 2016 
Version 2, Introduced February 28, 2017 

· lnclusionary Affordable Housing Fee and Requirements 
[Board File No. 161351] · 

t650 M!fision SL 
Suifa400 
S.an Franc!sco. 
CA 94Hl3-2479 

Recep!Ion: 
41s:5SS.637a 

Fm:: 
. 415~5.58.6409 

Plann\il!I 
Information: 
415,558Ji377 

Initiated by: Supervisors Safai, Breed, and Tang Introduced February 28, 2017 
lnclusionary Affordable Housing Fee and Dwelling Unit Mix Requirements 
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. I. BACKGROUND 

Jacob Bintliff, Citywide Planning Division 
jacob.bintliff@sfgov.org, 415-575-9170 

AnMarie Rodgers, Senior Policy Advisor 
anmarie.rodgers@sfgov.org, 415-558-6395 

Inclusion~ Housing Program 

The Inclusionary Affordable Ho~1sing Program is one of the City's key tools for increasing the 

availability of affordable housing dedicated to low and moderate income San Franciscans, and 

has resulted in more than 4,600 units of permanently affordable hous!ng since itS adoption in 

2002. Inclusionary housing is distinguished from other affordable housing programs in that 

it provides new affordable units without the use of public subsidies. For this reason, the 

program can address the growing needs 0£ low, moderate, and middle income households that 

cannot be ser:ved by other common affordable housing funding sources, such as the federal Low 

Income Housing Tax Credit program.· 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA. 

Proposition c· and the Controller's Economic Feasibility Study 

In March 2016, the Board of Supervisors unanimo1isly adopted a resolution1 declaring that it 

shall be City policy to maximize the economically feasible percentage of inclusionary affordable 

housing in market raie h~using development. In June, as housing prices rose drastically, San 

Francisco voters approved a Charter Amendment (Proposition C), which restored the City's 

ability to adjust affordable housiilg requirements for new development by ordinance. 

The passage of the Proposition C then triggered the prnvisions of the so-called "trailing 

ordinance" [BF 160255, Ord. 76-162], adopted by the Board of Supervisors in May 2016, which 

amended the Planning and Administrative Codes to 1) temporarily increase the Inclusionary 

Affordable Housing requirements, pending further action by the Board of Supervis<?rs; 2) 

require an Economic Feasibility Study by the Office of the Controller; and 3) establish an 

Inclusionary Housing Technical Advisory Committee (TAC) to ad.vise the Controller. 

The TAC convened from July, 2016 to February, 2017 and Controller provided a set of 

prelimmary recommendations3 to the Board of Supervisors on September 13, 2016 and issued a 

set of final recommendations on February 13, 2017 4• The City's Chief Economist presented the 

Controller's recommendations to the Planning Commission on February 23, 2017. 

l Establislring City Policy MaximiZing a Feasible Inclusionary Affordable Housing Requirement [Board 
File No 160166, Reso. No. 79.-16), approved March 11, 2016. Available at · 
https:/fsfgov.legistar.comNiew.ashx?M=F&ID=4302571&GUID--8243D8E2-2321-4832-A31B-C47B52F71DB2 
2 The ordinance titled, ''Inclusionary Affordable Housing Fee and Requirements; Preparation of Economic 
Feasibility Report; Establishing Inclusionary Housing Technical Advisory Committee," was considered 
by the Plamring Colnmission on March 31, 2016. The Commission's recommendations are available here: 
https://sf~ov.legistar.comNiew.ashx?M=F&ID--4387468&GUID=8D639936-88D9-44EO-B7C4-
F61E3E1568CF . 

3 Office of the Controller. "Inclusionary Housing Working Group: Preliminary Report September 2016". 
September 13, 2016: · 
http://sfcontroller.org/sites/ default/files/Preliminary%20Report%20September%202016. pdf 
4 Office of the Controller. "Inclusionary Housing Working Group: Final Report," published February, 13 
2017, with the consulting team of Blue Sky Consulting Group, Century Urban LLC, and Street Level 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA 

Pending Amendments to the Inclusionary Housing Program 

On December 13, 2016, Supervisor Kim and Supervisor Peskin introduced "Inclusionary 

Affordable Housing Fee and Requirements" [BF 161351]. This ordinance was substituted on 

February 28, 2017 and withln this report will be referred to as ''Proposal A: Supervisor Kim 

and Supervisor Peskin." Supervisor Safai, Supervisor Breed, and Supervisor Tang introduced 

"Inclusionary Affordable Housing Fee and Dwelling Unit Mix Requirements" [Board File No. 

170208] on February 28, 2017. This report will refer to this ordinance as "Proposal B: Supervisor 

Safai, Supervisor Breed, and Sup.ervisor Tang". 

The legislative sponsors for Proposal A describe that this Inclusionary ordinance is intended to 

be paired with the State Density Bonus Law; and that such a pairing is needed to maintain the 
· economic feasibility of indi~dual development projects and to maximize affordabl~ housing 

production. 

The legislative sponsors of Proposal B have described that individual development projects 

would remain economically feasible with or without a density bonus. However, to maximize 

affordable housing production in a manner compahble with local policy goals, theii 

Inclusionary ordinance is paired wit.\ HOME-SF5, a proposal for a locally tailored 

implementation of the state density bonus law. 

Advisors. Available at 
http:Usfcontroller.org/sites/default/fil~s/Documents/Economic%20Analysis/Final%20Inclusionary"/o20Housing%20Re 
port%20February%202017.pdf 

5 On March 13, 2017 the Land Use and Transportation Committee amended an ordmance previou::;ly 
reviewed by the Commission when it was titled /1 Affordable Housing Bonus Program" [Board File 
Number 161351 v6), renamihg the Local Affordable Housing Bonus Program· as the HOME-SF Program. 
The legislative spons~r, Supervisor Tang, announced changes to the program to afford protections for 
small businesses and change the levels of affordability to match a companion orclinance that would 
amend the Inclusionary Affordable Housing Program sponsored by Supervisors Safai, Breed & Tang. 
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Indusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA 

Planning Commission Hearings and Additional Supporting Material 

The Commission held an informational hearing on the proposed changes on March 16, 2017. 

The accompanying staff report for that informational hearing, dated March 9, 2017, provides a 

more detailed summary of the current inclusionary housing program; the findings and 

recomme~dations of the Controller's Study; the provisions of both proposed ordinances; and 

key policy considerations around. proposed changes to each component of the program. 

The informational report is publicly available with the supporting materials for the March 9, 

2017 Plai:ming Commission hearing6, when the item was originally calendared. Th.at report 

included a comparison chart of the provisions of both proposed ordinances, as well as the 

current program. This comparison chart is reproduced here as Exhibit A for reference. 

This ·report is intended to assist the Commission's action on the proposed ordinances. As such, 

less background is provided and the focus is on potential recommendations for each of the 

program areas for which .changes have been proposed. For ease of reference, a summary chart 

of the recommendations by topic is provided here as Exhibit B. 

6 http://comrnissions.sfplamring.org!cpcpackets/2017-001061PCA-02.pd£ 
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Inclusionary Affordable· Housing Program. Amendments 

Hearing Date: April 27, 2017 · ' 

CA.SE NO. 2017-001061PCA 

II. IMPLEMENTATION CON SID ERA TIONS 

Either proposed ordinal:!-ce would constitute the most sweeping set of structural and material 

changes to the City's Inclusionary Housing Program since the program's inception." 

Accordingly, Planning Department staff have reviewed each ordinance carefully and seek to 

raise key program implementation considerations before the Commission. 

In addition to the major policy objectives discussed below, these considerations also guided 

staff's recommendations on the proposed changes· to the inclusionary program..' This section 

provides a brief summary of the key implementation considerations by topic. Most of these 

considerations will require the development of additional policies and procedures by the 

Planning Department after the adoption of final legislation. 

Designation of Inclusionary Units 

The Planning Department is responsible for legally designating the specific inclusionary 

affordable units within a project that elects the on-site alternative. This process is bound by 

multiple procedures ~d requirements in the Planning Code and the Procedures }.1anual · 

published by MOHCD and approved by this Commission. The total of these requirements 

relate to the distribution of the units throughout the building and comparability of affordable 

and mru;ket rate units, among other factors. 

The proposed ordinances would include inclusionary units at multiple income tiers, and at· 

specific dwelling unit mixes, and would require the development of new procedures to clearly 

define how inclusionary.units will be designated. 

The Department has not yet developed these procedures, and the recommendations in this 

report do not reflect any particular approach to unit designation under either ordinance. The 

Department has, however, had experience in review of a project with multiple income tiers and 

is confident that staff will b~ able to broadly implement such requirements. 

Rental to Condo:ri:rinium Conversions 

Both ordinances would establish higher requirements for condominium projects than for rental 

projects. In the event that a project converts from rental to condominium after the project's 

entitlement, the Planning Department would be responsible for implementing any conversion 

procedures called for in Section 415. Stciff' s recommendation for a conversion fee is included in 

this report. 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date:' April 27, 2017 · 

CASE NO. 2017-001061PCA 

However, it should be noted that the Planning Deparbnent does not currently have procedures 

in place to monitor changes in project tenure following entitlement, and the range of options 

available to monitor such conversions is unknown at this time. Such procedures would need to 

be developed in coordination with the Department of Public Works, which is currently the 

primary agency responsible for tracking such conversions. 

"Grandfathering'' and Specific-Area Requirements 

The proposed amendments to Section 415 would significantly impact the "grandfathering" 

provisions established by Proposition C; certain area-specific inclusionary requirements for 

pipeline and future projects; and modify requirements applicable to projects that are currently 

in the development pipeline in some cases. Accordingly, the Department offers specific 

recommendations regarding these issues in t.li.e relevant section of the report below. 

Schedule of Annual Increases to Req~ements 

Bot.1i. ordinances would establish a schedule of annual increases to the inclusionary 

requirements. Such provisions would require that the Planning Department publish new 

requirements annually for 10 or more years, and apply these requirements in a consistent and 

appropriate manner for projects whose entitlement process will span several years. . 

Accordingly, the Department offers specific recommendations regarding this provision in the 

relevant section of the report below. 

Afford.able Housing Fee Application 

The Planning Department is responsible for assessing the Affordable Housing Fee for projects 

that elect the fee option. The proposals would modify the way the fee is assessed, in~uding a 

proposal to assess the fee on a per square foot basis, rather than the current method of assessing 

the fee on a per unit basis. The Deparbnent' s recommendation in the relevant section of this 

report reflects.' any implementation considerations related to such amendments. 
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Inclusionary Affordable Housing Program Amendmen~s 

Hearing D'ate: April 27, 2017 

Ill. REQUIRED COMMISSION ACTION 

CASE NO. 2017-001061PCA 

'fh.e proposed Ordinances are before the Commission so that it may 1) make recommendations 

to the Board of Supervisors as required by Planning Code Section 302; 2) affirm the Planning 

Department's determinations under the California Environmental Qualify Act;. 3) make fin.clings 

of consistency of ~e proposed orclinances [Board Files 161351 v2; 170208] and the associated 

HOME-SF Program [Board File Number 150969v6], with the Gene.ral Plan; and 4) make fin.clings 

regarding .the eight priority policies of Planning Code Section 101.1. 

These items may be acted upon or may be continued; at the di~cretfon of the Commission. 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA 

IV. RECOMMENDATIONS 

The Department recommends making findings in support of the proposed Ordinances and 

associated actions as described in the attached draft resolution (Exhibit q. This section focuses 

on potential CommiSsion recommendations based on.staff analysis of the City's affordable 

ho~sing need, our existing housing programs, the findings of the Controller's Study, comments 

frorri. the Commission and the public, consultation with MO:f:ICD, and considerations of 

program implementation. A summary of these recommendations is provided as Exhibit B. 

These recommendations build on the key policy issues and considerations described in detail in 

the informational report dated March 9, 2017. These considerations are briefly reintroduced 

below as needed. For detailed reference, the informational report is available online with the 

materials for the March 9, 2017 Planning Commission hearing7 and the comparison chart of 

proposed amendments from that report is included here as Exhibit A, for reference. 

A. APPLICATION 

No changes are proposed to the general application of Section 415 requirements. The program 

would continue to apply only to projects of 10 or more units. Projects of 25 or more units would 

continue to have higher requirements than smaller projects, which would remain subject to the 

requirements in place prior to the passage of Proposition C.8 

)> Recommendation: Rf'.quirements should continue to be applied differently for Smaller 

and Larger Projects, as currently defined in both Ordinances. No amendments are 

needed. 

7 http://commissions.sfplanning.org:fcpcpackets/2017-001061PCA-02.pdf 
s As of January 1, 2016 Sec:J:!.on 415 required that projects of 10 or more units provide 12% of Units on-site, 
or pay a fee or provide off-site units equivalent of 20% of the project total. 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 201~ 

CASE NO. 2017-001061PCA 

B. INCLUSIONARY REQUIREMENTS 

Rental and Ownership Requirements 

Both proposals would set higher requirements for ownership projects than for rental projects, as 

recommended by the Controller's Study. 

)> Recommendation: Set higher requirements for ownership projects than for rental 

projects. Both Ordinances would establish this structure. No amendments are needed. 

In addition, Proposal A would establish additional conversion provisions for projects that are 

entitled as a rental project, but convert to an ownership project at a subsequent time. Staff 

concurs with both concepts and recommends the following: 

.>- Recommendation: Final legislation should include a condominium tonve:tsion 

provision to specify that projects .converting to ownership projects must pay a 

conversion fee equivalent to the difference between the fee requirement for ownership 

projects in effect at the time of the conversion and the requirement the project satisfied at · 

the time of entitlement. Include provisions of Proposal A, with modifications. 

Requirement for the On-Site Alternative 

Both proposals would amend the on-site requirement for larger projects. Proposal A would 

exceed the maximum economically feasible requirement recommended by the Controller. 

Proposal B would set the rate at the maximum of this range. 

)> Recommendation: Establish a requirement that is within the range of "maximum 

economically feasible" requirements recommended in the Controller's Study. Include 

provisions of Proposal B without modification. Specifically, this would establish an 

on-site rate of 18% or 20% for rental or ownership projects, respectively. 
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Inclusionary Affordable Housing Program Amendments 

Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA 

. -- ~ ~ 

Requirement for the Affordable Housing Fee or Off-Site Alternative 

Both proposals set the requirement for payment of the Affordable Housing Fee or' off-site 

alternative for larger projects at the equivalent of the corresponding on-site requirement, 'i-vith 

the exception that Proposal A's ownership fee rate would be slightly less costly to a project than 

the on-site alternative. 

)> Recommendation: Establish a requirement that is within the range of "maximum 

economically feasible" fee or off-site alternative requirements recommended in the 

Controller's Study. Include provisions of Proposal B without modification. 

Specifically, this would establish a fee or off-site rate of 23% or 28% for rental or 

_ ownership projects, respectively. 

C. SCHEDULE OF ANNUAL INCREASES TO REQUIREMENTS 

Both proposals would establish a schedule of annual increases to the percentage requirements, 

though under differe:i;it conditions. This addition to the Inclusionary Program was 

recommended in the Controller's Study on the premise that phasing in an increase in the 

inclusionary requirement over time at a predictable rate would allow the land market to absorb 

the increase and remain economically viable for development; while securing higher levels of 

affordable housing production over time. 

Staff recommends that final legislation include a schedule of annual increases that is consistent 

with the Controller's recommendation, with modifications: 

)> Recommendation: Final legislation should establish an explicit maximum requirement 

at which the schedule of increases would terminate, and that rate should be below the 

maximum requirement supported by the Nexus Study. Include provisions of Proposal 

B without modification. 

)> Recommendation: Fin~ legislation should establish that requirement rates be 

increased by 1.0 pe!centage point every two years. This is equivalent to the Controller's 

recommendation of an increase of 0.5 percentage points per year, ~ut would provide for 

a more effective and transparent implementation of the program by more closely 

matching the pace of the entitlement process· and minimizing ambiguity in the rounding 

of requirement percentages. Include provisions of Proposal B, with modifications. 

10 
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Hearing Date: April 27, 2017 

CASE NO. 2017-001061PCA 

)> Recommendation: The schedule of increases should commence no fewer than 24 

months following the effective date of final legislation if the rate is set to increase 

biannually,- or no fewer than 12 months following the effective date if the rate is set to 

in~ease annually .. Under either ordinance, fui.al legislation should be amended 

accordingly. 

Determination and "Sunset" of Requirement 

Both proposed ordinances include a "sunset" provision to specify the duration that a projecf.s 

inclusionary requirement would be effective during the entitlement process. Proposal A does 

not speCify at what point the requirement would be determined, but would establish that the 

requirement be reset if the project has not procured a first construction document within 2 year~. 

of entitlement Proposal B would determine the requirement amount at the. time of a project's 

Environmental Evaluation Application (EEA) and establish that the requirement be reset if the 

project has not received a first construction document within 3 years of entitlement Both 

proposals would reset the requirement to the requirement applicable at the time, and.not count 

time elapsed during potential litigation or appeal of the project 

)> Recommendation: Final legislation should establish a "sunset" provision that is 

consistent with current practices for the determination of inclusionary requirements 

and Planning Deparbnent procedures. Include provisions of Proposal B without 

modification. 
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Hearing Date: Api:ll 27, 2017 

CASE NO. 2017-001061PCA 

D. AFFORDABLE HOUSING FEE 

Both proposals would modify the way the Affordable Housing Fee is applied to projects that 

elect to pay the fee; as well as the method used to calculate the dollar amount of the fee. The 

Controller's Study called for no specific changes to the application of or methodology for the · 

fee, but did recommend that the fee amount should be maintained at a level that reflects the cost' 

to construct affordable units. 

Application of Fee · 

The Affordable Housing Fee is currently assessed on a per unit basis, with the fee amount 

increasing with the type of unit, ranging from studio to 4-bedroom uni~. This method of 

assessing the fee does not account for the actual size of units or the total area of the project. 

)> Recommendation: Final legislation should apply the fee on a per gross square foot 

basis so that the fee is assessed proportionally to the total area of the project. Include 

provisions of Proposal B without modification. 

Calculation of Fee 

The dollar aJ?.Ount of the fee is currently calculated based on the cost of construction of 

residential housing and the maximum purchase price for BJ'v1R. ownership units. MOHCD is 

required to update the fee amount annually. 

)> Recommendation: Final legislation should direct MOHCD to calculate the fee to match 

the actual cost to the City to construct below market rate units. This cost shoulP. reflect . . 

the construction costs of units that are typically in MOH CD's below market rate 

pipeline, and should not vary based on the building type of the subject project. Include 

provisions of Proposal B without modification. 
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E. INCOME LEVELS 

Currently, inclusionary units are designated as affordable at two discrete income tiers - units 

serving. '1ow-income" or "moderate-income" households, as defined in Section 415. Both 

proposals would modify the income levels that inclusionary units are designated to serve. 

Specifically, both proposals would broaden the affordability requirements to serve households . 

at a range of income levels :Within a defined range, or at specific tiers. 

Either proposal would co~titute a significant sttuctural change in the way units are designated .. 

Planning Department staff, in consultation with MOH CD, considered the City's affordable 

housing need and existing housing programs to arrive at the following recommendations: 

)> Recommendation: Final legislation should establish affordability requll;ements that 

clearly apply to the maximum rent or maximum sale price of the inclusionary ~t, 

and not to the income level of the household placed in that unit. This distinction is 

critical to ensure that MOHCD retains flexibility to both serve households that may earn 

significantly below the target level, and allow for households that make.slightly more 

than the target level to remain eligible, as set forth in the Iv;IOHCD Procedures Manual, 

which will come before this Commission for review. Under either ordinance, final 

legislation should be amended accordingly. 

r 

)> Recommendation: Final legislation should designate inclusionary units at three 

discrete affordability levels for larger projects to better serve households with incomes 

betw~en the current low and moderate income tiers. This method would provide for a 

more even distribution of inclusionary units across eligible low and moderate income 

households, and minimize the coverage gap for household between the· existing income 

tiers. Include provisions of P!oposal B, with modifications. 

)> Recommendation: Final legislation should designate inclq.sionary units at a single 

'affordability level for smaller projects. This recommendation reflects the scale of these 

smaller projects, which would in many cases provide fewer than three total inclusionary 

units. This requirement should be set to match the middle tier established for larger 

projects, as described b~low. Include provisions of Proposal B, _with modifications. 
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In addition to the sirucfu.ral changes to how inclusionary units are designated, both proposals 

would also broaden the affordability levels served by the program to serve moderate and· 

middle income households that are not currently served by any existing housing programs, and 

also are generally not served by market rate housing. 

Staff compared existing and proposed affordability requirements to current data on the City's 

a:ffo.rdable housing need and existing housing programs to recommend an appropnate range of 

·affordability levels to be served by the Inclusionary Program. Note that, again, the requirements 

set forth in the Planning Code shoul~ stipulate the maximu:in rent or sale price of inclusionary 

units, while MOHCD will continue to exercise discretion in placing eligible householqs in the 

most appropriate aff~rdable unit, as availability and individual household incomes allow. 

> Recommendation: Final legislation should target inclusionary units to serve the gap in 

coverage between low-income households who can access other existing housing 

programs, and moderate and middle-income households earning less than the level 

needed to access market rate units. Include provisions of Proposal B, with 

modifications, as follows: 

Smaller Projects (10 - 24 units) 

Tierl Tier2 Tier3 

Rental Projects NIA 80%ofAMI NIA 

Owner .Projects NIA 110%ofAMI NIA 

Larger Projects (25 or more units) 

Tierl Tier2 Tier3 

Rental Projects 55% of AMI 80% of AMI 110%ofAMI 

Owner Projects 90%ofAMI 110%ofAMI 140%ofAMI 
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' .:-- ! ·. 

For rental projects, these recommended affordability levels are intended to provide that 

• units at the low end of the range (Tier 1) supplement the supply of units affordable to 

low-income households currently served by other housing programs; and 

• units at the high end of the range (Tier 3) would serve households earning above the 

level served by other housing programs, but below the level served by the market 

For ownership projects, these recommended affordability levels are intended to provide that 

• units at the low end of the range (Tier 1) serve households at the lowest income level. 

possible, while still recognizing the significant financial burden (i.e. down payment, 

mortgage payments, HOA fees, etc.) required of homebuyer; and · 

• units at the high end-of the range (Tier 3) would serve households earning above the 

level se:i;ved by other housing programs, but not higher than the level for which data 

supports a clear affordability need and well below the level served by the market 

For both rental and ownership projects, the middle tier (Tier 2) would provide a ;mid-point for 

househOlds earning above the low-income l~vel, but below the middle-income level; 

accordingly, this tier is set closer to the lower tier to serve as a "stepping stone" for households 

with growing incomes, or households who earn slightly above the low-income level and are not 

served by other affordable housing programs or market rate units. 9 

9 Market rate rents and sale prices vary widely depenmng on location and building type. In developing 
the above recommendations, staff looked at a range of market rate rents and sale prices for recently built · 
developments. For example, average market rents for one-bedroom units were observed to range from 
$3,100 - $4,200 per month, which would be affordable to the equivalent of a two-person household 
earning roughly 150% to 200% of AMI, respectively. These levels significantly exceed the income level of 
the moderate income households that would be served· under the higher tier of the above 
recommendation. Similar analysis was conducted for two-bedroom units as well as for market rate 
condominium units, which were assumed to range from $650,000 - $1,100,000 for new one-bedroom 
units, depending on location, which would be affordable to the equivalent of roughly 200% to 350% AMI. . . 
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F. DENSITY BONUS PROVISIONS 

The Controller's Study concluded that the use of the State Density Bonus Law would impact the 

outcomes of the Inclusionary Progr~ if eligible project sponsors who elect the on-site 

alternative also .choose to seek and receive a State Bonus. The Controller's Study further 

concluded that it would not be reasonable to assume that all projects will utilize the State 

Bonus, or that if those projects would necessarily receive the maximum borius allowed. 

Accordingly, th~ Controller's recommendation was to set the inclusionary requirements at the . . 

economically feasible level not assuming use of the State Bonus, and that projects that do 

receive a State Bonus should pay the Affordable Housing Fee on bonus units. 
. / 

Proposal A's Inclusionary Ordinance is paired with the State Density Bonus Law. As the 

sponsoring Supervisors have described, this proposal achieves f~asibility by partnering with the 

State Density Bonus Law. This means that developmen~ would not be feasible, according to·the 

Controller's Study, unless the maximum density bonus is provided a.Sallowed under state law 

(35%). This proposal encourages use of the state bonus law, :which requires the City to grant 

project sponsors a wide range of concessions and waivers from local massing, height, bulk and 

other development controls,·generally at the discretion of the sponsor. 

Proposal B's Inclusionary Ordinance is paired with HOME-SF. Here, the sponsoring 

Supervisors have descrilied that the project sponsors seeking increased density would be 

encouraged to use a local program (HOME-SF) that tailors the density bonus to San Francisco's 

local context and policy goals. The HOME-SF program would frame the bonus by providing 

specified options for how local massing, height, bulk and other development controls may be 

modified; and provide for a higher percentage of inclusionary affordable units for projects 

using the HOME-SF program; and also encourage greater production of family-friendly units 

and include small business protections. The pairing of these two proposals has been crafted in a 

way that intends to make projects feasible with or without the use of a density bonus. 
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)> Recommendation: Final legislation should encourage the use of density bonuses to 

maximize the production of affordable housing. At the same time, because. a density 

bonus may not be desired in every situationf the inclusionary requirements established 

in Section 415 should be economically feasible regardless of whether a density bonus 

is exercised. Include provisions of Proposal B without modification. 

)> Recommendation: The final Inclusionary ordinance should be paired with a local 

density bonus ordinance, such a5 the proposed HOME-SF Program, that provides 

increased density and other concessions similar to the State Density Bonus Law in a 

manner that is tailored to the San Franciscq' s contextual and policy needs. Include 

provisions of Proposal B without modification. 

Additional Administ:rative Requirements for Density Bonus 

Proposal A does not incorporate the Controller's recommendations, but would enact three 

additional. administrative requirements for the Planning Depmbnent related to the use of the 

State Bonus. Staff recommemis the following action on these proposed requirements: · 

)> Recommendation: Final legislation should direct the Plallning Department to require 

"reasonable documentation" from projedsponsors seeking a State Bonus to establish 

eligibility for a requested density bonus, ilicentives of concession, and waivers or 

reductions of development standards, ·~s provided for under state law. Include 

provisions of Proposal A without modification. 

)> Recommendation: Final legislation should require the Planning Department to prepare 

an annual report on the use of the Density Bonus to the Plaiming Commission 

beginning in January 2018 that details the number of projects seeking a bonus and the 

concessions, waivers, and level of bonus .provided. Include provisions of Proposal A 

without modification. 

)> Recommendation:. Final legislation should not include a requirement to provide 

information about the value of the density bonus, concessions, and waivers sought by 

a project. This proposal would be difficult and costly to implement, in particular because . . . 
the Department may not be able to compel project sponsors to provide the type of 

financial information required to perform such analysis. Do not indude this provision 

of Proposal A. 
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Affordable Housing Fee for Bonus Ui:rits 

The Controller's Study sought to provide guidance as to how the Inclusionary Program should 

account for the use of the State Density Bonus, recognizing that the use of the program would' 

vary widely based on specific project conditions while the Inclusionary Program establishes 

requirements that apply to eligible projects on a citywide basis. 

The Controller recommended that projects that receive a S~ate Bonus be required to pay the 

Affordable Housing Fee on any additional units authorized under the State Bonus, s:imilar to 

how the City :impose other impact fees for infrastructure and.other City services. 

);>- Recommendation: Firial legislation should require that projects pay the Affordable 

Housin~ Fe~ on any additional units authorized by the State Bonus program. Include 

provisions of Proposal B without modificat:i,on. 

G. UNIT MIX REQUIREMENTS 

Both proposals w9uld establish new dwelling unit mix requirements, an area not addressed in 

the current Inclusionary Program. Proposal A would require that on-site inclusionary units 

contain a minimum of 40% of units as 2-bedroom units, and an additional min:imum of 20% of . 

· on-site inclusionary units as 3-bedroom units or iarger. Proposal B would require that all · 

residential projects not already subject to the existing unit mix requirement in Plan Areas10 be 

·subject to a new requirement that 25% of total units be provided as 2-bedroom units or larger, 

or that 10% of total units be provided as 3-bedroom units or .larger. 

io In the RTO, RCD, NCT, DTR, and Eastern Neighborhoods :tv.fixed Use districts, the current requirement 
is for 40% of total project uriits to be provided as 2-bedroom units or larger, or for 30% of total project 
units to be provided as 3-bedroom u:riits or larger. 
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· }> Recommendation: Dwelling Unit mix requirements should apply to total project units, 

not only to on-site incl.usionary units to allow for inclusionary units to be provided 

comparable to market rate units, as required in Section 415 and under both Ordinances. 

Under either ordinance, final legislation should be amended accordingly. 

Both proposais are intended to increase the supply of housing units that serve the needs of 

family households, particularly households with children. The Controller's Study did not 

examine this issue specifically. However, the economic analysis underlying the Study' s 

fe~ibility conclusions did reflect; development prototypes that fulfilled the Plan Area unit mix 

requirement by including 35% of units at 2-bedroon units, .and 5% of units as 3-bedroom units, 

for a total of 40% of total project units. 

}> Recommendation: Final legi...slation shotild not set ufilt mix requirements that would 

exceed the 40% total large unit requirement already in place in Plan Areas, and 

assumed in the Controller's feasibility conclusions. This is a recommendation for a 

parameter to guide final legislation. Proposal A does not meet this parameter. Propo~al 

B meets this parameter. 

}> Recommendation: Dwelling mix requirements should be set in a manner that would 

· yield a mix of both 2-bedroom and 3-bedroom units; this may be best achieved by 

setting a minimum requirement for 3-bedroom units within the large unit requirement 

This is a recommendation for a parameter to guide final legislation. Proposal A meets 

this parameter. Proposal B does not meet this parameter. 

In addition, Planning Department staff has conducted prelimID.ary analysis on the demographic 

composition of family households in San Francisco and of the unit mix in the City's existing 

housing stock and recent development pipeline. While this research is not complete, the 

preliminary findings suggest: 

• 10% of San Francisco households are families with 2 or more children, who may be 

more likely to need a 3-bedroom or larger unit. 

• 14 % of San Francisco households are families with 4 or more people, including families 

.with children and families without children, who may be more likely to need a 3-

bedroom or larger unit. 
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Finally, it shquld also be noted that there may be affordability trade-offs to dwellillg unit mix 

requirements. Larger units will be, at least in the first several years of building occupancy, iess 

·affordable to households with fewer than two income earners. The City does not have the 

ability to require that larger units be made available for family households; data suggest that 

the majority of larger units are currently not occupied by family households. The Department's 

recommendations largely focus on m.ax:imiZ:ing affordability. These recommendations have an 

unknown impact on affordability and are therefore only provided as "parameters" for final· 

legislation that seek to balance the goals of maxfil:rizing affordability with the goal of providing 

units with more bedrooms. 

H. "GRANDFATHERING" PROVSIONS 

Following the passage of Propositioµ C in June 2016, Section 415 was amended to es~blish 

incremental on-site, off-site, and fee requirement percentages for projects tha~ entered the 

development pipeline between January 2013 and January 2016 (as defined by the acceptance 

date of the project's Environmental Evaluation Application or EEA). Projects that entered the 

pipeline prior to January 2013 are subject to the inclusionary rates in effect p'rior to the passage 

of Proposition C11, while those that entered the pipeline after January 12, 2016 will be· subject to 

the final requirements to be established by the proposed Ordinances. 

Incremental Increases for Pipeline Projects 

Smaller Projects (10 - 24 units) were unaffected by the passage of Proposition C and remain 

subject to the on-site and off-site or fee requirements in place prior to Proposition C. 

)> Recommendation: Smaller Projects should remfiln subject to "grandfathere~" on-site 

and fee or off-site requirements. Both Ordinances would maintain this structure. No 

a,mendments are needed. 

11 .As of January 1, 2016 Section 415 required that projects of lo' or.more units provide 12%. of units on-site 
as low income unitsr or pay a fee or provide off-site units equivalent of 20% of the project total. 
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Larger Projects (25 or more units) that entered the pipeline between 2013 and 2016 are subject to 

the incremental increa.Ses established by Proposition C. However, in some cases these rates 

exceed the maximum economically feasible rate identified by the Controller's Study and should 

be retained or amended as follows: 

> Recommendation: Larger Projects (25 or more units) choosing the on-site alternative 

should remain subject to the incremental percentage requirements established by . . . . 
Proposition C. Include provisions of Proposal. B without modification. 

> Reco~endation: The incremental increases established for Larger Projects choosing 

the fee or off-site alternatives, however, exceed the maximum feasible rate; these 

requirements should be runended to match the permanent requiremen~ established in 

the final legislation, which should not exceed the feasible rate. Include provisions of 

Proposal B without modification. 

Area-Specific I11:clusionary Requirements 

Additional incremental increases were also established for Larger Projects that entered the 

development pipeline between 2013 and 2016 in the Eastern Neighborhoods Urban Mixed Use 

(UMU) districts. Projects in these districts are subject to the specific inclusionary requirements 

established in Section 419 of the Planning Code to reflect_ the zoning modifications implemented 

through the Eastern Neighborhoods Area Plan. In some c~es, these incremental increases 

exceed the maximum feasible rate. 

> Recommendation: The incremental increases established by Proposition C for Larger 

Projects that entered. the pipeline before 2016 and are located in UMU districts should be 

removed, le.aving the area-specific requirements of Se~tion 419 in place for these · 

projects. Include provisions of Proposal B without modification. 

Additionally, final legislatiqn. should make clear that for projects in UMU districts that enter the 

pipeline after January 12, 2016 whether area-specific or citywide inclusionary requirements 

apply. 

> Recommendation: Final legislation should explicitly establish that projects in UMU 

districts that entered the pipeline after January 12, 2016 should be subject to the higher 

of the on-site, fee, or off-site requirements set forth in Section 419 or the citywide 

requirements in Section 415, as established by final legislation. Under either ordinance, 

final legislation should be amended accordingly. 
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Additional Provisions 

The /1 grandfathering" provisions of Proposition C only addressed the requirement rates and did 

not specify when other featul:es of the inclusionary program wotµ.d be applicable (e.g. income 

level targets) to projects in the entitlement proce()s. Given the additional changes to the 

inclusionary program proposed in both ordinances, staff recommends as follows: 

}> Recommendation: Final legislation should establish that all other Section 415 

provisions will apply to pipeline proj eds, regardless of the acceptance date of the 

project's EEA; projects tl;tat were fully entitled prior to the effective date of final 

legislation would be subject to the inclusionary requirements in effect at the time of 

entitlement. Under either ordinance, final legislation should be amended accordingly. 

A comparison table of Cu.rrent and recommended /1 grandfathering" and UMU districts 

requirements is provided as Exhibit D. 
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On March 1, 2017 the Environmental Review Officer determined that the legislation filed by 

Supervisors Kim and Peskin [Board File No. 161351] is not defined as a project under CEQA 

Guidelines Secti,oD.$15378 and 15060(c)(2) because it does not result :in a physical change :in the 

' environment. 

On March 7, 2017 the EnVironmental Review Officer determined that the legislation filed by 

Supervisors Safai, Breed, and Tang [Board File No .. 170208] is not defined as a project under 

CEQA Guideli:i:tes Sections 15378 and 15060( c)(2) becau.Se it does not result :in a physical change 

in the environment. 

VI. PUBLIC COMMENT 
As of the date of publication the Planning Deparbnent has received written public comment on 

the proposed amendments, as well as extensive public comment provided at the Planning 

Commission :informational hearings on February 23 and March 16, 2017. 

The bitlk of the concerns raised in these hear~gs were focused on the income levels to be served 

by the program, the inclusionary requirement percentages, and the impact of the State Density 

Bonus. Law on the program. 

Most speakers addressed the income levels at which :inclusionary units should be designated, 

and many urged that the program should primarily serve the needs of low-income households 

as provided for by. other existing affordable housing programs, and that the expansion of the 

inclusionary program to serve low- and moderate-:income households above this level be 

limited to the levels established by Proposition C. Many speakers also highlighted the grow:ing 
. . 

need for housing affordable to moderate-income households who have traditionally been 

served by market rate units, but who have also struggled to find affordable housing in recent 

years. Many also shared their personal experience being unable to find adequate housing in San 

Francisco either because they could not afford market rate rents, were unable to access the 

limited supply-of affordable units, or because the>: earned too much to qualify for available 

affordable units, but not enough to access market rate units. 

Regarding the inclusionary requirement percentages, speakers generally advocated for a higher 

inclusionary rate than that in place prior to Proposition C, but differed on how the conclusions 
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and recommendations of the Controller's Study and legal limits supported by the City's Nexus 

Study should be applied to the inclusionary program. Many speakers expressed that the rate 

should be as high as economically possible, while many others felt that the rates should be set 

higher than the maximum rates recommended in the Controller's Study. 

In particular, many commenters focused on the impact of the State Density Bonus Law on the 

inclusionary program. Generally, those who felt the Bonus Law would result in most San 

Francisco developments receiving significant density bonuses supported higher inclusionary 

rates, while others cautioned that the requirements should avoid imposing too high a 

requirement and thus become ultimately ineffective. 

Written comment was also received during and subsequently to recent hearings, and is attached 

as Exhibit E. At the February 23 hearing several speakers presented data on household income 

levels. In addition, a letter was presented from the Council of Community Housing 

Organizations which posed a series of important questions for consideration by Com;missioners, 

which generally match the topic areas addressed in the accompanying staff report to the 

hearing. Most notably, the letter advised that the~availability of the State Density Bonus Law 

should support higher inclusionary rates th_at those recommended in the Controller's Study; 

that requirements should increase over time at the higher end of the range discussed by the 

Controller's Technical Advisory Committee; that moderate-income households should be 

served by the inclusionary program, but not at the expense of low-income households; that the 

program s~ould be structured to discourage projects to "fee out"; and that the more two- and 

three-bedroom units should be. provided to meet the needs of family households. 

At the March 16 hearin~ a document titled "State~ent of Principles on Inclusionary Housing" 

was presented on behalf of about two-dozen listed organizations. The statement focused on 

concerns that the inclusionary program should continue to prioritize housing for low-income 

households at the income levels historically served by the program, and served by other 

existing housing programs. While recognizing the struggle of middle income households to find 

affordable housing, the statement urged that the inclusionary program not be expanded to 

serve these households beyond the levels established in Proposition C. 

In addition, the Planning Deparbnent received a letter admessed to the .Mayor and Board of 

Supervisors dated April 10 from Yimby Action. The letter expressed opposition to both 

proposed ordinances based on concerns related to the methodology of the Controller's 

Economic Feasibility Study and NeXu.s Study, and proposed that modi£ication8 to the 

inclusionary program be postponed until these analyses can be reVised. 
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To: 

CITY AND COUNTY OF SAN FRANCISCO 
BOARD OF SUPERVISORS : 

BUDGET AND LEGISLATIVE ANALYST 
1390 Market Street, Suite 1150, San Francisco, CA 94102 

(415} 552-9292 FAX {415) 252-0461 

Policy Analysis Report 

Supervisor Peskin 

"h\e.Nos. '51)Cl t.pq 
1u1051 
11102-tiB 

From: Budget and Legislative .Analyst's Office 

Re: .Statistics on Median Household Income Across San Francisco Neighbor.hoods 

Date: May 5, 2017 

Summary of Requested Action 

Your office requested that the Budget and Legislative Analys.t gather information on the 

median household income across San Francisco neighborhoods by ethnicity and household 

type. Your office. also requested that the Budget and Legislative Analyst cqmpare the average 

rent paid by San Francisco residents with median household income by neighborhood. 

For further information about this report, contact Severin Campbell at the Budget and 

Legislative Analyst's Office. 

Project Staff: Jennifer Millman, Latoya McDonald, and Severin Campbell 

· Page [ 1 Budget and Legislative Analyst's Office· 
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Disparities in Median Household lnconie .Across City Neighborhoods 

,While rising ho.using costs in San Francisco have been accompanied by an estimated 31_.8 percent 

· increase. in median household income from $69,894 in 2011 to $92,094 in 2015; there has been an 

unequal distribution of.household income across City neighborhoods, and particularly among different 

ethnicities. Figure 1 below shows the disparity in median household income by neighborhood using the 

39 neighborhoods identified by the Department of Public Health, the Mayor's Office of Housing and 

Community Development, and the San Francisco Planning Department.1 In addition to these geocoded 

neighborhood locations, the Budget and Legislative Analyst used the American Community Suryey 2015 

five-year estimates to review median household income across neighborhoods in the .County of San · 

Francisco. 

Figure 1. Median Household Income across San Francisco Neighborhoods 

Source: American Community Survey 2015 five-year estimates. 

1 While this data represents reasonable estimat.es of San Francisco neighborhood boundaries, there are areas in 
need of improvement in the data. For example, Golden Gate Park and LincoJn Park were identified as high-income 
neighborhoods even though they are public parks. For this reason, the Budget and Legislative Analyst did not 
include the statistics for the Golden Gate Park and Lincoln Park in this analysi:;. 

Page I 2 Budget (Ind Legislative Ant1/yst's Office 
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From 2011 to 2015, on average, the 10 neighborhoods with the lowest median household incomes 
earned 33.3 percent of the income earned by.the 10 neighborhoods with the highest median household 
income in San Francisco, as sho~n in· Figure 2 below. The neighborhoods with the highest median 
household income, on average, from 2011 to 2015 in~lude the Presidio, Potrero Hill, Sea Cliff, West of 
Twin Peaks and Noe Valley. The poorest neighborhoods include the Tend'erloin, Chinatown, McLaren 
Park, and Lakeshore. 

Figure 2. Neighborhoods with the Highest and Lowest Median Household Incomes 

Highest Median Household Incomes 
Median Population 

Neighb,orhood Household 
Income 

Count 

Presidio $164,179 3,681 

Potre'ro Hill $153,658 13,621 

Sea cliff $i43,864 2,491 

West ofTwin Peaks $131,349 37,327 

Noe Valley $13!,343 22,769 

Presidio Heights $123,312 10,577 

Haight Ash bury $120,677 17,758 

Castro/Upper Market $120,262 20,380 

Marina $119,687 24,915 

Pacific Heights $113,198 24,737 

Total 178,256 

Source: American Community Survey 2015 five-year estimates. 

Variation in Household Income across Ethnicities in San Francisco . 
. . . 

The Budget and Legislative Analyst ~!so observed a variation in median household income across the 
diverse ethnicities represent~d in San Francisco during 2011-15. As shown in Figure 3 below, the · 

earnings of white households far outpace that of other ethnicities with African American and 
Hawaiian/Pacific Islander households in San Francisco earning the lowest median household incomes. 
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Figure 3. Median Household Income in San Francisco by Ethnicity 
(2011-15} 
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Source: American Community Survey 2015 five-year estimates. 

. . 

Neighborhood-Level Household Income Conceals Rent Burden across Ethnicities 

Rent burden is defined as instances where an individual or household spends more than 30 percent of 
their income on housing costs. Of the 39 City neighborhoods identified, only 12 spent more than 30 

percent of their median household income on rental 'housing costs, as per data collected from the 

American Community sur:vey. These 12 neighborhoods represent the areas with the lowe~t median 
household income and account for 41.5 percent of all San Francisco residents on average during 2011 to 
2015, as shown in Figures 4 and 5 below. 2 

· 

The low number of City neighborhoods with rent burden is in part due to higher income ethnicities 

skewing the overall median household income of ·specific City neighborhoods. The Budget and 

Legislative Analyst found that there are significant disparities in median household income across 

ethnicities, even within the same neighborhood. For example, Potrero Hill has the second highest 

median household income in the City at $153,658. However, the high incomes of White and Asian 
households in Potrero Hill ($168,011 and $143,206, respectively) conceal the low incomes of African 

Americans ($58,368) and t~e Hispanic/Latino households ($61,049) in Potrero Hill. Because White and 
Asian households represent the majority of the Potrero Hill population, using neighborhood-level 

household. income conceals other populations that are struggling with rent b~rden. Figure 5 below 

sh"ows med!an household income by neighborhood and ethnicity with gross rent paid while Figure 6 

below shows the population of the various ethnicities represented in each San Francisco neighborhood. 

2 The rent burden percentages shown in Figures 4 and S below were taken from the American Community Survey 
2015 five-year estimates. 
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Memo to Supervisor Peskin 
May 5, 2017 

Type of Households across San Francisco Neighborhoods 

Given time constraints· and the data available, the Budget and Legislative Analyst was unable to stratify 
· .San, Francisco neighborhoods by the type of households (family or non-family) represented. However, 

during 201i to 2015, 45.8 percent or 161,887 of all 353,287 San Francisco households were family 
households? Family households include married couples or non-married family members residing in the 
same household. The remaining 54.2 percent of households in San francisco during this time were non-: 
family households, which include single persons an~ groups of individuals who are not related. 

3 
American Community Survey 2015 five-year estimates 
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Memo to Supervisor Peskin 
May 5, 20:1:7 

Figure 4. Rent Burden across San Francisco Neighborhoods 

Percent 
Median 

.'Median 
Percent of 

·Rent 
Gross Rent 

Household Population 
Total 

Income 

Lakeshore $1,800 $46,552 13,469 2% 
Visitacion Valley $1,071 $48,376 17,793 2% 
Oceanview/Merced/lngleside $1,570 $74,102 28,261 3% 
Portola $1,625 $70,746 16,269 2% 
Outer Mission $1,549 $76,643 23,983 3% 
Bayview Hunters Point $1,217 $53,434 37,246' 4% 
Excelsior $1,525 $68,550 39,640 5% 
Tenderloin 

''";~~r1:;1~ 
$886 $25,895 28,820 3% 

Chinatown $605' $21,016 14,336 2% 
Treasure Island $1,732 $40,769 3,187 0% 
Sunset/Parkside $1,847 $85,980 . 80,525 10% . .... ,..: .... 
Outer Richmond 30.6 $1,588 $70,085 45,120 5% 

Subtotal 348,649 41% 

Japantown 29.5 $1,500 $63,423 3,633 .0% 
South of Market 2,9.3 $1,180 .$64,330 18,093 2% 
McLaren Park 28.6 $267 $16,638 880 0% 
Nob Hill 28.4 $,1,425 $64,845' 26,382 3% 
Glen Park 28.3 $1,665 $1~3,039 8,119 1% 
Twin Peaks 28.1 $900 $97,388 7,310 1% 
Western Addition 27.4 $1,295 $59,709 21,366 3% 
Inner Richmond 27.1 $1,602 $78,836 22,425 3% 
Bernal Hefghts 27.0 $1,733 $102,735 25,487' 3% 
Financial pistrict/South Beach 26.8· $1,872 $88,998 16,735 2% 
North Beach 26.7 $1,575 $66,526 12,550 1% 
[,one Mountain/USF 26.4 $1,654 $85,284 17,434 2% 
Mjssion 25.7 $1,472 $79,518 57,873 7% 
Mission Bay 25.5 $2,774 $107,798 9,979 1% 
Sea cliff 25.1 $2,196 $143,864 2,491" 0% 
Inner Sunset 25.1 $1,829 $102,993 28,962 3% 
West ofTwin Peaks 25.0 $2,302 $131,349 37,327 4% 
Presidio Heights 24.9 $1,950 $123,312 10,577 1% 
HayesVall~y 24.8 $1,552 $82,915 18,043 2% 
Presidio 

'"~;~~,~ 
$2,963 $164,179 3,681 0% 

Pacific Heights $1,987 $113,198 24,737 3% 
Castro/Upper Market $1,840 $120,262 20,380 2% 
Haight Ashbury $1,922 $120,677 17,758 2% 
Russian Hilt $1,864 $106,953 18,179 2% 
Noe Valley $2,091 $131,343 22,769 3% 
Marina $1,928 $119,687 24,915 3% 
Potrero Hill $2,289 $153,658 13,621 2% 

Subtotal 491,706 59% 

Total 840,355 100% 

Source: America~ Community Survey 2015 five-year estimates. 
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Memo to Supervisor Peskin. 

May 5, 2017 

Figure 6. Median Hou~ehold Income by City Neighborhood and Ethnicity 

Median 
Gross 

Median Rentas Median 
Gross %of Household White not Hispanic/ African 

Population Rent Income Income Hispanic Latino · American Asian 

Lakeshore 13,469 1,800 $46,552 $45,581 $41,979 $45,139 $28,369 

Visitacion Valley 17,793 1,071 $48,376 $47,567 $24,844 $15,872 $55,987 

Oceanview/Merced/lngleside 28,261 . 1,570 $74,102 $92,496 . $71,108 $52,353 $80,154 

Portola 16,269 1,625 $70,746 $55,848 $57,759 $11,406 $73.,089 

Outer Mission . 23,983 1,549 '$76,643 $78;777 $60,928 $0 $82,414 

Bayview Hunters Point 37,246 1,217 $53,434 $103,428 $40,709 $34,547 $58,239 

Excelsior 39,640 1,525 $68,550 $68,873 $67,218 $33,969 $69,165 

Tenderloin 28,820 886 $25,895 $27,641 $19,933 $9,441 $27,183 

Chinatown 14,336 605 

{1J]~];!~ 
'$21,016 $71,252 $0 $d $18,962 

Treasure Island 3,187 1,732 $40,769' $67,500 $26,591 $29,464 $0 

Sunset/Parkside 80,5~ 1,847 $85,980 $90,474 $34,178 $0 $86,139 

Outer Richmond 45,120 1,588 .:.;.3o:6 · < '..: $70,085 $75,280 $45,971 $19,460 $71,278 

Japantown 3,633 1,500 "29.s · . $63,423 $84,643 $93,750 $0 $24,500 

South of l'Vlarket 18,093 1,180 29.3 $64,330 $111,036 $21,807 $15,111 $71,413 

Grand Total 840,763 '1,624 29.1 $84,578 $97,648 $52,792 $16,816 $79,462 

Mclaren Park 880 267. 28.6 $16,638 $0 $40,250 $0 $15,469 

Nob Hill 26,382 1,425 28.4 $64,845 $82,605 $25,124; $18,528 $49,001 

.Glen Park 8,119 1,665 28.3 $113,039 $141,017 $54,063 $0 $46,193 

Twin Peaks 7,310 900 28.1 $97,388 $101,066 $83,523 $40,235 $87,326 

Western Addition 21,366 1,295 27.4 $59,709 $75,271 $28,987 $12,156 $56,009 
. Inner Richmond 22,425 1,602 27.1 $78,836 $105,050 $48,968 $0 $50,350 

Bernal Heights 25,487 1,733 27.0 $102,735 $135,993 $37,182 $21,334 $112,022 
Financial District/South Beach 16,735 1,872 26.8 $88,998 $87,627 $0 $0 $95,140 

North Beach 12,550 1,575 26.7 $66,526. $91,456 $26,201 $3,507 $59,720 

Lone Mountain/USF 17,434 1,654 26.4 $85,284 $90,247 $81,131 $42,116 $67,232 

Lincoln Park 330 2,250 25.8 $145,000 $134,688 $0 $0 $181,500 

Mission 57,873 1,472 25.7 $79,518 $107,952 $54,288 $10,503 $59,396 

Missfon Bay 9,979 2,774 255 $107,798 $124,740 $65,985 $0 $106,674 

Sea cliff 2,491 2,196 25.1 $143,864 $145,938 $0 $0 $121,607 
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Memo to Supervisor Peskin 
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Median 
Gross 

Median Rentas Median 
Gross %of Household White not Hispanic/ African 

Population Rent Income In.come Hispanic Latino American Asian 

Inner Sunset 28,962 1,829 25.1 $102,993 $106,813 '$80,168 $25,625 $103,398 

West ofTwin Peaks 37,327 2,302 25.0 $131,349 $140,962 $101,192 $21,759 $129,001 

Presidio Heights 10,577 1,950 24.9 $i23,312 $122,398 $0 $84,120 $110;692 

Hayes Valley 18,043 · 1,552 24.8 $82,915 $92,903 $52,904 $13,100 $119,075 

Presidio 3,681 2,963 

1~.~~~·f~~ 
$164,179 $164,821 $0 $0 $237,292 

Pacific Heights · 24,737 1,987 $113,198 $119,804 $76,977 $8,558 $102,154 

Castro/Upper Market 20,380 1,840 $120,262 $124,346 $142,309 $18,501' $81,608 

HalghtAshbury 17,758' 1,922 $120,677 $122,991 $48,673 $0 $150,108 
Russian Hill 18,179 1,864 $1Q6,953 $129,661 ·$54,239 $0 $64,153 

Noe Valley 22,769 2,091 $131,343 $129,740 $87,549 $11,875 $163,324 

Marina 24,915 1,928 $119,687 $121,132 $105,228 $0 $81,398 

Potrero Hill 13,621 2,289 $153,658 $168,011 $61,049 $58,368 $143,206 

Golden Gate Park 78 1,772 $125,750 $126,167 $0 $0 $0 

Total 840,355 

Source: American Community Survey 2015 five-y~ar estimate$. 
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Memo to Supervisor Peskin 
May 5, 2017 

Figure 7. Representation of Ethnicities across San Francisco Neighborhoods 

Two or 
Hispanic 

African Native Pacific Other or Latino 
American American. 

Asian 
Islander Race 

More 
(any 

Races 
race) 

Sunset/Parkside ' 
27,422 669 88 46,956 106 1,596 3,688 5,122 

Mission 34,130 1,773 430 7,587 139 10,715 3,099 22,707 
Outer Richmond 19,988 808 74 20,330 369 1,029 2,522 3,337 
Excelsior 11,222 943 284 19,589 97 6,058 1,447 12,460 
West ofTwin Peaks 20,293 1,222. 2.8' 12,574 81 1,180 1,949 3,977 
Bayview Hunters Point 6,280 10,302 164 13,267 955 3,988 2,290 8,255 
Inner Sunset 19,954 563 69 8,906 0 984 1,486 2,427 
Tenderloin 12,084 2,827 222 . 9,027 48 3,423 1,189 6,679 
Oceanview/ Merced/ Ingleside 5,993 3,823 191 14,787 97 2,161 1,209 4,552 
Nob Hill 14,523 771 62 8,981 70 746 1,229 2,720 
Bernal Height:S 15,145 1,243 98 4,071 20 3,353 1,557 7,490 
Marina 20,582 253 20 2,715 15 273 1,057 1,868 
Pacific Heights 18,948 801 2 3,956 63 316 651 1,524 
Outer Mission 5,994 309 99 12~555 40 4,117 869 7,375 
Noe Valley 17,327 650 93 3,092 64 630 913 2,463 
Inner Richmond 12,290 453 18 8;183 .53 349 1,069 1,746 
Western Addition 9,324 4,346 222 5,735 29 722. 988 2,081 
Castro/Upper Market 16,161 595 102 2,192 48 523 759 1,953 
Russian Hill 11,534 170 0 5;577 13 461 424 957 
South of Market 6,791 2,222 66 7,142 79 930 863 1,900 
Hayes Valley 11,770 2,425 80 2,176 95 706 791 2,679 
Visitacion Valley 1,930 2,324 65 10,114 603 1,988 769 3,322 
Haight Ashbury . 14,333 551 53 1,474 27 233 1,087 1,502 
Lone Mountain/USF 10,585 1,196 11 3,937 124 636 945 2,221 
Fit)ancial District/ South Beach 9,327 310 31 5,794 21 461 791 2,091 
Portola 3,540 737 63 9,229 7 2,329 364 3,893 
·Chinatown 2,155 108 73 11,603 9 235 153 519 
Potrero Hill 9,047 762 21 2,253 70 768 700 2,117 
Lakeshore 6,645 912 35 3,836 24 1,120 897 2,115 
North Beach 6,501 117 0 4,826 0 253 853 1,105 
Presidio Heights 7,318 266 1 2,250 73 127 542 683 
Mi~ion Bay 4,230 509 0 4,382 0 619 239 1,083 
Glen Park 5,625 520 20 1,123 0 435 396 1,010 
Twin Peaks 5,032 314 16 1,142 17 380 ·409 1,020 
Presidio 3,222 0 0 310. 0 13 136 214 
J?pantown 2,117 205 0 1,166 0 54 91 281 
Treasure Island 1,191 593 53 545 62 411 332 909 
Seadiff 1,757 13 0 580 0 15 126 165 
Mclaren Park 91 186 0 391 121. 46 45 87 
Total 409,401 46,791 2,854 284,353 3,649 54,383 38,924 128,6~9 

Percent ofTotal Population 49% 6% 0.3% 34% 0.4% 6% 5% 15% 
Source: American Community Survey 2015 five-year estimates. 
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·AMENDMENT PROCEss· 

June 2016 

July 2016 -
Feb ·2017 

Feb -April 2017 

May 2017 

June 1;5, 2017 . 

Proposit~qn C . 
• Temporary requirements · 

. • Feasibility. StUdy and.: TAC 

Controller's Economic Feasibility Study +· 
Technical Advisory Committee (TAC) 
• Maximum economically feasible requirements 
• Additional recommendations 

Planning Com,mission hearings . 
• Commission Recommend.ations·-April 27. 

Board of Supervisors Committee hearings 
• "Consensus" Ordinance - May 22 

Planning Commission - Additional Recommendations •.. ~! 
·;:·:'.20~~~~q:'.'' 

3 -



MATERIAL MODIFICATIONS. 

1 . Dwelling Unit Mix: applied to Smaller Projects (10-24 units) 

2. Minimum Unit Sizes: differ from state TCAC·standards 

u; 3. BMR Studio Units: prohibited over 100%· AMI 
c.o 

4. Replacement Units: increasing inclusionary requirement 

5. Specific Areas: separate requirements for certain areas 

6. Fee Requirement: disincentive .to use. State Bonus LaYif~·~'i3}):·, 
(~~:·'::~~f~,1 
,.,,1q't' </.-. ~_: .... 
'...::~·~~~~~;0~:/ 
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COM.·MISSION RECOMMENDATIONS: . . 

MATERIAL MODIFl·CATIONS 
1.. Dwelling Unit Mix 

~ lss.ue: The requirement is now proposed to apply to 
smaller projects as well. For.these. projects,-the 
requirement would be more difficult to meet. 

. . 

~ Recommendation: Clarify that the requirement is for 25% 
large units, including 10% as, s~bedrooms or larger. 

2-. Minimum Unit Sizes 

> Issue: Would establish ne·w minimum .sizes with no 
. analysis or consideration by Commission 

> Recommendation: Set minimum unit sizes for 
lnclusionary units equal to TCAC standards. 

5 -
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COMMISSION RECOMMENDATIONS: 
MATERIAL MOD·IFICATIONS 
3. BMR Studio Units 

~ Issue: Prohibiting Studio units above 100% AMI would 
reduce "family-size" units for low-inco·me households. 

~ · Recommendation: Do not prohibit Studio units above 
100% of AMI; distribute units evenly across income levels . 

4. Specific Area Requirements 

~ Issue: Specific area requirements without analysis would 
w~aken. effectiveness of lnclusionary Program. 

~ ·Recommendation: Apply citywide feasible requir~ment in 
all areas, unless specific requirements supported by 
appropriate study. 

;§·~::;~;~.~~\ 
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COM.MISSION RECOMMENDATIONS: 
MATERIAL MODIFICATIONS 
5. Fee and State Bonus Units 

~ Issue: Fee requirement "(30/33%) above feasible; disinc~ntiv 
to provide State Bonus units, which are su_bject to the Fee. 

~ Recommendati·on A: Set feasible Fee requirement (23/28%). 

~ ~ Recommendation B: Include _Fee requirement in required 
2017 TAC study. of Fee methodology. 

; .'{)~~~~~'.:~. 
!:;;,.,..;ff' --~~i ,-' 
"..:(;'0~i~:~~f' 
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COMMIS·SION RECOMMENDATIONS: 
TECHNICAL ·and. IMPLEMENTATION 
6~ Grandfathering Provisions . 

> Issue: Pipeline projects would be subject to ne\N provisions. 

·> Recommendation: Clari·fy that new provisions on.ly apply to 
pipeline projects_ after 1 /12/2016; maintain the incremental· 
requ.irements ·for 2013-. 201·6 p·rojects, per Prop C. . 

7. Determination of Requiren1_ent; Sunsettihg of Entitlement 

> Issue: Requirement would be determined later .in the 
entitlement process than standard Department procedures. 

> Recommendation: Determine requirement ·at time of EEA; 
reset the requirement if no First Construction Document.: 
within 30 months from Entitlement.· 

1~?7:~~k. ,:;'e;.\'l'\,;C':'~ .-1 
'<'.~~~;~5:.: 
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COMMISSION .RECOMMENDATIONS: 
. . . 

TECHNICAL and IMPLEMENTATION 
8. Rounding of R~quired BMR LI.nits 

> Issue: Rounding required BMR units ·by AM·I tier would resu'.. 
in a higher inclusionary requiren1ent for smaller projects. 

· · > Recommendation: Clarify that the total percentage of 
inclusionary units provided not exceed the applicable · 

·requirements . 

9. Neighborhood Profile Map 

> Issue·: Ordinance references the incorrect Planning 
·o.epartment map for the purpose of market analysis. 

> Recommendation: Reference the Planning Department's 
ACS Neighbo~hqo·d Profile Boundaries Map for the requ .. !J~~l~t\ 
market analysis . · : rJ .... ,.~>\~·, 

• · ,"'.'.'\'c.\1J'.·•·'lh~~.'e· 
· "·-:.::!-0~~:~~0;r" 
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COMMISSION RECOMMENDATIONS:· 
TECHNICALClnd IMPLEMENTATION 
10. Tra·nsbay District Provisions 

)- Issue: Transbay Redevelopment Area must meet . 
· inclusionary targets set in Transbay Redevelopment Plan 
and State law.· .. 

)- Recommendation: .Amen·d Section 249'.28. of the 
Planni'ng Code to clar.ify that in the Tra.nsbay Area: 

);;> Higher of 15% or Section 415 req·uirement applies 

);;> All inclu·sionary units must be provided On-Site · 

> All inclusionary units must serv~ Condo units below 100% of 
AMI, or Rental units below 60% ofAML · 

1~iP·1 
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From: Somera, Alisa CBC?S) 
Sent: 
To: 

Monday, June 19, 2017 11:17 AM 
Major, Erica (BOS) 

Subject: FW: Land Use Committee June 19 Include 650 Divisadero In Affordability Housing Study 

A~S~tv 

Legislative Deputy Director 

San Francisco Board of Supervisors 
1 Dr. Carlton B. Goodlett Place, Room 244 

San Francisco, CA 94102 
415.554.7711 direct I 415.554.5163 fax 
alisa.somera@sfgov.org 

• .-oclick HERE to complete a Board of Supervisors Customer Service Satisfaction form. 

The Legislative Research Center provides 24-hour access to Board of Supervisors legislation, and archived matters since August 1998. 

Disclosures: Personal information that is provided in communications to the Board of Supervisors is subject to disclosure under the 
California Public Records Act and the San Francisco Sunshine Ordinance. Personal information pmvided will not be 
redacted. Members of the public are not required to provide personal identifying information when they communicate with the 
Board of Supervisors and its committees. All written or oral communications that members of the public submit to the Clerk's Office 
regarding pending legislation or hearings will be made available to all members of the public for inspection and copying. The Clerk's 
Office does not redact any information from these submissions. This means that personal information-including names, phone · 
numbers, addresses and similar information that a member of the public elects to submit to the Board and its committees-may 
appear on the Board of Supervisors website or in other public documents that members of the public may inspect or copy. 

From: Joe Chmielewdki [mailto:jcin506@yahoo.com] 
Sent: Monday, June 19, 2017 10:26 AM 

To: Somera, Alisa (BOS) «alisa.somera@sfgov.org> 
Subject: Land Use Co_mmittee June 19 Include 650 Divisadero In Affordability Housing Study 

June 19, 2017 
To:: Alisa Somera 
alisa.somera@sfgov.org. 

From: Joseph Chmielewski 
50 Golden Gate Ave. #506; 
SF, 94102 
<jcin506<2l{ya1100.com> 
1(415)756-2913 

Subject: Include 650 Divisadero In Affordability Housing Study 

168 



Dear Ms Somera 

J.Se include for your Land Use committee records a copy ofthis:erp:ail asking not to allow Sup. Breed to 
exempt Divisadero and Fillmore Streets, and specifically 650 Divsadero St., from an affordable housing study 
for her district constituents. It's part of the inclusionary housing bill being heard at Land Use committee on June. 
19th at 1:30 in Room 250 at City Hall. We need more affordable housip.g on Divisadero. 

Thank you. 

Sincerely, 

Joseph Chmielewski 



From: 
Sent: 
To: 
Subject: 

Board of Supervisors, (BOS) 
Monday, June 19, 2017 8:58 AM 
BOS-Supervisors; Major, Erica (BOS); Somera, Alisa (BOS) 
FW: Land Use Committee Agenda 6/19 File No. 161351 

From: lgpetfy@juno.com [mailto:lgpetty@juno.com] 

Sent: Su~day, June 18, 2017 6:52 PM 

To: Board of Supervisors, (BOS) <board.of.supervisors@sfgov.org> 

Subject: Land Use Committee Agenda 6/19 

Dear Supetvisors · 
Land Use Committee 6119 Consideration of lnclusionary Housing legislation amendments. 
Re: lnclusionary Housing Amendment Regarding NCT's and other Upzoned Special Use 
Areas: 
As a lifelong Senior voter from District 5 
I urge you to include the Divisadero-Fil/more Corridors NCT area 
in the proposed study under the lnclusionary Housing Program by SF Planning staff & the 
Controllers Office 
for possiple increased affordable units that can be required due to allowing increased 
density in those areas.. . . . 
The Divisadero-Fil/more NCT must be included in the study and not treated separately or 
differently 
from other areas designated as special upzoning districts. . 
I believe the Divisadero-Fillmore NCT must be· accorded higher affordability requirements. 

Thank you. 
Lorraine Petty 

3 Common Foods Surgeons Are Now C~lling "Death Foods" 
3 Harmful Foods 
htt ://third art offers.'uno.com/TGL3132/59472ea140d2e2ea11a94sto2duc 

1170 



,_ '11era, Alisa {BOS) 

From: 
Sent: 
To: 

·Subject: 
Attachments: 

Board of Supervisors, (BOS) 
Monday, June 12, 2017 9:53 AM 
BOS-Supervisors; Somera, Alisa (BOS) 

FW: support strong OMI tenant protections 
supes omi, taylor-biblowitz.docx 

.. ·. 

From: Frances Taylor [mailto:duck.taylor@yahoo.com] 
·Sent: Saturday, June 10, 2017 5:16 PM 

To: Board of Supervisors, {BOS} <board.of.supervisors@sfgov.org>; London.Breed@sfgove.org; Cohen, Malia (BOS) 

<malia.cohen@sfgov.org>; Mark.Farrell@sfgove.org; Fewer, Sandra {BOS) <sandra.fewer@SFGOVl.onmicrosoft.com>; 
Kim, Jane {BOS} <jane.kim@sfgov.org>; Peskin, Aaron (BOS} <aaron.peskin@sfgov.org>; Ronen, Hillary 
<hillary.ronen@sfgov.org>; Safai, Ahsha {BOS} <ahsha.safai@sfgov.org>; Sheehy, Jeff (BOS} <jeff.sheehy@sfgov.org>; 
Tang, Katy (BOS) <katy.tang@sfgov.org>; Yee, Norman (BOS} <norman.yee@sfgov.org> 
Cc: Iris Biblowitz <irisbiblowitz@hotmail.com> 

Subject: support strong OMI tenant protections 

Dear Board of Supervisors: 

· 1arding the proposed agenda item 6 before the Land Use and Transportation Committee on Monday, June 12, we are 
.ing to e·ncotJrage you to listen to tenants who have been affected by owner move-in (OMI) evictions and to incorporate 

proposals submitted earlier in.SupervisorPeskin's OMI Reform Legislation .. 

When.the issue came up earlier this year, we submitted the letter pasted and attached below (whichever is easier for 
you), and we hope our personal stories help illustrate the difficulty of the problem and the necessity of consulting with· 
actual tenant!' whose lives are turned upside-down, often for fraudulent reasons. · 

While we support any effort to remedy the problem, moving ahead too quickly without taking into consideration earlier 
thoughtful proposals, such ~s Supervisor Peskin's legislation, will do less to help tenants than will a more measured and 
complete process. · 

Thank you, 
Frances Taylor 
Iris Biblowitz 

. April 28, 2017 

To: San Francisco Board of Supervisors 
From: Iris Biblowitz and, Frances Taylor 
Re: Owner move-in evictions 

T':: are two senior renters, a 70-year-old retired registered nurse (Biblowitz) and a 67-year-old retired medical 
_,_itor (Taylor), who have been forced out of our home twice by owner move-in evictions. The circumstances 

differed in these two cases, but the devastation was similar. · 

In 1984, we had lived at -7_7 Mirabel. Avenue in Bernal Heights for five years when our two landladies living 
upstairs in the two-flat building dedded they needed to lifgt111art, one in each unit, so we had to leave with a 



month's notice. This was a Iegitimato OMI, as the party involved did move llulf our flat, but it still completely 
upended our lives. Even though we were much younger then and it was still possible to find reasonable rent in 
San Francisco.in.:the 1980s, being evicted was a considerable hardship. .. , .. 

In 1995, after living at 2866 22nd Street in the Mission for 11 years, we received another eviction notice from 
. one landlord who was in the process of breaking up with the other landlord and dividing up their various 

properties. Again, we were given one month's notice. We suspected that this OMI was bogus, as this landlord 
had expressed dislike for the neighborhood when he had lived upstairs from us earlier, and we had witnessed 
nasty exchanges between him and local youth with homophobic taunts on one side and racist insults on the 
other. Most unpleasant. We consulted a tenant lawyer, who put her face in her hands when she saw our 
landlord's name. She was already representing another tenant who had been attacked physically by this same 
landlord, suffering injuries. We later learned that this tenant won a substantial settlement. 

Meanwhile, as we haggled over our eviction notice, the landlord tried to rescind it verbally, .not in writing., 
saying something like "that thing I sent you is off, but I may have to do it again, maybe every month." We 
decided that we did not want to live with this uncertainty over our heads every month. At the same time, we 
learned of a vacant flat close by at similar rer~.t and decided to move. The landlord ·eventually evicted all tenants 
in the building and sold the property. He never moved back in, so the original OMI notice was indeed· 
:fraudulent. 

We were lucky to have been evicted just before the dot-com boom, but again the process was horrible. Being 11 
years older didn't help,. and we were disgusted to have this happen a second time. We have now lived in that 
new flat for 22 years and hope to be able to .stay here for as long as we can handle the 30 steps. Given the 
current environment of :frequent evictions and almost no affordable housing, we live with constant fear, just like 
all tenants in San Francisco. 

Our personal experience tells us that any OMI eviction harms the evicted, and the bogils type adds a bitter twist 
to life in an unforgiving city. Lack of enforcement adds salt to the wounds. 
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April28,2017 

To: San Francisco Board of Supervisors 
From: Iris Biblowitz and Frances Taylor 
Re: Owner move-in evictions 

We are two senior renters, a 70-year-old retired registered nurse (Biblowitz) and a 67-year-old 
retired medical editor (Taylor), who have been forced out of our home twice by owner move-in 
evictions. The circumstances differed in these two cases, but the devastation was similar. 

In 1984,- we had lived at 77 Mirabel Avenue in Bernal Heights for five years when our two 
landladies living upstairs in the two-flat building decided they needed to live apart, one.in each · 
unit, so we had to leave with a month's notice. This was a legitimate OMI, as the party involved 
did move into our flat, but it still completely upended our lives. Even though we were much 
younger then and it was still possible to find reasonable rent in San Francisco in the 1980s, being 
evicted was a considerable hardship. 

In 1995, after living at 2866 22nd Street in the Mission for 11 years, we received another 
eviction notice from one landlord who was in the process of breaking up with the other landlord 
and dividing up their various properties. Again, we were given one month's notice. We 
suspected that this OMI was bogus, as this landlord had expressed dislike for the neighborhood 
when he had lived upstairs from us earlier, and we had witnessed nasty exchanges between him 
and local youth with homophobic taunts on one side and racist insults on the other. Most 
unpleasant. We consulted a tenant lawyer, who put her face in her hands when she saw our 
landlord's name. She was already representing another tenant who had been attacked physically 
by this same landlord, suffering injuries. We later learned that this tenant won a substantial 
settlement. 

Meanwhile, as we haggled over our eviction notice, the landlord tried to rescind it verbally, not 
ill writ~g, saying something like "that thing I sent you is off, but I may have to do it again, 
maybe every month." We decided that we did not want to live with this uncertainty over our 
heads every month. At the same time, we learned of a vacant flat close by at similar rent and 
decided to move. The landlord eventually evicted all tenants in the building and sold the 
property. He never moved back in, so the original OMI notice was indee4 fraudulent. 

We were lucky to have been evicted jµst before the dot-com boom, but again the process was 
horrible. Being 11.years older didn't help, and we were disgusted to have this happen a second 
time. We have now lived in that new flat for 22 years and hope to be able. to stay here for as long 
as we can handle the 30 steps. Given the current environment of frequent evictions and almost no 
affordable. housing, we live with constant fear, just like all tenants in San Francisco. 

Our personal .experience tells us that any OMI eviction harms the evicted, and the bogus type 
adds a bitter twist to life in an unforgiving city. Lack of enforcement adds salt to the wounds. 
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Somera, Alisa (BOS) 

From: 
Sent: 
To: 
Cc: 

Subject: 

Attachments: 

Patrick Monette-Shaw <pmonette-shaw@earthlink.net> 
Monday, June 05, 2017 12:41 PM 
Farrell, Mark (BOS); Peskin, Aaron (BOS); Tang, Katy (BOS) 
Kim, lane (BOS); Safai, Ahsha (BOS); Breed, London (BOS); Somera, Alisa (BOS); Hepner, 
Lee (BOS) 

Testimony Regarding the Inclusionary Affordable Housing Fee ""Deal" ... and ADVERSE 
EFFECT ON HOUSING BALANCE Reports 
Printer-Friendly Testimony to Land Use and Transportation Committee Inclusionary 
Housing 17-06-05.pdf; SF _Sanctuary_City_for_Housing_Developers.pdf 

Patrick Monette-Shaw 
975 Sutter Street, Apt. 6 

· San Francisco, CA 94109 

Phone: (415) 292-6969 • e-mail: pmonette-shaw@eartlink.net 

June 5, 2017 r 

~and Use arid Transportation Committee, Board of Supervisors 
The Honorable Mark Farrell, Chair 
The Honorable Aaron Peskin, Member 

The Honorable Katy Tang, Member 
1 Dr. Carlton B. Goodlett Place 

San Francisco, CA 94102 

Re: Testimony Regarding the Ixiclusionaty Affordable Housing Fee 

Dear Chair Farrell and Members of the Land Use and Transportation Committee, 

This testimony concerns item 8 on today's Land Use and Transportation Committee's (LUT-C) a\5enda, the Ordinance to 

amend the Planning Code, titled lnclusionary Affordable Housing Fee and Dwelling Unit Mix Requirements. 
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I am concerned that the various owne1 ::.itip 
~ ' rental percentages set in the 
1.. .promise "deal" reached between .. 
Supervisors Peskin, Kim, Safai, Breed, and 
Tang are insufficient and continues to award 
too much of a Sanctuary for Housing · 

Developers, as I discussed in my June 2017 
Westside Observer article, "Sanctuary City 
for Housing Developers," attached for your 

convenience. 

Most alarming, the compromise "deal" 
almost guarantees that the City's Housing 
Balance will continue to be adversely 
affected by details in todays proposed 
legislation: 

On-Site Units-10-24 Units 

The compromise deal you are considering 
today sets the initial requirement for on-site 
inclusionary units in projects of 10-24 units 

at a miserly 12%, and provides for a half- . . · • • _ . , - .. _ .. _ . - ,. _ . . . _ . _ 

t (0 r%). t rt· J 1 Astute Publte Te. stunony. Dunngthe Board:-0. lfSuperv1sors 
percen .::i o increases a mg. anuary J ...., . t A··d't -.J 0 · ht C ·u . . t' M 15 
2018 n ·t h th . T f \::iovernmen No! 1 au~ v-ers1g · omm1"iee mee ingon ay t 

_ -~;.: un 1
•
1 n~ac .es e maxim~m cei 1~ 0 2017, a perceptive ~ember of the public dtsplayed this graphic on 

0
• It will take six years until 2°23 to the overhead projector. [Red text added for clarity.} 

,ch that 15% maximum, during which time 
the Cumulative Housing Balance is more than likely to remain at its current 13.6% (as of Housing Balance Report #5). 

On-Site Units - 25 or More Units 

As one member of the public noted in his slide on.the overhead projector during the LUT-C May 15 hearing, San 
Franciscans had ncit passed Prop. "C" in June 2016 to hand developers license to build 82% market-rate units, by 
restricting affordable rental units to just 18%. 

Unfortunately the compromise deal before you today retains that 18% threshold, albeit there is a provision to raise the 
rental percentage to 20% by January 1, 2019 apparently apportioned only to low-income rental units which may be 
capped at 20%, and to begin raising the rental unit percentages allocated equally only to moderate- and middle-income 

units starting January 1, 2020 in half-percent (0.5%) increments. Will the low-income units be capped at 20% and not 
receive the 0.5% increases apparently allocated only to moderate- and middle-income units? Is that a drafting error? 

If .I am readihg page 24 correctly in the legislative Ordinance (Legislation and Legislative Digest Version 4) before you 
·today, the 1% increases in January 2018 and January 2019 will be applied only to low-income rental or sales (condo) 

units, and it will take until January 2020 before the 0.5% increases for moderate- and middle-income units to become 
added, essentially capping the moderate- and middle-income units at 18% for two years until 2020. 

If my reading is incorrect and the low-income units will receive the 0.5% increases starting in 2020, it will take ten years 
to reach the 24% maximum inclusionary housing rental ceiling for low-income units, which won't be reached until the 
year 2.D27. And if there is a two-year period before the 0.5% increases for moderate- and middle-income units kick in, in 
2020, it will take 14 years (in 2031) to reach the 24% maximum for the moderate- and middle-income rental units . 

. td if my reading is correct that there will be the same 10-year and 14-year delays for ownership (sales) units - for low­
income vs. moderate- and middle-income units - it will also take until 2027 or 2031 to reach the maximum 26% 
threshold for ownership units. 

Once the 24% maximum rental threshold is reached and the 26% maximum for ownership units is. reached, developers 
will stilJ be racking in a 11shit-ton" of profits (as Supervisor Peslcij 5as noted) from the remaining 74%to 76% of market-



rate rental and sales units, and they w .. , essentially have license to do so pretty da1 ... 1 close to the 82% market-rate units 
that they will have if you adopt this legislation as currently written taking 10- to 14-years to get to the 24% and 26% 
maximum thresholds. You'll just be handing them license to continue to make a "shit-ton'1 of profits. 

And you1 ll essentially end up causing the Cumulative Housing Balance to remain at just 13.6%. 

I would be remiss if I didn1t note that you have commendably added a provision that if the principal project will result in 
demolition, conversion, or removal of affordable housing units subject to restricted rents or rental control, the project 
sponsor has to pay the Inclusionary Affordable Housing Fee equivalent for the number of affordable units removed, in 
addition to compliance with the inclusionary requirements for the new units. 

Although this new provision may help tide the loss of "Units Removed from Protected Status" in the·Housing Balance 
Reports, it will not be enough, because not all of the units removed (lost) are a result of developers converting or 

. demolishing those units, for instance owner~move in evictions that don't involve demolition of existing buildings . 

. Finally, I should note that the provision for on-site projects of 25 units or more sets the owned unit sales prices far too 
hfgh at 130% of AMI for middle-income units, allowing households of 120% to 150% of AMI to be eligible to apply. That 
150% percentage is obviously market-rate housing - not affordable housing....,... as then Supervisor Mark Leno had 
envisioned when he first authored the lnclusionary Housing Ordinance. · 

I think today1s legislation needs further refinement, and should be continued to a future meeting to re-negotiate many 
of the terms in this Ordinance, with an eye on improving the Housing Balance Report data. 

Respectfully submitted, 

Patrick Monette-Shaw 
Columnist 
Westside Observer Newspaper 

cc:. The Honorable Jane Kim, Supervisor, District 6 
The Honorable Ahsha Safai, Supervisor, District 11 
The Honorable London Breed, Supervisor, District 5 
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SF: Sanctuary City for Housing Developers 

by Patrick Monette-Shaw 

As the debate intensified over what percentage of inclusionary 
affordable housing must be developed, one proposal authored by . 
Supervisors Ahsha Safai, London Breed, and Katy Tang - with 
Mayor Lee's backing - proposed reducing on-site affordable 
rental units in construction projects building 25 or more dwellings 
to just 18%. 

That prompted an astute member of the public to note that voters 
had notpassed Proposition "C" in June 2016 to allow developers· 
to :build the remaining 82% of units in a rental housing project of 
25 dwellings or more as market-rate rental units, leading to the 

FGOlVJ C.,, & eo"nfy 01 sao Fraoo~" 
- . 

Astute Public Testimony; During the Board of Supervisors 
Government Audit and Oversight Committee meeting on May 15, 
2017, a perceptive member of the public displayed this graphic on 
the overhead projector. [Red text add et! for clarity.] 

slide he presented to Supervisors on May 15 during the Land Use Committee's first hearing on the competing proposals, 
shown on the right, above. · 

Indeed, voters passed Prop. "C" in 2016-which required a 
50% + 1 affirmative vote for passage - by a whopping 67.9%. 
Voters spoke resoundingly that they wanted to double the then 
12% on-site affordable housing units to 25%, with 15% 
affordable to low-income households and another 10% 
affordable to middle-income households. That would have still 
allowed housing developers to devote 75% to market-rate units! 

...... 
That prompted an astute member of the 

public to note that voters had not passed 

Proposition 'C' in .lune 2Q16 to allow 

developers to build the remaining 82% of 
. k I . 115 

umts as mar et-rate renta units. 

The dueling proposals have been all about quibbling over whether developers will. be able to devote 75% vs. 82% of 
new construction to market-rate housing to increase their bottom-line profits. Obviously, developers want the higher 
percentage - and Safai, Breed, and Tang are only too happy to oblige. 

But in exchange for requiring private developers of new rnarket­
rate housing projects of 25 or more units to double affordable 
housing provisions to 25%, Prop. "C" was also contingent on 
granting authorization to the -Board of Supervisors to set 
affordable housing requirements in a "trailing ordinance" by 
removing inclusionary housing requirements out of the City 
charter, instead of having to seek further voter approval at the 

· ballot box. 

"4. ... 

Voters. spoke resoundingly they wanted 

to double the then 12% on-site affordable 

housing units to 25%, with 15% as 

affordable to low-income households, and 

10% to middle-Income households.Fir 

Skullduggery at the Board of Supervisors soon commenced, in part because the Controller's Statement on Prop. "C" in 
the voter guide fretted about the potential loss in property tax revenues should developers face restrictions on how 
much market-rate housing they could develop. Apparently, City Controller Ben Rosenfield was more concerned about 
the reduction in property tax revenues that would result from lower taxes on assessed values of lower-priced units, and 
less concerned about developing inclusionary affordable housing units for actual people . 

Rosenfield was concerned about money, not people being 
displaced out of town from skyrocketing housing costs. And 
apparently, Mayor Ed Lee also appears to be as concerned about 
lost tax revenue, rather than being concerned about San 
Franciscans seeking housing. 
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It's very clear that both Lee and Rosenfield want to create a Sanctuary City for Housing Developers to help them 
maximize their housing project profits, in part to help the City's prqperty tax base. 

Showdown at the OK Corral: Two Competing Housing Proposals (May 15, 2017) 

Proposition "C" in 2016 was tied to a requirement that the City 
Controller perform an analysis of the threshold of inclusionary 
housing percentages that might affect production of market-rate 
housing, and required the analysis be provided to the Board of 
Supervisors. Prop. "C" explicitly allows the Board of Supervisors 
to adjust the inclusionary percentages using "trailing" legislation to 
follow without further voter approval, so there was no guarantee that 
the percentage increased by voters under Prop. "C" would remain. 

"'"' It's clear that both Lee and Rosenfield 

want to creat~ a Sanctuary City for 

Housing Dev,elopers to help them 

maX:imize their housing project profits, in 
. ,, 

part to help the City's property tax base. 

As the Westside Observer reported last March in "Housing Bond Lurches Down a Cliff," the City Controller released his 
first inclusionary housing advisory analysis on February 13, 2017 and submitted it to the.Board of Supervisors who were 
expected to debate the Controller's analysis on Valentine's Day. But the San Francisco Examiner rep01ied on February 
15 that the Board's discussion was postponed to February 28. ' 

The Board of Supervisors agenda for February 28 did not include any agenda items regarding the Controller's 
inclusionary housing analysis to discuss whether the Board will adjust the inclusionary percentages passed by voters in 
Prop. "C," nor did the agendas for other Board subcoinmittee meetings that week, and the discussion wasn't placed on the 
full Board of Supervisors March 7 agenda either. 

The Board's discussion languished for over two months. 

Th~ Examiner article on February 15 shows that' Mayor Lee is 
concerned that affordable.housing threshold requirements will 
"keep [private sector] investors confident." That appears to 
mean that anything to keep the Mayor's development friends -
an.d Ron Conway- happy, is a good thin.g. 

"'" The two competing proposals to revise 

the inclusionary housing percentages were 

first heard by the Board of Supervisors 

Land Use and Transportation subcommittee 
. §/{ 

on May 15. 

l . 

The two competing propos~s to revise the inclusionary housing percentages were first heard by the Board of Supervisors 
Land Use and Transportation subcommittee, summarized in the May 15 Legislative Digest for the Peskin-Kim version of 
the proposed amendments, and a separate May 15 Legislative Digest for the Safai-Breed-Tang version of the proposed . 
amendments. 

Developers can choose between three options to meet inclusionary requirements: Paying a fee ~n-lieu of constructing 
affordable units on- or off-site, building affordable units on-site, or building affordable units o:t'f-site. Reportedly, the 
trend has been that developers prefer to pay the "in-lieu-of' fee to the City rather than build the affordable housing units. 

Back on March 23; 2017 noted housing experts Peter Cohen and Fernando Marti, co-directors of San Francisco's 
Council of Community Housing Organizations (CCHO), published an artiCJe on 48Hills.org. CCHO is widely regarded 
as the most influential and most thoughtful of affordable housing organizations. Their article explored the two 
competing inclusionary housing proposals, and corrected · 

significant misstatements and mistakes in media reports ...,. Importantly Cohen and Marti noted it is 
regarding important facts about the two proposals~ 

The two meri noted there's a big difference between what Peskin 
and Kim want, versus what Safai and Breed want, and there are 
many nuances between the two proposals. Importantly the pair 
noted that it is only the Peskin-Kim proposal that expands 
housing opportunities for both low-income and middle-income 
households, and that the Safai-Breed-Tang proposal reduces one 
category in order to expand the other category of household 

only the Peskin-Kim proposal that expands 

housing opportunities for both low-income 

and middle-income households, and that 

the Safai-Breed-Tang proposal reduces one 

category in order to eX:pand the other 
· Ff 

category of household incomes. 

incomes. That's a form of pitting one income l~vel against another, or pitting neighbor against San Francisco neighbor. 
After all, we should be expanding housing opportunities for all, without reducing any'one else's opportunities, Cohen and 
Marti seem to argue. . 1 7 8 . 



Side-by-Side Comparison 

A side-by-side comparison of the Peskin-Kim vs. Safai-Breed­
Tang competing proposals as of May 15 is instructive: 
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"'" A side-by-side compar.ison of the Peskin-

Kim vs. Safai-Breed-Tang competing 

proposals is instructive.
0 

• The Safai-Breed version proposed lowering the in-lieu fee for projects consisting of 25 housing units or more from the 
33% fee passed by voters under Prop. "C" in June 2016, to just a 23% fee for rental units, and just 28% for sales units, 
typically condo's. Right off the bat, ~afai and Breed chose to hand developers a windfall by reducing fees intended to 
build affordable housing. 

o For on-site housing units in construction projects of 25 housing units or more, the Peskin-Kim proposal sought to 
increase the current 25% affordable requirement for ownership (sales) units to 27%, keeping the current 15% for low­
incorne households, and increasing the middle-income affordable units from 10% to 12%. On-site sales units for low­
and lower-income households would range from 80% to 100% of Area Median Income (AMI), with average sales 
prices of 90% of AMI, up slightly from Prop. "C," and sales prices for middle- and moderate-income households 
ranging from 100% to 140%, with average sales prices of 120%. However, the Peskin-Kim proposal provided that 
single-income households would have a maximum sales price set at 100% of AMI, which is 20% lower than the 120% 
of AMI specified in Prop. "C" for middle-income households." 

In contrast, the Safai-Breed-Tang proposal sought to hand developers another windfall by reducing the current 25% 
requirement under Prop. "C" for ownership units to just 20%, equally split between households earning 90%, 120% 
and 140% of AMI (Area Median Income), up from the 80% for low-income households and up from the 120% cap for 
middle-income households. 

" For on-site housing units in construction projects of 25 housing units or more, the Peskin-Kim proposal sought to 
decrease the current 25% affordable requirement for rental units by 1%to24%, keeping the current 15% rental units 
for low-income households, and decreasing the J.Iliddle-income affordable rental units from 10% to 9%. Their 
propo~al lowered the rental ~aximums in Prop. "C" from 55% of AMI for low-income renters and 100% of AMI for 
middle-income renters to 40% to 80% of AMI for lower-income households with average rents at 60% of AMI, and 
increased AMI from 80% to 120% for middle-income renters with art average rent at 1,00% of AMI and a maximum 
rent also at 100% of AMI. 

Also in stark contrast, the Safai-Breed-Tang proposal sought to hand developers yet another windfall by reducing the 
. current 25% requirement under Prop. "C" for rental units to just 18%, equally split between households earning 55%, 

80%, and 110% of AMI, up from the 55% for low-income renters and up from the 100% cap for middle-income 
renters. In effect, the Safai-Breed-Tang reduction of rental 
units awarded just 6% to each of these three AMI categories, 
pitting low-income San Franciscans against their middle­
incom:e neighbors ! · 

• For off-site owned units in projects of 25 units or more, Prop. 
"C" currently calls for 33% of the off-site owned units to be 
affordable, with 20% affordable to low-income h01,i.seholds 
and 13% to middle-income households. The Peskin-Kim 

· proposal kept the 33% requirement, but sought to decrease the 
off-site affordable owned units to 18% for low-income 
·households and increase the middle-income households to 
15%, with the low- and lower-income households having 80% 
to 100% of AMI, and average affordable sales prices set at 
90% of AMI. The Peskin-Kim proposal for off-site owned 
units for middle- and moderate-income households would have 

"" The Safai-Breed-Tang proposal sought to 

hand developers yet another windfall by 

reducing the current 25°/o requirement 

under Prop. 'C' for rental units to ]ust °18%, 

equally split between households earning 

!?5'%, 80%, and 110% of AMI •. In effect, 

the Safai-Breed-Tang reduction of rental 

· units awarded just 6% to each of these 

three AMI categories, pitting /aw-income 

San Franciscans against their middle-
. · hb n mcome ne1g ors! 

ranged from 100% to 140% of AMI, with average sales prices of 120% of AMI. However, the Peskin-Kim proposal 
again provided that single-income households would have a maximµm sales price set at-100% of AMI. 

Once again, the Safai-Breed-Tang proposal would have handed yet another lucrative windfall to developers by 
reducing the 33% affordable owned units set in Prop. "(f'']tgr off-site projects to just 28%, with average affordable 
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units set at 120% of AMI, but again, equally distributed among households earning 90%, 120% and 140% of AMI, in 
effect again pitting low-income $an Franciscans against their middle-income neighbors! 

• The side-by-side comparison linked above shows that for off­
site rental projects, the Safai-Breed-Tang proposal would have 
reduced the 33% set in Prop. "C" to just 23%, handing 
developers another 10% savings - or another 10% increase 
to their net profits, depending on your point of view! The 
reduction to 23% of affordable off-site rental units would be 
equally distributed between households earning 55%, 80%, 
and 120% of AMI, with an average of 85% of AMI. 

...... 
The side-by-side comparison shows that 

for off-site rental projects, the Safai-Breed­
Tang proposal would. have reduced the 

33% set in Prop. 'C' to just 23%, handing 

developers another 10°/o savings - or 

another 10% increase to their net profits.
11 

The Peskin-Kim proposal reduced the 33% to 30%, evenly split at 15% between low-income and middle-income 
households, with average rents set at 60% of AMI for low- and lower-income households and average affordable rents 
set at 100% of AMI for middle- and moderate-income households. 

• Finally, the Peskin-Kim proposal sought to require that both on-site-and off-site affordable units have a total of 60% 
of units set aside for families, with 40% consisting of two-bedroom units and another 20% for three-bedroom units. 

In stark contr~st, the Safai-Breed-Tang proposal required a unit mix of either 25% two-bedroom, or 10% three­
bedroom units, apparently left to th~ discretion of developers to choose between the two options. 

The May 15 competing proposals were continued to the Land Use Committee's May 22 meeting in order to continue 
negotiations between the competing proposals. 

After the two proposals were continued to May 22, the City's Chief Economist released a report dated May 12 that noted: 

"In every scenario, the.Safai!Breed!Tang proposal, which reduces inclusionary requirements, 
leads to the production of more housing relative to Proposition C, and lower prices for existing 
housing, at the cost of reducing the number of affordable units, and the value of subsidy 
generated they generate. Under the Safai/Breed/Tang proposal, the gain to market-rate housing 
consumers is greater than the loss of affordable housing subsidy:" [emphasis added] · 

There you have it from the City's Chief Economist: An admission that the Safai-Breed-Tang proposal reduces the 
inclusianary requireme~ts, and thereby reduces the number of affordable units. 

This is remarkable, in part because the June 2016 votc:r guide 
contained a paid argument in support of Prop. "C" submitted 
jointly by Supervisor London Breed and former District 10 
Supervisor Sophie Maxwell titled "African American Leaders 
Support Prop C" to provide affordable housing "opportunities."· 

Readers may recall that Ms. Breed ran for re-election in 

'll'll 

There you have it from the City's Chief 

Economist: An admission that the Safai­

Breed-Tang proposal reduces the 

inclusionary requirements, and thereby 

reduces the number of affordable units.
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November 2016 and only narrowly beat her opponent, Deari Preston, by just 1,784 votes (a 4.3% spread between them). 
Might it be that Breed supported Prop. "C" in June 2016 as part of her re-election strategy, but five months later changed 
her tune about affordable housing for African Americans when she joined Supervisor Safai in gutting the number of 
affordable housing units in May 2017? 

"Sanctuary" for Developers to Maximize Profits 

48Hills.org reported May 14 on the median household income in San Francisco by ethnicity and also the· median 
household income by San Francisco neighborhood, and astutely reported that "The residents of the ten neighborhoods 
with the lowest median income earned only 33 percent of the money that the residents of the ten highest-income areas 
took home." The 48Hills artide also. included a quote by Jennifer Fieber of the SF Tenants Union she testified about 

· during a recent hearing: · 
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· 1 . "Tenants who live in below-market-rate units have to report their income every year: 'and pay· the 
maximum amount they can afford.' On the other hand, developers who get city favors don't have to 

. disclose anything: 'When they [developers] say it doesn't pencil out, we just believe them'." 

Why doesn't the City develop regulations that require developers to report their per-project profits? 

That 48Hills article also noted that: ........ 
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'If the Safai-Breed bill goes through,. it 
"If the Safai-Breed bill goes through, it would undermine 
those neighborhood and community-level talks [with 
developers to ·increase inclusionary percentages in 
particular development projects] and allow developers 
to continue making, in the words of [Supervisor] Peskin, 
'a shit-ton of money' without paying their share to the 
community.'' 

would undermine those· neighborhood and 

community-level talks and allow 

developers to continue making, in the 
words of [Supervisor] Peskin, 'a shit-ton 

of money' without paying their share to 
. YI! 

the community'. 

The Mayor's Office of Housing and Community Development 
(MOHCD) FY 2014-2015 annual report included an 
unnumbered table comparing AMI income levels to affordable housing sales prices. 

Table 1: Increased Developer Profit Margins 

Affordable i 

Increased Developer Profit Margin 

Increase Increase Increase 
AMI Sales Difference Difference Difference in Difference in Difference in Difference 

Level Price 80%toi00% 100%to 120% 120%to 140% for25 Units for 50 Units for10 Units 

80% 
2

· $ 291,000 
100% $ 385,000 $ 94,000 $ 2,350,000 $ 4,700,000 $ 9,400,000 
120% $ 479,000 $ 94,000 $ 2,350,000 $ 4,700,000 $ 9,400,000 

140% 
2 

$ 573,000 $ 94,000 $ 2;sso,ooo $ 4,700,000 $ 9,400,000 
i50% $ 620,000 

Footnotes: 

1 
Affordable sales.price calculation assumes 33% of income is spent on housing, including taxes and insurance, a 
i 0% downpayment, and 90% financing based on an annual average interest rate per the Federal Reserve Bank. 

2 
Estimate based on extrapplated data; not Included on page 14 in Source document 

Source: WOHCD Annual Report FY2014-2015, page 14. 

48Hi/ls.org 

AB Table 1 above illustrates, for each 20% increase in AMI levels, developers stand to earn an additional $94,000 in 
profits on each unit sold. That's a lot of incentive for developers -.... -,.-------------------
seeking sanctuary to market housing units to higher income For each 20°/o increase in AMI levels, 
households by increasing the AMI thresholds. This .illustrates the developers stand to earn an additional 
significance of all of the lucrative windfalls the Safai-Breed-
Tang proposal would hand to developers by way of fiddling ,with $94,ooo in profits on each unit sold. That's 
and increasing, various AMI thresholds. a lot of incentive for developers seeking 

sanctuary to market housing units to 
When asked on May 17 for an update to the current sales price higher income households by increasing 
data by AMI level - which MOHCD conveniently excluded u 
from its FY 2015-2016 Annual Report- MOHCD lamely _th_e~f:.._M_I_t_h_re_s_h_o_ld_s_. ________ _ 

claimed it does not maintain this data, despite having reported similar data in FY 2014-2015. 

Yet another 48Hills. org article - The shape of the housing battle to come - on March 16, 2017 reported that the Safai­
Breed proposal pits the middle.class against lower-income people. The article reported: 

"What Safai and Breed did not say is that they are proposing to reduce the amount of affordable 
housing available to people who make less than around $50,000.'' 
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And the article further reported that Ken Tray, the_political director at-the teacher's union United Educators of San 
Francisco, said his union doesn't support the Safai-Breed proposal: 

"We are all in this together. We refuse to have teachers pitted against our lower-income brothers 
and sisters. There is no moral foundation that will pit classroom teachers against our low-income 
students and their families." · 

And finally, ·the article reported that Gen Fujioka, policy director at the Chinatown Community Development Center, 
"noted that the Safai-Breed plan. 'is a step backward. It shrinks the amount of affordable housing'." 

That's ironic, because the initial inclusionary housing legislation 
was designed by then-Supervisor Mark Leno back in 2002 to 

, increase, not shrink, the amount of affordabl~ housing built. Is 
that concept lost on Safai and Breed? 

Commendably, the Coalition for San Francisco Neighborhoods 
(CSFN) submitted testimony dated April 6 to the Board of 
Supervisors and to the Planning Commission regarding the battle 
over the two competing inclusionary housing percentages 
proposals. CSFN' s testimony was intended for the 
Commission's April 28 meeting. 

"' 'We are all in this together. We refuse to 

have teachers pitted against our lower­

income brothers and sisters. There is no 

moral foundation that will pit classroom 

teachers against our /ow-income students 
and their families'.ffr 

Ken Tray, Political Director 
United Educators of San Francisco 

CSFN's testimony noted the Safai-Breed-Tang proposal places more emphasis on middle-income housing, but would 
result in the displacement of equally-worthy low- and lower-income households who have greater needs than middle­
income households. CSFN noted such a major policy change would pit low- and lower-income San Franciscans against 
San Franciscans with higher incomes, and suggested this policy change should not be undertaken without a more 

. comprehensive review and without a vote of the electorate. 

Among other issues CSFN raised, they were also cohcerned 
about "ceilings" and "floors" associated with the ranges of AMI 
levels, such that households with incomes below the "floors" (the 
bottom end of the AMI ranges) are squeezed out of qualifying for 
the affordable units. 

,. .. 
[The Safai-Breed plan] 'is a step 

backward. It shrinks the amount of 
affordable housfng'. u 

- Gen Fujioka, Policy Director 
Chinatown Community Development Center 

Another 48Hills.org article - Sq,fai-Bref!d housing bill: A $60 million giveaway - on April 26, 2017 reported: 

"Developers in San Francisco could stand to pick up an additional $60 million in profits under an 
affordable housing proposal by Sups. London Breed and Ahsha Safai, a new analysis slwws." 

48Hills went on to discuss that the new study was authored by CCHO co-directors Peter Cohen and Fernando Marti. 

The CCHO analysis showed that for a hypothetical construction 
project of 100 rental housing units, with just 18 % of the units 
deemed affordable, developer's annual income would be 
approximately $1 million more. Multiplied by the 3,000 uajts 
the City wants to build each year, CCHO concludes developers 
would be earning $30 million more in profits .. But that's only for 
~ental projects. · 

"'" 'Developers in San Francisco could stand 

to pick up an additional $60 million in 
profits ·under an affordable housing 

proposal by Sups.· London Breed and Ahsha 
Safai, a new analysis shows'. u 

- 48Hills.org 

CCHO noted incomes from ownership condo projects is even more stark. Increasing the threshold from 96% to 120% of 
AMI and given average sales prices, developers profits would increase by $2 million. The article reports that by adding 
things up, developers "could walk away with as much as $60 million in additional profit." 
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CCHO's analysis supports the data presented in Table 1 above: And as one person who posted a comment on-line to 
48Hills' analysis by. CCHO wrote: 

"Not only.is the Breed/Safai legislation terribly misguided in its failure to address the full blown 
affordable housing crisis that is destabilizing San Francisco, but it actually takes from the neediest 
and gives to developers . ... The Breed/Safai legislation undercuts Prop C and pits middle and low 
income folks against one another." [emphasis added] 

As well, the San Francisco Examiner carried an article on April 27 by Larry Bush, the co-founder of the group Friends of 
Ethics, who noted that should the Planning Commission decide to recommend lowering the percentage for inclusionary 
housing requirements, it would lead to less affordable housing being developed: · 

"At stake is the amount of housing developers will have to set aside that is affordable ... A decision 
to make this a l~wer percent would mean more profits for developers and less housing for San 
Franciscans who live on a paycheck.". 

The next day, the San Francisco Exam~ner carried an article on April 28 by Michael Barba that reported the Planning 
Commission had recommended the day before that the rental.housing proposal by Safai and Breed increase the set-aside 
for low-income households to 12% from tp_e 6% in the Safai-Breed proposal. The article quoted Supervisor Peskin: 

. "' 'This is rtot a technical change, this is a sweeping piece of public policy about how you divide up 
the affordable housing 'pie,' Peskin said. 'I appreciate their [Planning's]. recommendations but 
they're just that. They're just recommendations'." [emphasis added] 

Despite the Planning Com.mission's recommendation to increase the rental amounts for low-income households to 12%, 
Safai and Breed appear to have ignored those recommendations - as just recommendations as Peskin had noted - and 
the Safai-Breed proposal that advanced to the Board of Supervisors stubbornly clung to cutting low-income rental units 
to just 6% not only to Supervisor Breed's constituents in District 5, but low-income African American residents citywide. 

Recent Housing Production Performance in San Francisco 
. . 

The Regional Housing Needs Assessment (RHNA) process is a state mandate regarding planning for housing in 
California, which requires that all jurisdictions in the state update 
the Housing Elements of their General Plans. In the' Bay Area, it· 
is the Association of Bay Area Governments (ABAG) that sets 
the City of San Francisco's RHNA goals. 

The two primary goals of the RHNA process are to: 1) Increase · 
the supply of housing, and 2) Ensure that local governments 
consider the housing needs of persons at all income levels. 

....... 
'Not only is the Breed/Safai legislation 

terribly misguided ... it actually takes from 

the neediest and gives to developers ... and 

pits middle and low income folks against 
one another'. 

}flf 

- Comment Posted .on 48Hills.org 
ABAG's recori1mendations issued October 26, 2006 for the 2007- . ------------------
2014 period recommended the allocation of housing goals by income categories of housing needs for San Francisco: 

Table 2: ABAG Recommendations vs. Actual Housing Bllilt: San Francisco 2007-2014 

Regional Housing Needs Allocation Progress: San Francisco 2007-2014 

San Francisco's 
%Share of 
8ght-Year 

ABAG's RHNABuilt 
October 2016 Per 

AMI RHNA Planning 
Income Level Level Recommendation Department Variance 

Very Low 0-50% 23% 20.1% -2.9% 
Low 50%-BO% 16% B.1% -7.9% 
Moderate B0%-120% 19% 6.3% -12.7% 
/>bove Moderate >120% 42% 65.5% 23.5% 
Upper Income ? ? 

Total 100% 100.0% 

Sources: .Af3AG's October 26, 2006 Recommendations 1.s. San Francis1oSl§nning Department 
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Table 2 shows that it's clear Sa.rt Francisco ended up building housing far differently than what had ABAG 
recommended in 2006 that the City build: For the "Low­
Income" category, San Francisco built just half (8.1 % ) of the 
16% ABAG had recommended, built just one-third (6.3%) of the 
19% ABAG had recommended be dedicated to "Moderate­
Income" households, and built a staggering 23.5% more than 
ABAG had recommended for construction of "Above Moderate-
Income" households. 

But the share of housing built versus ABG's recommended share 
of housing that should have been built in Table 2 above is 
somewhat deceptive. · 

...... 
Of ABAG recommendations for 2007-

2014, San Francisco built just half (8.1%) 

of the 16% recommended for the 'Low­

Income' category, built one-third (6.3%) 

of the 19% recommended for the 

'Moderate-Income' category, and built 

23.5% more than recommended for the 
u 

'Above Moderate-Income' cate!;)ory. 

An alternative RHNA repo1t provided by San Francisco's Planning Department for the eight-year period between 2007 
and 2014 illustrates disturbing information: Table 3 below shows San Francisco built 108.7% of the RIINA Allocation 
Goal for "Above-Moderate" households, built 62.5% of the goal for "Very-Low Income" households, built just 30% of 
the allocation goal for "Low-Income" households, and built o:Qly 19% of the goal for "Moderate-Income" households. 

Table 3: Regional Housing Needs Allocation Progress: San Francisco 2007-2014 

Regional Housing Needs Aflocatlon Progress: San Francisco 2007-2014 
%of 

RHNA RHNA %of 
AMI Allocation Eight~Year Allocation RHNA Goal RHNA Goal 

%Share of 
Eight-Year 
'Total Built Income Level Level Goal Total Built Built NotBullt Not Built 

Very Low 0-50% 6,589 4,118 62.5% 
Low 50%-80% 5,535 1,663 30.0% 
Moderate 80%-120% 6,754 1,283 19.0% 
Above Moderate 120%-150% 12,315 13,391 108.7% 
Upper Income >150% ? ? 

Total 31,193 20,455 65.6% 

I "Very Low"+ "Low" Combined 12,124 5,781 47.7% 

Source: San Francisco Planning Department 

Of note, MOHCD's FY 2014-2015 Annual Report tried to 
downplay the amount of housing developed between 2007-2014 
by income level, since MOHCD creatively combined "Very 
Low" and "Low" income levels into a single category it 
creatively called "Low Income" (everything below 80% of 
AMI), asserting that of the housing built 47 .7% of the allocation 
goal.had been met for low-income households. That's obviously 
not all ti:ue. 

First, just 30% of the RHNA goal for "Low-Income" households 
had been met, and 62.5% of the RHNA allocation goal was met 
for "Very-Low Income" households, whic;h admittedly pencils 
out to a combined average of 47.7%. Again, it's notable that 
only 30% of the "Low-Income" goal had actually been. met, 
while just 19% of the "Moderate Income" goal was reached, and 
a staggering 108. 7% of the goal for "Above Moderate" income 
households was met. . 

2,471 37.5% 20.1% 
3,872 70.0% .8.1% 
5,471 81.0% 6.3% 

(1,076) ·8.7% 65.5% 

10,738 34.4% 100.0% 

"" An alternative view - looking at RHNA 

goals - San Francisco built 108.7% of the 

goal for 'Above-Mode,rate' households, 

built 62.5°/o of the goal for 'Very-Low 

Income' households, built just,30% of the 
goal for 'Low-Income' households, and 

built only 19% of the goal for 'Moderate-
n 

Income' households. 

.. .,,, 
It is thought that the 'Upper Income' 

units and perhaps a good chunk of the 

'Above Moderate Income' units are 

probably all market-rate housing units. u 

Second, of the 20,455 housing units that were actually built, just 2K2% were built for the two. low-income categories, 
. while only 6.3% of the units built were for "Moderate Income" households, and the remaining 65.5% of units built were 
for "Above Moderate" income households. Unfortunately, the RHNA reports from the Planning Department do not . 
document what proportion of the "Above Moderate" housing goals or ac;tual housing constructed actually went to "Upper 
Income" households earning more than 150% of AMI, further driving up developer profit margins. 

184 



It is thought that the "Upper Income" category is probably all 
market-rate housing units, and perhaps a good chunk of the 
"Above Moderate" units may also be market-rate units. 

Then there's the issue of the RHNA goals that were not met in 
the eight-year period between 2007 and 2014. Fully 10,738, or 
34A%, of units were not built of the RHNA target goals. Table 3 
also shows that 81 % of the "Moderate Income," 70% of the "Low 
Income," and 37.5% of the "Very-Low Income" RHNA goals 
were not built. 

Page9 

.... 
Then there's the issue' of the RHNA 

goals that were not met in the eight-year 
period between 2007 and 2014. Fully 
10,738, or 34.4%, of units were not built 
of the RHNA target goals. Does ABAG 
simply 'forgive' the municipality for not 
having built those units? u 

Why aren't those unmet goals rolled over and added onto the subsequent eight-year reporting period for 2015-2022? Or 
does ABAG simply "forgive~' the municipality for not having -.. -.. ---------------------
built those units, and everyone simply forgets that the RIINA Table 3 also shows that 81% of the 
goals weren't met? . 'Moderate Income,' 70% of the 'Low 

Table 4 below highlights another potential problem, involving Income,' and 3 7;5% ·of the 'Very-Low 
deed restrictions. Fully 1,877 (9.2%) of the units in the Income' RHNA goals were not built. u 
combined "Very Low," "Low," and "Moderate" income units 
constructed do not have "affordable.income limit" deed restrictions. That portends that years from now (or even sooner), 
those units that do not have deed restrictions to maintain them as affordable units may face rent increases and may end up 
becoming market-rate units. .,... 

There's another potential problem, 
So we may end up being right back in the same situation as the 
problem with "expiring regulations preservation" where 
previously affordable units are lost to conversion to market-rate 
units at the end of 25- to 30-year legal contracts, called 
"covenants," or otl_ier expiring deed restrictions. It is not yet 
~own how many of the deed-restricted units do have the typical 
55-year deeds or covenants that may also eventu,ally expire, and 
face conversion to market-rate units. · 

involving deed restrictions. Fully 1,877 
(9.2°/o) of the units in the combined 'Very 
Low,' 'Low,' and 'Moderate' income units 
constructed do not have 'affordable' deed 
restrictions, and. may end up becoming 

k 
. ifl 

mar et-rate units. 

Table 4: Regional Housing Needs Allocation Progress: San Francisco 2007-2014 

Regional Housing Needs Allocation Progress: San Francisco 2007-2014 

%of 8ght-Year %of 
AMI 

1 
#of Units By Total Eight-Year 

.Income Level Level Deed Type Units Deed Type ~Built Total Built 

Very Low 0-50% Deed-Restricted 2,886. 70.1% 4,118 20.1% 
Non·Deed Restricted 1,232 29.9% 

Low 
Deed· Restricted 1,481 89.1% 

50%-80% 1,663 8.1% 
'Non·Deed Restricted 182 10.9% 

Deed-Restricted 820 63.9% 
MJderate 80%-120% 1,283 6.3% 

Non·Deed Restricted 463 36.1% 

Abo"" MJderate 120%-150% 13,391 13,391 65.5% 

Upper Income > 150% ? ? 

= Total Units: 20,455 20,455 

Combined Non-Deed Restricted Subtotal 1,877 
Combined Non-Deed Restricted Percentage 9.2% 

1 Deed·Retricted: Legally bound to rent or sell to households under income limits at a price that is 'affordable." 

Source: San Francisco Planning Department 

Deed-restricted units are legally bound to rent or sell to households under income limits at a price to guarantee 
affordability of those units for a minimum time period, usually 
55 years. 

Notably, neither the "Above Moderate" nor the "Upper Income" 
income units face deed restrictions to set sales prices that are 
"affordable." They aren't guaranteed· to be affordable. It's clear 
developers are looking for the sky's-the-limit at setting market­
rate sales prices ! 

185 

"" Neither the 'Above Moderate' nor the 
'Upper Income' income units face deed 
restrictions to set sales prices that are 
'affordable.' They aren't guaranteed to 

/jf 

be affordable. 
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And predictably, data provided by the Planning Department of RHNA planning<goals for the eight-year period between 
2015 arid 2022 shows the same disturbing trends as in the 2007-2014 RHNA allocation, despite the fact that we are just 
two years in to new the eight-year cycle. Of the 12,536 RHNA 2015-2022 goal for "Above Moderate-Income" households, 
6,592 (55.5% of the eight-year goal) have already been built within the first two years of the eight-year period. We are 
again on track for excessive production of "Above Moderate Income'.' housing, just as w_e were for 2007-2014! 

The. Sudden "Deal" Struck for lnclusionary Housing (Two Days Later on May 17, 2017) 

The dueling proposals for Inclusionary Housing amendments between Supervisors Peskin and Kim vs. Supervisors Safai, 
Breed, and Tang purportedly reached a "deal" on Wednesday, May 17 that was reported in the San Francisco Examiner 
on Friday, May 19. "' 

Unfortunately, the actual "compromise" legislation was not 
posted to the Board of Supervisors web site in advance of its 
Land Use Committee hearing on Monday May 22. Lacking both 
a Legislative Analysis and the actual compromise legislation 
itself, there was no way to confirm or analyze details of the 
proposed "deal" prior to the deadline to submit this article for 
publication in the Westside Observer. 

The actual 'compromise' legislation was 

not posted to the Board of Supervisors web 

site in advance of its Land Use Committee 

hearing on Monday May 22, so tliere was 
no way to co.nfirm or analyze details of the -

Yr 
proposed 'deal'. 

In brief, the Examiner reported that the "deal" hashed out would require that "developers of large rental projects with at 
least 25 units who choose to build affordable housing oU-:site would be required to designate 18% of units as affordable," 
and that number would grow to 19% in 2018. and then gradually grow an additional 5% to 24% by 2027. 

Great! We'll only have to wait for another decade to get back up to the 24% of affordable on-site unit~ that the Peskip.­
Kim proposal had proposed. That's another decade in which developers will be making another shit-load of profits! 

The Examiner's article noted that the agreement "deal" reached 
would decrease the percentage of affordable housing that 
developers must build on-site under Prop. "C", "except for in the 
two neighborhoods most impacted by the housing crisis until 
further study." The Examiner didn't indicate which two 
neighborhoods might be exempted from the "deal." 

The Examiner also reported that the rental amounts initially 

't'<I 

The Examiner's article noted that the 

agreement 'deal' reached would decrease 

the percentage of affordable housing, 

'except for in two neighborhoods ... .' 

The Examiner didn't indicate which two 
neighborhoods might be exempted.u 

proposed by Safai-Breed-Tang would be changed from a 6% split to each AMI category, into three tiers of rentals: 

• 10% will be allocated to those who earn 55% of AMI, although those who earn between 40% and 65% of AMI would 
be eligible to rent those units; 

• 4% will be allocated to those who earn 80% of AMI, although those who earn between 65% and 90% of AMI would 
be eligible; and 

• Another 4% will be allocated to those who earn 110% of AMI, and apparently those who earn between 90% .and 
130% percent of AMI may be eligible for that tier. This is another massive increase for developers, who under Prop. 
"C" faced a cap of 100% of AMI for middle-income renters. Now households earning up to 130% of AMI may 
become eligible for the rental units! 

One reaSOJ.1:able question is: How much affordable housing will be lost during the 10-year period that it takes to move the 
dial back up to 24% for rental housing in 2027? 

The Examiner reported no details about sales (ownership) units, or how the "deal" may have reached compromises on 
ownership units. 

On a thud, the Examiner concluded its reporting saying that the 
revised "proposal is expected to reach the Land Use and 
Transportation Committee on Monday [May 22] and the full 
Board of Supervisors for a vote Tuesday [on May 23]." 

186. 

""' . One reasonable question is: How much 

affordable housing will be lost during the 

10-years it will take to move the dial back 

up to 24% for re~tal housi~g in 2027?1'.1 
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Land Use and Transportation Committee Hearing (May 22, 2017) 

Notably, the legal language of the compromise amendments to the inclusionary housing ordinance was not placed on the 
Board of Supervisors web site for members of the public to examine 72 hours in advance of the Land Use hearing on 
May 22 in order to adequately understand and prepare testimony, 
regarding the proposed new "deal" 

One City Hall staffer wrongfully opined that "substantive 
amendments to a properly agendized item can be proposed for 
the first time [during a] committee [hearing], and public 
comment may be taken thereupon at that time. The Committee 
may th(m take action upon the agendized item." 

That's complete nonsense, and ignored that way back in 2011 the 
San Fra:ncisco Sunshine Ordinance Task Force had ruled that the 
previous Land Use and Econonlic Development Committee had 
failed to provide substantive amendments to the Park Merced 
development agreement and had committed official misconduct 
for having failed to provide those amendments to members of the 
public before the amendments were considered in Committee. . . 

"" In ·2011 the San Francisco Sunshine 

Ordinance Task Force ruled that the 
previous Land Use and Economic 

Development Committee failed to provide 

substantive amendments to the Park 
Merced development agreement and had 

committed official misconduct for having 

failed to provide those amendments to. 
members of the public before they were 
considered in Committee. u 

As reported in the July 2012 Westside Observer article "Who Killed Sunshine?": 

"On September 27, 2011 the Sunshine Task Force heard a complaint from Parkmerced resident 
Pastor Lynn Gavin that Board of Supervisors President David Chiu and the board's Land Use and 
Economic Development Committee - composed by Supervisors Eric Mar, Malia Cohen, and Scott 
Wiener - had violated local·and state open-meeting laws by sneaking in 14 pages of amendments 
to the Parkmerced development deal only minutes before approving it. Pastor Gavin asserted the 
amendments were so drastic th~t the Board's agenda didn't accurately reflect the real deal under 
consideration, and that voting. to approve it without sufficient time for review by members of the 
public violated open-meeting laws. The Sunshine Task Force ruled in Gavin's favor, finding 
Wiener and the other three supervisors had committed official misconduct, and referred the four 
Supervisors to the Ethics Commission for enforcement." 

Someone at City Hall must hi;i.ve gotten through to the Chairperson of the Land Use Committee; Supervisor Mark Farrell, 
who continued the two competing inclusionary housing 
proposals now combined into a single proposal to the Land Use 
Committee's June 5 meeting. At least now members of the 
public will have time to see a single consolidated version of the 
combined "deal," and there will be time to post both a 
Legislative Analysis and the final legislation to the Board of 
Supervisors web site prior to June 5. 

After all, Farrell admitted during the May 22 hearing that there 
have been "massive changes" and the Inclusionary Ordinance 
may now be 40 pages long, none of which had been made public 
J?rior to the May 22 hearing. 

"" The Chairperson of the Land Use 

Committee continued .the two .competing 
inclusionary housing proposals now 

combined into a single proposal to the 

Land Use Committee's June S meeting. 

At least now members of the public will 

have time to see a single consolidated 
version of the combined 'deal'.u . 

Several people who provided oral public comment on May 22 noted that the inclusionary housing legislation that we've 
had for the past 15 years would become all but moot, given the HO:ME-SF legislation proposed by Supervisor Katy Tang 
and the Mayor that they are ramming through the Board of Supervisors, since housing developers will likely opt to use 
the less stringent HOME-SF formulas for density bonuses rather than complying with the Inclusionary Housing 
Ordinance, because developers will apparently be able to choose 
which Ordinance they will follow. And those HOME-SF units 
may only end up being 700 square feet in size (or smaller), 
hardly conducive to family housing. 

CSFN president George Wooding's article in the May 2017 

""' Supervisor Tang's HOME-SF proposal 
is toxic, since it pits middle-income 

against lower-income households!u 

Westside Observer- "Tang's Radical Housing Proposal" -was right on target with his warnings that Supervisor 
Tang's HOME-SF proposal is toxic, since it pits middle-i1c97e households against lower-income households! 
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Peter Cohen, co-=dfrector of CCHO, testified on May 22, in part: 

"We are concerned that we have a separate inclusionary [affordable housing] ordinance that is not . 
consistent with that [HOME-SF]. So we do ask that these two mirror each other. If 'inclusionary' 
[goals] is not embedded in HOME-SF, at least they should mirror each other." 

Cohen and others who testified similarly during the May 22 
hearing are correct that the HOME-SF and Inclusionary Housing 
ordinances should "mirror" each other regarding affordable 
housing requirements. Otherwise, developers will choose the 
more lucrative HOME-SF affordable housing requirements rather 
than the inclusionary requirements. 

Granting "Sanctuary" to Developers 

"" · 'CCHO's Peter Cohen and others are 

correct that the HOME-SF and lnclusionary 

Housing ordinances should 'mirror' each 

other regarding affordable housing 
• Yll 

requirements. 

Are we granting developers "sanctuary" from building affordable housing? And are we granting them sanctuary 
permission to reap as many profits as they can eke out over the next ten years? 

The public speaker on May 15.who asserted voters had not given permission at the ballot box to hand over 82% of all 
new housing co:p.struction to developers seeking to build ·more and more market-rate housing was absolutely prescient. 
Then there's the concern of pitting San Franciscans of different income levels against one another. 

There's a final clue abqut development of affordable housing from the Housing Balance Reports that Supervisor Jane 
Kim managed to require be provided from the Planning Department, Table 5 below paints a disturbing vision: 

Table 5: Production of"Affordable" Units Over a Ten-Year ''Rolling" Basis 

Successive San Francisco Housing Balance Reports 

%of 
1 

Net New "Expanded'' 
Housing "Constrained" CityWide Projected 

Housing Date Produced cumulative ·cumulative Housing 
Balance of Housing Balance As Housing Housing Balance. 
Report# Report Period "Affordable" Balance Balancll Citywide 

717/2015 2005 01 -2014 Q4 30%" 14%
2 

Not Avail. 11..0o/o 
2 9/4/2015 2005 03-2015 Q2 28%. 15.2% Not Avail. .11;0% 
3 3/31/2016 2006 01 -2015 Q4 25%. 8.8%. 17.6% 15.0% 
4 9/29/2016 2006 03-2016 Q2 23%·. . 7.6% 16.7% 18.0% 
5 5/12/2017 2007 01 -2016 04 22% 13.6% 22.5% 14.0% 

Footnotes: 

1 
Prop. "K" pass~d by1>0ters in November2014 set a goal that33%ol all new housing units should be "affordable." 

2 
Because the methodology for calculating housing balance changed following the first report, the second housing 
balance report re-calculated the first housing balance report of a 21 % cumulative housing balance to just 14%. 

Source: Housing Balance Reports Issued by the San Francisco Planning Department 

In 2015, Supervisor Jane Kim sponsored legislation requiring the Planning Department to provide housing balance 
reports every six months, on· a "rolling" ten-year basis under City Ordinance 53-15, involving a look-back ev~ry six 
months to the then previous ten years. · · · 

Since the first Housing Balance Report in July 2015, the 
percentage of net new affordable housing produced has 
plummeted from 30% to just 22% across essentially a two-year 
period, suggesting that as the ten-year rolling periods continue to 
roll along the number of net new affordable units may continue 
plummeting even more. After all, once an eight-year "price­

"'" Since the first Housing Balance Report in 

July 2015,·the percentage of net new 
affordable housing produced plummeted 

from 30% to just 22% across essentially a 
"du two-year perio . 

point" has plummeted, it will take awlllle to turn around any increase (should that happen at all). 
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: "2 + 2 = 5" .. ·! 

In addition to the 8%'nose-dive in net new affordable housing being built, Housing Balance Report #5 shows the 
principal reason the cumulative hou~ing balance stands at just 13.6% shown in Table 5 above, is that while 6, 166 new 
affordable housing units were produced in the most-recent 10-year rolling reporting period (first quarter 2007 to fourth 
quarter 2016), 4, 182 affordable units. were lost to demolition and 
owner move-in and Ellis Act evictions during the same period. 

The 4, 182 units lost repr"esent fully 68 % of the new affordable 
housing built, in effect reducing the net new housing units built 
to just 1,984 units (an Orwellian and ironic number of 1984 that 
may have given George Orwell a good laugh). 

The double-speak coming out of Mayor Ed Lee's "Ministry of 
Truth" -Lee's January 2014 State of the City speech in which 
he pledged to constrqct or rehabilitate at least 30,000 homes by 
the year 2020, claiming 50% of the housing would be affordable 

.. ~ 
While 6,166 new affordable housing 

un.its were produced in the most-recent 10-

year roliing reporting period (first quarter 

2007 to fourth qu~rter 2016), 4,182 
affordable units were Jost to demolition and 

owner move-in and Ellis Act evictions. 

The 4,182 units lost represent fully 68°io of 

the new affordable housing built. 
11 

for middle-class households, and at least 33% would be affordable for low- and moderate-income households -
apparently forgot to consider that lost housing might severely erode net new affordable housing gains. Perhaps Mayor Lee 
bought into the Orwellian propaganda that "2 + 2 = 5," while the "proj~cted housing balance" citywide still stands lit just 14%. 

Here we are ~ow just three years away from the Mayor's 2020 timeline, and we're still getting double-speak.from him 
regarding affordable housing. · 

Just after competing writing this article and while posting it on­
line, 48Hills. org published another article on May 29 that also 
comments on the erasure of new housing built du.e to the lost 
housing. The article is titled "SF is losing affordable housing 
almost as fast as we can build it." 

The decline in net new "affordable" housing produced suggests 

""' The double-speak coming out of Mayor 

Ed Lee's 'Ministry of Truth' apparently 

forgot to consider.that lost housing might 

severely. erode net new affordable housing 

gains. Perhaps M~yor Lee bought into.the 

Orwellian propaganda that '2 + 2 = ·s'.n 

that if net housing- including market-rate housing - has inc.reased during the same ten-year rolling period, developers 
have been, and will continue to be, rolling in nice profits under their Sanctuary deals, even while net new affordable • 
housing has plummeted. 

·It's clear that when developers are left to their own devices, they have little interest in developing new. affordable 
housing and prefer to pay the in-lieu fee rather tha:n building new 
affordable housing. 

It appears the Board of Supervisors may have caved in to the 
Safai-Breed-Tang deal, and the "consensus" deal reached will 
hand developers their 82% Sanctuary license to build more and 
more market-rate housing, at least for the majority of the next 
decade through 2027. Take that to the "anti-gentrification" bank. 
Let's see if it trickles down. 

:-i" 
The Board of Supervisors may have 

caved in to the Safai-Breed-Tang deal, and 

the 'consensus' deal reached will hand 

developers their 820/o Sanctuary license. 

to build more and more market-rate 

h 
. 1§ 

ousmg. 

We'll have to see, >yhen Land Use takes up this issue again on June 5. 

Do we want to be a "Sanctuary City for Developers" to maximize their profits? Or do we want to be a Sanctuary City for. 
all San Franciscans seeking affordable housing, without pitting 
neighbor against neighbor? 

Contact the Board of Supervisors and urge them to increase 
inclµsionary affordable housing requires now, and not wait until 
2027 to do so. 
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Monette-Shaw does not presume to speak as a public policy or housing subject-matter expert. ·But as a reporter, he does have First 
Amendment opinions on this housing debate. 

He's a columnistfor'San Francisco's Westside Observer newspaper, and a member of the California First Amendment Coalition 
(FAC) and the ACLU. Contact him at mon.ette-shaw@westsideobsen)er.com. 
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Patrick Monette-Shaw 
975 Sutter Street, Apt. 6 

San Francisco, CA 94109 
Phone: (415) 292-6969 • e-mail: pmonette-shaw@eartlink.net 

June 5, 2017 

Land Use and Transportation Committee, Board of Supervisors 
The Honorable Mark Farrell, Chair 
The Honorable Aaron Peskin, Member 
.The Honorable Katy_Tang, Member 

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

Re: Testimony Regarding the lnclusionary Affordable Housing Fee 

Dear Chair Farrell and Members of the Land Use and Transportation Committee, 

This testimony concerns item 8 on today's Land Use and Transportation Committee's (LUT-C) agenda, the Ordinance to 
amend the Planning Code, titled Inclusionary Affordable Housing Fee 
and Dwelling Unit Mix Requirements. 

I am concerned that the various ownership and rental percentages set in 
the comprm;nise "deal" reached between Supervisors Peskin, Kim, 
Safai, Breed, and Tang are insufficient and continues to award too 
much of a Sanctuary for Housing Developers, as I discussed in my 
June 2017 Westside Observer article, "Sanctuary City for Housing 
Developers," attached for your convenience. 

\.1ost alarming, the compromise "deal" almost guarantees that the 
City's Housing Balance will continue to be adversely. affected by 
details in today's proposed legislation. 

On-Site Units-10-24 Units 

The compromise deal you are considering today sets the initial 
requirement for on-site inclusioiJ.ary units in projects of 10-24 units at 

Astute Public Testimony: During the Board of Supervisors 
a miserly 12%, and provide~ for a half-percent (0.5%) increase starting Government Audit and Oversight Committee meeting on May 15, 
January 1, 2018 until it reaches the maximum ceiling of 15%. It will 2017, a perceptive member of the public displayed this graphic on 
take six years __:._until 2023 _to reach that 15% maximum, during the overhead projector. [Red text added for clarity.] . 

which time the Cumulative Housing Balance is more th?-n likely to remain at its current 13.6% (as of Housing Balance 
Report#5). 

On-Site Units - 25 or More Units 

As one member of the public noted in his slide on the overhead projector during the LUT-C May 15 hearing, San 
Franciscans had not passed Prop. "C" in June 2016 to hand developers license to build 82% market-rate units, by 
restricting a;ffcirdable rental units to just 18%. · 

Unfortunately the compromj.se deal before you. today retains that 18% threshold, albeit there is a provision to riiise the 
rental percentage to 20% by January 1, 2019 apparently apportioned only to low-income rental units which may be 
capped at 20%, and to begin raising the rental unit percentages allocated equally ~nly to moderate- and middle-income 
units starting January 1, 2020 in half-percent (0.5%) increments. Will the low-income units be·capped at 20% and not 
receive the 0.5% increases apparently allocated only to moderate- and middle-income units? Is that a drafting error? 

If I am reading page 24 correctly in the legislative Ordinance (Legislation and Legislative Digest Version 4) before you 
today, the 1 % increases in January 2018 and January i019 will be applied only to low-income rental or sales (condo) 
units, and it will take until January 2020 before the 0.5% increases for moderate~ and middle-income units to become 
added, essentially capping the moderate- and .middle-income units at 18% for two years until 2020. 

If my reading is incorrect and the low-income units will receive the 0.5% increases starting in 2020, it will ta:ke ten years 
to reach the 24% maximum inclusionary housing rental ceiling for low-income units, which won't be reached until the 
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year 2027. ~d if there i§. a two-year period before the 0.5% increases for moderate- and middle-income units kick in, in 
2020, it will take 14 years (in 2031) to reach the 24% maximum for the moderate- and middle-income rental units. 

And if my reading is correct that there will be the same 10-year and 14-year delays for ownership (sales) units - for low­
income vs. moderate- and middle-income units - it will also take until 2027 or 2031 to reach the maximum 26% 
threshold for ownership units. 

Once the 24% maximum rental threshold is reached and the 26% maximum for ownership units is reached, developers 
will still be racking in a "shit-torr' of profits (as Supervisor Peskin has noted) from the remaining 74% to 76% of market­
rate rental and sales units, and they will essentially have license to do so pretty damn close to the 82% market-rate units 
that they will have if you adopt this legislation as currently written taking 10- to 14-years to get to the 24% and 26% 
maximum threshoids. You'll just be handing them license to continue to make a "shit-ton" of profits. 

And you'll essentially end up causing the Cumulative Housing Balance to remain at just 13.6%. 

I would be remiss if I didn't note that you have commendably added a provision that if the principal project will result in 
demolition, conversion, or removal of affordable housing units subject to restricted rents or rental control, the project 
sponsor has to pay the Inclusionary Affordable Housing Fee equivalent for the number of affordable units removed, in 
addition to compliance with the inclusionary requirements for the new units. 

Although this new provision may help tide the loss of" Units Removed from Protected Status" in the Housing Balance 
Reports, it will not be enough, because not all of the units removed (lost) are a result of developers converting or 
demolishing those units, for instance owner-move in evictions that don't involve demolition of existing buildings. 

Finally, I should note that the provision for on-site projects of 25 units or more sets the owned unit sales prices far too 
high at 130% of AMI for· middle-income units, allowing households of 120% to 150% of AMI to be eligible to apply. 
That 150% percentage is obviously market-rate housing - not affordabkhousing - as then Supervisor Mark Leno had 
envisioned when he first authored the Inclusionary Housing Ordinance. 

I think today's legislation needs further refinement, and should be continued to a future meeting to re-negotiate many of 
the terms in this Ordinance, with an eye on improving the Housing Balance Report data. 

Respectfully submitted, 

Patrick Monette-Shaw 
Columnist 
Westside Observer Newspaper 

cc: The Honorable Jane Kim, Supervisor, District 6 
The Honorable Ahsha Safai, Supervisor, District 11 
The Honorable London Breed, Supervisor, District 5 
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~~.,,era, Alisa (BOS) 

From: 
Sent: 
Subject: 

Board of Supervisors, (BOS) 
Friday, May 19, 2017 8:36 AM 
FW: INCLUSIONARY HOUSING & HOME SF 

From: lgpetty@juno.com [mailtp:lgpetty@juno.com] 
Sent: Thursday, May 18, 2017 8:00 PM . 
To: Board of Supervisors, (BOS) <board.-of.supervisors@sfgov.org> 
Subject: INCLUSIONARY HOUSING & HOME SF 

To All Supervisors 

Re: Land Use Committee .May 22, 2017 & 
Full Board Meeting May 23, 1917 

150969 Bonus Density Program I_IO:ME SF and 

. 170208 Inclusionary Affordable Housing Program 

Dear Supervisors, 

I urge you NOT TO COMBINE THESE TWO ITEMS IN ANY WAY OR ALLOW "HOME SF" · 
SUPPLANT OR SUPERCEDE THE INCLUSIONARY PROGRAM IN ANYWAY. 

/tp/351 

The Inclusionary H~usng Program is a Charter mandate from the voters and must be kept as separate legislation, with 
. the mandate 

being followed as closely as possible for a preponderance of low income units over middle income units and for 
adherence to other Inclusionary 
building requirements as agreed upon by the Full Board. 

PLEASE DO NOT APPROVE MORE MIDDLE INCOME UNITS THAN LOW INCOME UNITS. 
The city should continue traditional emphasis on building low income units as.those units must go to 
those who have the greatest need with the fewest other options. 

HOME SF AND ALL OTHER DENSITY BONUS PROGRAMS SHOULD BE SEPARATE PROGRAMS -~ NOT 
COMBINED WITH or SUBSTITUTED FOR or SUPERSEDING 
THE INCLUSIONARY HOUSING PROGRAM. To do so would defeat the will of the voters. 

Further, I think that the low income units-to-middle income units ratio and income levels in the HOME SF legislation 
should be the same or greater as that approved by the voters under Prop C 
as determined by the Full Board under as Prop C Inclusionary requirements. 

If anything, any Density Bonus program should have MORE low income units than that required by Inclusionary 
Housing, as 
developers are given a profit bonus from the city through permission to build extra floors and other rezoning benefits. 

Lorraine Petty 
one of the 67% of voters who approved Prop C 
District 5 Voter 
Senior & Disability Action member 
D5 Action member 193 



Somera, Alisa (BOS) 
... (. 

From: Board ·of Supervisors, (BOS) 

.170,2.08 
1u 1351 

Sent: Monday, May 15, 2017 8:35 AM . 
Subject: FW: Upcoming workforce housing legislation--in ·support of Safai, Breed and Tang 

proposal. File No. 170208 

From: Linda Stark Litehiser [mailto:linda.litehi@grnail.com] 

Sent: Sunday, May 14, 2017 8:25 PM 

To: Board of Supervisors, (BOS} <board.of.supeniisors@sfgov.org> 
Subject: Upcoming workforce housing legislation-in support of Safai, Breed and Tang proposal. 

Dear members of the board, I wanted to go on record in support of the Inclusionary Housing legislation 
proposed by Supervisors- Safai, Breed and Tang. I have studied the proposal as well as the competing proposal 
and feel that the .Safai, Breed and Tang proposal is far superior for our city at this time. 

I will try to corr.ie to testify in person but wanted to be sure that my support was noted. For too long our working 
families' have been driven out of the city by the high cost of housing. My husband and I have four children and 
all of them have been forced to leave San Francisco, the place of their birth for other locations. Had housing that. 
focused on reasonable costs for wqrking families been available, I have no doubt that several of them would be 
living near us today. There needs to be a mix of housing affordability standards and this is legislation that could 
make that happen. . 

Best regards, Lmda 

Linda Stark Litehiser 
78 Havelock St. San Francisco, CA 94112 
District 11 
415-585-8005 
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Somera, Alisa (BOS) 

t-rom: 
Sent: 
Subject: 

Board. of Supervisors,· (BOS) 
Monday, May 08, 2017 8:44 AM 
FW: 

From: lgpetty@juno.com [mailto:lgpetty@juno.com) 
Sent: Saturday, May 06, 20:1-7 7:29 PM 
To: Board of Supervisors, (BOS) <board.of.supervisors@sfgov.org> 
Subject: · 

To All Supervisors 

Re: Land Use Committee ·May 8, 2017 

Item _ #2 150969 Affordable Housing Bonus Program 

and #3 170208 Inclusionary Affordable Housing Fee & Dwelling Unit Mix Requirements 

PLEASE DO NOT COMBINE THESE TWO ITEMS IN AN'l WAY. 

# 3 iinvolves a Charter mandate .from the voters and must be kept as separate legislation with the mandate being 
.c_.,llowed as closely as possible in. the new legislation regarding the same ratio 

low income units to middle income units as that approved by the voters. DO NOT REVERSE THE 
RA TIO. To do -so would be a colossal betrayal of the public trust! i 

#2 must be considered as separate legislation and NOT COMBINED WITH or SUBSTITUTED FOR or 
SUPERSEDING any other density bonus legislation. 
I believe that the ratio of affordable housing units for the Item 2 Bonus Den,sity. proposal should be the same as 
that approved by the voters under Prop C. iIDd set.by the whole Board under Prop C Inclusionary Affordable 
Housing. 

Thank you. 
Lorraine Petty 
District 5 Voter 
Senior & Disability Action member 
D5 Action member 

From the Bible: One Cup of This Burns Belly Fat Like Crazy! 
Biblical Belly Breakthrough 
http:l/thirdpartyoffers. juno.com/TG L3132(590e86c722eb 76c66de9sto3duc 



Somera, Alisa (BOS) 

From: 
Sent: 
To: 
Cc: 

· Board of Supervisors, (BOS) 
Monday, May 08, 2017 11:41 AM 
BOS-Supervisors; Somera, Alisa (BOS) 
Jhenders@sonic.net 

:1rio20B 
I (.pl 35/ 

Subject: 
Attachments: 

FW: HVNA T & P Letter Regarding Inclusionary Housing Ordinance - File No. 170208 
2017 05 03 HVNA T & P BMR Letter to London.pdf 

Hello, 

Please add this letter to File No.170208. 

Thank you. 

---Original Message----
From: Jason M Henderson [mailto:Jhenders@sonic.net] 
Sent: Monday, May 08, 201711:17 AM 
To: Board of Supervisors, (BOS) <board.of.supervisors@sfgov.org> 
Cc: Norman.Yee.BOS@sfgov.org; Farrell, Mark (BOS} <mark.farrell@sfgov.org>; Cohen, Malia (BOS) 
<malia.cohen@sfgov.org>; Tang, Katy (BOS) <katy.tang@sfgov.org>; Fewer, Sandra (BOS) 
<sandra.fewer@SFGOV1.onmicrosoft.com>; Ronen, Hillary <hillary.ronen@sfgov.org>; Safai, Ahsha (BOS)· 

<ahsha.safai@sfgov.org>; Sheehy, Jeff (BOS) <jeff.sheehy@sfgov.org>; Angulo, St.!nny (BOS) <sunny.angu!o@sfgov:org> 
Subject: HVNA T & P Letter Regarding lnclusionary Housing Ordinance 

Dear Ms. Calvillo, 

Attached is a letter regarding the lnclusionary Housing Ordinance going before the Board of Supervisors. A printed copy 
has been delivered to President Breed. We'd like for this to be included in the file for the ordinance. I've cc'd the 
supervisors who haven't yet received a copy. 

Thank you very muc~. 

-Jason Henderson 

Chair, Hayes Valley Neighborhood Associat!on Transportation & Planning Committee. 

Jason Henderson · 

San Francisco CA 
94102 
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President London Breed 
San Francisco Board of Supervisors 

RE: Below Market Rate Housing Policy and Inclusionary Housing Ratios 

Dear London, 

The Hayes Valley Neighborhood Association's Transportation & Planning Committee, as 
demonstrated in ~e Market and Octavia Better Neighborhoods Plan, has long supported housing 
policies that enable people of diverse incomes to live and work in our community. This point 
was re-affirmed at our January board and community retreat and affordability was raised as the 
most important issue facing our community.· 

HVNA has been observing the dialogue and various inclusionary housing proposals 
brought before the supervisors recently. We are troubled that our organization, one of those 
organizations that embraces high-density housing and inclusionary housing onsite, has not been a 
part of these discussions for D5 and beyond and particularly the HUB. 

We have concerns about a proposal that reduces the increment of low and moderate income 
B:tvfR's when compared to a more inclusionary proposal, both of which are now before the Board 
of Supervisors. While we r~cognize the need for a housing policy that helps middle class and 
upper middle class families (households making 110-140% of AMI), we do not wish to see that 
subsidy come at the expense of much-needed lower income housing. 

HVNA's T & P Committee endorses the proposal for 24% B:tvfR in new large rental 
developments with density bonus and is comfortable with the split between low income (15%) 
and moderate income (9%) rather than the proposal for 18% BMR in large rental developments, 
with a 6%-6%-6% spread subsidizing households making 110% of AMI. For condos, we 
support the 27% BMR ratio, and the spread of 15% low and 12% moderate income BMRs. 
Subsidizing someone at 140% of AMI, as the other proposal allows, might say something about 

' how insane housing costs have become; but as it stands now, it would be robbing from the lower 
class to achieve it. 

We also encourage the Board of Supervisors to include the most aggressive "annual 
indexing" provision as possible in the inclusionary policy, so that the BMR program continues to 
grow every year. That growth can primarily go toward middle income needs to further increase 
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housing opportunities, and again doing so without taking away opportunities from lower income 
households. 

We are especially concerned that a major affordable housing opportunity will be lost in the 
rezone of the Hub. Rezoning the Hub to give higher heights, and thus hundreds of additional 
housing units, will give the supervisors the means to pressure developers to provide more units 
for people who live and work in our city. Maintaining that requirement at 15% is not only 
consistent with the Prop C measure on Inclusionary Housing adopted by voters last June but it 
will also be more consistent with the spirit of the Market and Octavia Plan and go much further 
at ensuring diversity and fairness, and keep working families in our city. 

Increasing the low income increment to 15% and 9% for middle income will be more 
consistent with the spirit of the Market and Octavia Plan. A total of 24% BMR rental and 27% 
BMR for condos in the Hub will go much further at ensuring diversity and fairness, and keep 
working families in our city. 

. . 
HVNA T & P recognizes your and your staff's commitment in addressing the complexities 

within inclusionary ~ousing Inclusionary Housing legislation with the highest total increment of 
BMRs and with more emphasis on lower income housing consistent with the current city policy. 
We urge that you and your colleagues continue to seek ways to secure more middle class housing 
for the. economic health of our city. We would appreciate more fully understanding your,point of 
view. 

We look forward to continued dialogue with you and your team. We want to furthe,r outline 
ways HVNA can support solutions to create housing for those most in need. 

Sincerely, 

Gail Baugh, President, HVNA 

Jason Henderson, Chair, HVNA Transportation and Planning Committee, 
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c:;t/in Francisco Building and 
1188 FRANKLIN STREET • SUITE 203 

SAN FRANCISCO, CA 94109 
EMAIL: mike@sfbctc.org 

LARRY MAZZOLA 
President 

22May.2017 

Supervisor Mark Farrell 
Supervisor Aaron Peskin 
Supervisor Katy Tang 

A ·CmtiJ.ry vf R>:ccllmcc 
in Cmfm111t11ship . 

MICHAEL THERIAULT 
Secretary - Treasurer . 

Dear Supervisors Farrell, Peskin, and Tang: 

I lJ115o/ 

Construction Trades Council 
· TEL (415) 345-9333 

www.sfbuildingtradescouncil.org 

JOHN DOHERTY 
· VICTOR PARRA 

Vice Presidents 

As you may know, Emily Johnstone of the AFL-CIO Housing Investment Trust served on the 
Controller's com;mittee that made feasibility recommendations per last year's "inclusionary 
housing" charter amendment Now as then, Ms. Johnstone has the trust of the San Francisco 
Building and Construction Trades Council. 

Accordingly, the Board of Business Representatives of the Council voted at its meeting of 9 May 
2017 to instruct me to send a letter to the Land Use and Transportation Committee in support of 
the proposal that resulted from the recent negotiations between Supervisors Breed, Safai, and 
Tang and Supervisors Peskin and Kim if Ms. Johnstone indicated that the proposal was close 
enough to the recommendations of the Controller's committee to warrant her support 

She has so indicated. 

We support the proposal. 

Respectfully yours, 

Michael Theriault 
Secretary-Treasurer 

cc: ~upervisors Safai and Breed 
Emily Johnstone 
Affiliates · 



Somera, Alisa (BOS) 

From: 
Sent: 
To: 
Subject: 

May.21, 2017 

To: Alisa Somera 
alisa.somera@sfgov.org 

From: 
Joseph Chmielewski 
50 Golden Gate Ave; 
#506· 
SF,94102 
1(415)756-2913 
<jcin506@yahoo.com> 

Joe Chmielewski <jcin506@yahoo.com> 

Sunday, May 21, 2017 8:09 PM 

Somera, Alisa (BOS) . 
Support Kim-Peskin Inclusioriary Housing Proposal 

Subject: Support Kim-Peskin Inclusionary Housing Proposal 

Dear Ms. Somera, 

I (p/35/ 

As clerk for the Land Use and Transportation Committee, please let the committee members know that 
. I support the Inclusionary Housing proposal sponsored by Supervisors Jane Kim and Aaron Peskin. Their 

"consensus" measure lowers current inclusionary levels from a voter-approved .25 percent to 18 percent - but 
gradually increases the rate to 22 percent by 2019. 

Please ask the members to reject Katy Tang's Home SF measure, a loophole for San Francisco's inclusionary 
housing policy that allows developers to build high density housing and charge more for the project'.s required 
affordable units. 

Thankyciu. 

Sincerely, 

Joseph Chmielewski 
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Coalition for San. Francisco 

San Francisco Board of Supervisors 

San Francisco Planning Commission . 

Re lnciusionary Housing Proposals 

Ladies and Gentlemen, 

April 6, 2017 

We are responding to the presentation by the Staff (the 11Staff') of the Planning Commission (the 

"Commission") of two proposed ordinances (the "Proposals" or a "Proposal") containing different 

versions of changes to the Planning Code to modify the requirements relating to below market rate 

h.ousing provided as part of a multifamily market rate development ("inclusionary housi~g") in San 

Francisco. One Proposal is sponsored by Supervisors Kim and Peskin (the "Kim-Peskin Proposal") and 

the at.her by Supervisors Safai, Breed and Tang (th~ "Safai-Breed-Tang Proposal"). Currently, reqL!ired 
inclusionary housing levels are governed by Proposition C passed by the voters in June, 2016. 

The development of the Proposal_s reflects in part the conclusions of the Final Report dated February 

13 2016 [sic) (the 11Report'1) of the lnclusionary Working.Group, led by the Office of the Controller, which 

· develope.d models·and analyses of economically feasible levels of inclusionary housing which could be 

suppled as part of a market rate multifamily housing development. 

The Proposals were to be considered by the Commission on April 6, 2017, but that has been put over 

until April 28. In the hope that in the meantime there will be consideration_of changes to the Proposals, 

the foll'owing comments are offered by the Coalition For. San Francisco Neighborhoods: 

1. THE SAFAl-BREED-TANG PROPOSAL REFLECTS A TECTONIC SHIFT UPWARD IN THE INCOME 

LEVELS OF ELIGIBLE LPE~SONS FOR INCLUSIONARY HOUSING THUS SQUEEZING OUT LESS 

FORTUNATE CLASSES. THIS BENEFITS DEVELOPERS WHICH CAN CHARGE MORE FOR 

INCLUSIONARY UNITS, HELPJNG THEIR PROFIT MARGINS 
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CoaHti·on for. Sait Francisco 

{Explanatory Note) The Safai-Breed-Tang proposal places much more emphasis on middle income . 

beneficiaries. Because inclusionary rental or sales charges can be high.er for these beneficiaries, this 

helps developers' profits margins. While these beneficiaries are certainly worthy, it will result ih the· 

displacement of equally worthy, low and lower income groups who have even greater needs. 

Such a major· policy change as this is, pitting low and lower means persons against those with 

higher means, with no significan~ changes in the amount of inclusionary housing to be produced, 

should not be undertaken without {1) a much more comprehensive review which extends beyond 

the Report, which focused primarily ·an financial issue and mitigating risks for developers, (2) 

ultimately, a vote of the people. 

2. INITIALLY AND FOR SOME TIME TO COME, THE PERENTAGES OF INCLUSIONARY HOUSING PER 

PROJECT FOR LARGE DEVELOPMENTS ARE LESS UNDER BOTH PROPOSALS THAN CURRENT LAW 

AND SHOULD ALLOW FOR EARLIER VOLUNTARY INCREASES. THE SAFAl-BREED-TANG PROPOSAL 

NEVER REACHES EXISTING LAW REQUIREMENTS. 

{Explanatory Note) Both Proposals start below their ultimate maximum required levels of 

inclusionary ha·using in a project, for larger developments, and step up in very small annual 

· increments, based on a formula proposed by the Report as a risk hedge for developers. Under the 

Safai-Breed-Tang Propos_al, the time period to reach maximum is 15.years, and it ~ould still not 

reach current law levels then!! "Under Kim-Peskin, the req_uired annual increase Increments are 

somewhat larger and would ultimately provi~e for inclusionary percentages per project in excess of 

current law. BOTH PROPOSALS SHOULD PROVIDE FOR PERMISSABLE VOLUNTARY INCREMENTS AT 

GREATER THAN THE RQUIRED RATES. 

3. BY STATING RANAGES OF QUALIFYING INCOME, BOTH PROPOSALS HAVE·CAPS AND FLOORS 

FOR QUALFYING LEVELS, SO PERSONS YJITH INCO~ES BELOW THE FLOORS ARE SQUEEZED OUT. 

CURRNENT LAW MERELY PROVIDES FOR INCOME CAPS, NOT FLOORS 

{Explanatory Note) Under current law, for smaller developments, (10 to 24 units, the qualifying 

income level is "not to exceed" 55% or 80%of AMI {for rental or_ purchase units, respectively). !he 
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two Proposals state ranges with averages, so those below the range don't qualify, and the Safai, 

Breed-Tang Proposal exacerbates that by significantly raising the ranges as well. See Item 1 above. 

THE RANGES SHOULD.BECOME 'NOT TO EXCEED' PER(:E~TAGES OF QUALFYING INCOME SO THAT 

LOWER LEVELS WOULD QUALIFY AS WELL. 

4. QUALIFYING INCOME TESTS ARE BASED UPON TOO ECONOMICALLY DIVERSE GEOGRAPHIC 

AREAS, THUS SQUEEZING OUT PERSONS AND FAMILIES LIVING IN VERFY LOW INCOME 

NEIGHBORHOOD/REGIONS WHO CANNOT MEET A STATED MEANS TEST. 

(Explanatory Note) The Commission agreed, with respect to AHBP, to use a more neighborhood/San 

Frandsco-Centric.means test, meaning that, e.g. "55% of AMI" would be calculated on smaller 

geographic area to eliminate or mitigate the impact of th.e significant disparities in income levels 

which can be generally extant in the standard AMI tests. This does not appear to have been done 

AND MORE OF AN EFFORT SHOULD BE MADE TO ACCOMMODATE THAT. 

5. THE REPORT AND THE SAFAl-BREED-TANG PRPOSALSEEK TO IMPOSE A "FEE OUT" FEE ON 

BONUS UNITS WHICH ARE RECEJIVED UNDER STATE LAW. SINCE THE BONUS UNITS MUST BE 

BUILT UNITS, THIS VIOLATES STATE LAW 

(Explanatory Note) Under the State Density Bonus Law, to qualify for a bonus, the affordable units 

must be built on the site of the market rate housing on qualifying donated land. The Report and the 

Safai-Breed-Tang Proposal both say that there should be a "fee out" charge anyway for BUILT UNITS 

! ! California case law (the "Napa Case") allows inclusionary units built under a local law 

program to count as affordable units under State Law, if they otherwise qualify. Since they have to 

be built on site or on donated land, and can't be fee'd out under State Law, and sin.ce inclusionary 

units which are built, are not charged a fee'd out fee under local law, we believe that if litigated, a 

court would hold that the fee is impermissible, and would view it as a penalty or tax disincentive to 
use State Law. 
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6. INCLUSIONARY UNITS WHICH ARE FEE'D OUT SHOULD BE BUILT WHEN THE MAIN PROJECT IS 

BUILT OR SOON THEREAFTER, AND FUNDS THEREFOR SHOULD NOT BE PLACED IN A FUND TO 

LANGUISH AS THEIR VALUES DECLINE. 

(Explanatory ~ate) The whole concept of [(feeing out" i.s antithetical to developing as much 

inclusionary housing as possible, as rapidly as possible. The City needs the housing now which the 

fee'd out dollars are to provide. With land and construction costs seemingly on an irreversible 

upward trend, then the worth of a dollar today will decline with the passage of time, and the 

intended number of inclusionary units may not be able to be built. 

So either eliminate feeing out OR hold up the certificate of occupancy on the building in chief 

until construction is start~d on the facility to be funded with fee'd out dollars, plus any "topping off' 

necessary to build the number of inclusionary units· originally contemplated. 

COALITION FOR SAN FRANCISCO NEIGHBOHOODS 

Cc: John Rah.iam, AnMarie Rodgers,· Jacob Bintliff 
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.BOARD of SUPERVISORS 
1 Dr. Carlton B. Goodlett Place, Room 244 

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

TDD/TTY No. 554-5227 

NOTICE OF PUBLIC HEARING 
BOARD OF SUPERVISORS OF THE CITY AND COUNTY OF SAN FRANCISCO 

LAND USE AND TRANSPORTATION COMMITTEE 

NOTICE IS HEREBY GIVEN THAT the Land Use and Transportation Committee will hold 
a public hearing to consider the following proposal and said public hearing will be held as follows, 
at which time all interested parties may attend anc:I be heard: 

Date: 

Time: 

Location: 

Subject: 

Monday, June 12, 2017 

1:30 p.m. 

Legislative Chamber, Room 250, located at City Hall 
1 Dr. Carlton B. Goodlett Place,_ San Francisco, CA 

File No. 161351. Ordinance amending the Planning Code to revise the 
amount of the lnclusionary Affordable Housing Fee and the On-Site and 
Off-Site Affordable Housing Alternatives and other lnclusionary Housing 
requirements; to require minimum dwelling unit mix in all residential 
districts; affirming the .Planning Department's determination under the 
California. Environmental Quality Act; making findings of public necessity, 
convenience, and welfare under Planning .Code, Section 302; and making 
findings of consistency with the General Plan, and the eight priority' 
policies of Planning Code, Section 101.1. 

If the legislation passes, new residential projects shq.11 be subject to revised Affordable 
Housing fees or provide a percentage of dwelling unitS either on-site or off-site, and other 
requirements, as foll0\1'(s: 

lnclusionarv Affordable Housing Fee: 
• 1 O units or more, but less than 25 units: 20% 
• 25 units or more: 33% for ownership projects or 30% for rental projects 

The Mayor's Office of Housing and Community Development shall calculate these fees 
based on the City's cost of constructing affordable residential housing, including development and 
land acquisition costs. 

On-Site Affordable Housing option: 
• 10 to 24 units: 12%, increasing by 0.5% annually for all development projects with 10-

24 units of housing, beginning on January 1, 2018, L!ntil such requirements is 15%. 
• 25 ownership units or more: 20%, increasing by 1.0% annually for two consecutive 

years, starting on January 1, 2018, and then by 0.5% annually starting January 1, 
2020, with the total on-site inclusionary affordable housing requirement not exceeding 
26%. 
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• 25 rental ·Units or more: 18%, increase by 1.0% annually for two consecutive years, 
starting on January 1, 2018, and then by 0.5% annually starting January 1, 2020, with 
the total on-site inclusionar'y affordable housing requirement not exceeding 24% 

Off-Site Affordable Housing option:· 
• 1 O units or more, but less than 25 units: 2Q% 
• 25 ownership units or more: 33% 
• 25 rental units or more: 30% 

If the principal project results in the demolition, conversion or removal of affordable 
housing units that are subject to a recorded, covenant, ordinance or law that restricts rents or is 
subject to any form of rent or price control, the project sponsor shall pay the lnclusionary 
Affordable Housing Fee equivalent for the number of units removed or replace the number of 
affordable units removed with units of a comparable number of bedroo.ms and sales prices or 
rents,· in addition to compliance with the inclusionary requirements. 

The fee stiall be imposed on any additional units or square footage authorized and 
developed under California Government Code Sections 65915 et seq. where the development 
project submits an Environmental Evaluation application after January 1, 2016. 

Projects located within ·the Eastern Neighborhoods Mission Planning Area,. the North of 
Market Residential Special Use District Subarea 1 or Subarea 2, or the'SOMA Neighborhood 
Commercial Transit District, that have submitted a complete Environmental Evaluation Application 
Ol') o~ before January 12, 2016, shall pay a fee or provide off-site housing in an amount equivalent 
to 30% or pr.ovide affordable units in the amount of 25% of the number of rental units constructed 
on-site or 27% of the number of owned units constructed on-site. 

In accordance with Administrative Code, Section 67.7-1, persons who are unable to attend 
the hearing on this matter may submit written comments to the City prior to the time the hearing 
begins. These comments will be made as part of the official public record in this matter, and shall 
be broyght to the attention of the members of the ·committee. Written comments should be 
addressed to Angela Calvillo, Clerk of the Board, City Hall, 1 Dr. Carlton B. Goodlett Place; Room 
244, San Francisco, CA 94102. Information relating to this matter is available in the Office of the 
Clerk of the Board. Agenda information relating to this matter will be available for public review 
on Friday, June 9, 2017. · · · 

DATED: June.2, 2017 
PUBLISHED: June 2 & 7, 2017 

{f Angela Calvillo 
. Clerk of the Board 
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ALISA SOMERA 
CCSF BD OF SUPERVISORS (OFFICIAL NOTICES) 
1 DR CARL TON B GOODLETT PL #244 
SAN FRANCISCO, CA 94102 

COPY OF NOTICE 

Notice Type: GPN GOVT PUBLIC NbTICE 

Ad Description AS- 06.12.17 Land Use-161351 Fee Ad 

To the right is a copy of the notice you sent to us for publication in the SAN 
FRANCISCO EXAMINER. Thank you for using our riewspaper. Please read 
this notice carefully and call us with ny corrections. The Proof of Publication 
will be 1iled with the County Clerk, if required, and mailed to you after the last 
date below. Publication date(s) for this notice is (are): 

06/0212017 ' 06/07/2017 

The charge(s) for this order is as follows. An invoice will be.sent after the last 
date of publication. If you prepaid this order in full, you will not receive an 
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EXM# 3017724 
NOTICE OF PUBLIC 

HEARING 
BOARD OF SUPERVISORS 

OF THE CITY AND 
COUNTY OF SAN FRAN-

CISCO 
LAND USE AND TRANS­

PORTATION COMMITIEE 
MONDAY, JUNE 12, 2017 • 

1:30 PM 
LEGISLATIVE CHAMBER, 

ROOM 250, CITY HALL 
1 DR. CARLTON B. 

GOODLETT PLACE, SAN 
FRANCISCO, CA 

NOTICE IS HEREBY GIVEN 
THAT lhe Land Use and 
Transportation Committee 
wlll hold a public hearing to 
consider Jhe fallowing 
proposal and said public 
heartng will be held as 
follows, at which time all 

~~dre~;d ~~rd~ nWfieatt~~ 
161351. Ordinance amend­
ing the Planning Code to 

. revise Jhe amount of the 
lnclusionary Affordable 
Housing Fee and the On-Site 
and Off.Site Affordable 
Housing Alternatives and 
olher lnciusionary Housing 
requirements; to require 
minimum dwelling unit mix in 
all residential districts; 
affirming Jhe Planning 
Department's detennination 
under Jhe California 
Environmental Quality Act; 
making findings of public 
necesslty, convenience, and 
welfare under Planning 
Code, Section 302; and 
making findings of consis­
tency with the General Plan, 
and the eight prtortty policies 
of Planning Code, · Section 
101.1. If lhe legislation 
passes, new residential 
projects shall. be subject to 
revised Affordable Housing 
fees or provide a percentage 
of dwelling units· either on­
site or off-site, and other 

r~~~~fo~~nts, as Aff~~';,'(;~ 
Housing ~ee: 1 O units or 
more, but less than 25 units: 
20%; 25 units or more: 33% 
for ownership projects or 
30% for rental projects. The 
Mayor's Office of Housing 
and Community Develop­
ment shall calculate these 
fees based 
of const 
residential ho eluding 
development and land 
acquisition costs. On-Site 
Affordable Housing option: 
1 o to 24 units: 12%, 
Increasing by 0.5% annually 
for all development projects 
with 10-24 units of housing, 
beginning on January 1, 
2018, until such require­
ments Is 15%; 25 ownership 
units or mare: 20%1 

increasing by 1.0% annually 
for two consecutive years, 
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starting on January 1, 2018, 
and then by 0.5% annually 
starting January 1, 2020, 
with Jhe total on-site 
inclusionary affordable 
housing requirement not 
exceeding 26%; 25 rental 
units or more: 18%, increase 
by 1.0% annually for two 
consecutive years, starting 
on January 1, 2018, and 
then by 0.5% annually 
starting January 1, 2020, 
wilh the total on-site 
incluslonary affordable 
housing requirement not 
exceeding 24 %; Off-Sile 
Affordable Housing option: 
1 o units or more, but less 
Jhan 25 units: 20%; 25 
ownership units or more: 
33%; 25 rental units or more: 

~2~it;f \~e ~:cl~~rrfom/~~ 
conversion or removal of 
affordable housing units that 
are subject to a recorded, 
covenant, ordinance or law 
Jhat restricts rents or is 
subject.to any fonn of rent or 
price control, Jhe project 
sponsor shall pay Iha 
lnclusionary Affordable 
Housing Fee equivalent for 
the number of units removed 
or replace the number of 
affordable units removed 
with units of a comparable 
number of bedrooms and 
sales prices or rents, in 
addition to compliahce wilh 

~;nts~n~~s~onf': s~~ui\;',; 
imposed on any additional 
units or square footage 
authorized and developed 
under CalifOmla Government 
Code Sections 65915 et seq. 
where Jhe development 
project submits an Environ­
mental Evaluation applica­
tion after January 1, 2016. 
Projects located within Jhe 
Eastern Neighborhoods 
Mission Planning Area, the · 
Norlh of Market Residential 
Special Use District Subarea 
1 or Sub area 2, or the SOMA · 
Neighborhood Commercial 
Transit District, that have 
submitted a complete 
Environmental Evaluation 
Application on or before· 
January 12, 2016, shall pay 
a fee or provide off-site 
housing in an amount 
equivalent to 30% or provide 
affordable units in Iha 
amount of 25% of Jhe 
number of rental units 
constructed on-sile or 27% 
of the number of owned units 
constructed on-site. In · 
accordance \vilh Administra­
tive Code, Section 67.7-1, ·. 
persons who are unable to 
attend Jhe heartng on lhis 
matter may submit wrttten 
comments to Jhe City prior lo 
the time Iha hearing begins. 
These comments will be 



made as part of the official 
public record in this matter, 
and shall be brought to the 
attention of the members of 
the Committee. Written 
comments should be 
addressed to Angela Calvillo, 
Clerk of the Board, City Hall, 
1 Dr. Carlton B. Goodlett 
Place, Room 244, San 
Francisco, CA 94102. 
lnfarmation relating to this 
matter is available in the 
Office of the Clerk of the 
Board. Agenda information 
relating lo this matter will be 
available far public review on 
Friday, June 9, 2017. -
Angela Calvlllo, Clerk of the 
Board 
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BOARD of SUPERVISORS 

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

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

TDD/TTY No. 554-5227 

NOTICE OF PUBLIC HEARING 
BOARD OF SUPERVISORS OF THE CITY AND COUNTY OF SAN FRANCISCO 

LAND USE AND TRANSPORTATION COMMITTEE 

NOTICE IS HEREBY GIVEN THAT the Land Use and Transportation Committee 
will hold a public hearing to consider the following proposal and said public hearing will be 
held as follows, at which time all interested parties may attend and be heard: 

Date: Monday, May 15, 2017 

Time: 1 :30 P:m. 

Location: Legislative Chamber, Room 250,. located at City Hall 
1 Dr. Carlton B. Goodlett Place, San Francisco, CA 

Subject: File No. 161351. Ordinance amending the Planning Code to revise 
the amount of the lnclusionary Affordable Housing Fee and the On­
Site and Off-Site Affordable Housing Alternatives and other 
lnclusionary Housing requirements; adding reporting requirements 
for density bonus projects; affirming the Planning Department's 
determination under the California Environmental.Quality Act; 
making findings under Planning Code, Section 302; and making 
findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1. 

If the legislation passes, new residential projects shall be subject to revised 
Affordable Housing fees or provide a percentage of dwelling units either on-site or off-site, 
and other requirements, as follows: · 

lnclusionary Affordable Housing Fee: 
• 10 units or more, but less than 25 units: 20% 
• 25 units or more: 33% for ownership projects or 30% for rental projects 

The Mayor's Office of Housing and Community Development shall calculate these 
fees based on the City's cost of construction of providing the residential housing for three 
different building types and two types of tenure, ownership and rental. The three bl,lilding 
types· would be based on the height of the building: 1) up to 55 feet; 2) above 55 feet and 
up to 85 feet; and 3) above 85 feet. The affordability gap Would be calculated within six 
months of the effective date of the amendments and updated annually to ensure the 
amount reflects the City's current costs for the various building types and tenures. 
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On-Site Affordable Housing option: 
• 10 to 24 units: 12% 

Page2 

• 25 ownership units or more: 27% of all units constructed on the project site 
• 25 rental units or more: 24% 

Annual indexing. The required on-site affordable housing. shall increase by 0.75% 
annually for all development projects with 10-24 units of housing, beginning on January 1, 
2018. 

Off-Site Affordable Housing option: 
• 1 O units or more, but less than 25 units: 20% 
• 25 ownership units or more: 33% 
• 25 rental units or more: 30% 

In accordance with Administrative Code, Section 67.7-1, persons who are unable 
to attend the hearing on this matter may submit written comments to the City prior to the 
time the hearing begins. These comments will be made as part of the official public 
record in this matter, and shall be brought to the attention of the members of the 
Committee. Written comments should be addressed to Angela Calvillo, Clerk of the 
Board, City Hall, 1 Dr. Carlton B. Goodlett Place, Room 244, San Francisco, CA 94102. 
Information relating to this matter is available in the Office of the Clerk of the Board. 
Agenda information relating to this matter will be available for public review on Friday, 
May 12, 2017. 

DATED: May 4, 2017 
PUBLISHED: May 5 & 11, 2017 

.Qf~ 
V Angela Calvillo 

Clerk of the Board 
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COPY OF NOTICE 

Notice Type: GPN GOVT PUBLIC NOTiCE 

Ad Description AS- 05/15/17 Land Use -161351 Fee Ad 

To the right is a copy of the notice you sent to us for publication in the SAN 
FRANCISCO EXAMINER. Thank yo\J for using our newspaper. Please read 
!his notice carefully and call us with ny corrections. The Proof of Publication 
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date below. Publication date(s) for this notice is (are): 

05/05/2017' 05/11/2017 
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EXM# 3007787 
NOTICE OF PUBLIC 

HEARING 
BOARD OF SUPERVISORS 

OF THE CllY AND 
COUNlY OF SAN FRAN-

CISCO 
LAND USE AND TRANS.. 
PORTATION COMMITTEE 
MONDAY, MAY 15, 2017 -

1:30 PM 
CllY HALL, LEGISLA TJVE 

CHAMBER, ROOM 250 
1 DR. CARL TON B. 

GOODLETT PLACE, SAN 
FRANCISCO, CA 

NOTICE IS HEREBY GIVEN 
THAT the Land Use and . 
Transportation Committee 
will hold a public hearing to 
consider the following 
proposal and said public 
heartng will be held as 
follows, at which time all 
interested parties may attend 
and be heard: File No. 
161351. Ordinance amend­
ing the Planning Code to 
revise the amount of the 
lncluslonary Affordable 
Housing Fee and the On-Site 
and Off-Sit& Affordable 
Housing Allematives and 
other lnclusionary Housing 
requirements; adding 
reporting requirements far 
density bonus projects; 
affirming the Planning 
Departmenfs determination 
under the California 
Environmental Quality Act; 
making findings under 
Planning Code, Section 302; 
and making findings of 
consistency with the General 
Plan, and the eight priority 

~~~~~~ of 1 c\'~~~ning1f eog;,; 
legislation passes, new 
residential projects .shall be 
subject to revised Affordable 
Housing fees or provide a 
percentage of dwelling units 
either on-site or off-site, and 
other requirements, as 
follows: lnclusionary 
Affordable Housing Fee: 10 
units or more, but less than 
25 units: 20%; 25 units or 
more: 33% for ownership 
projects or 30% for rental 
projects. The Mayors Office 
of Housing and Community 
Development shall calculate 
these fees based on the 
City's cost of construction of 
providing the residential 
housing for three different 
building types and two types 
of tenure, ownership and 
rental. The three building 
types would be based on the 
height of the building: 1) up 
to 55 fee~ 2) above 55 feet 
and up to 85 feet; and 3) 
above 85 feel The afforda- , 
bility gap would be calcu­
lated within six months of the 
effective date of the 
amendments and updated 
annually to ensure the 
amount reflects the City's 
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current costs for the vartous 
building tVPes ahd tenures. 
On-Site Affordable Housing 
option: 1 O to 24 units: 12%; 
25 ownership units or more: 
27% of all units constructed 
on the project site; 25 rental 
units or more: 24%. Annual 
indexing. The required on­
site affordable housing shall 
Increase by 0.75% annually 
for all development projects 
with 10-24 units. of housing, 
beginning on January 1, 
2018. Off-Site Affordable 

~~~:~n~ut0fe~~nit,~~ 2~ni~it~~ 
20%; 25 ownership units or 
more: 33%; 25 rental units or 
more: 30%. In accordance 
with Administrative Code, 
Section 67.7-1, persons who 
are unable to attend the 
hearing on this matter may 
submit written comments to 
the City prtor to the time the 

~~~~nts ~Ti~i~~ maJ~e~; 
part of the official public 
record Jn this matter, and 
shall be brought · to the 
attention of the members of 
the Committee. Wrttten 
comments should be 
addressed to Angela Calvillo, 
Clerk of the Board, City Hall, 
1 Dr. Canton B. Goodlett 
Place, Room 244, San 
Francisco, CA 94102. 
Information relating to this 
matter Is ;wailable In the · 
Office of the Clerk of the 
Board. Agenda information 
relating to this matter will be 
avanable for public review on 
Frtday, May 12, 2017. -
Angela Calvillo, Clerk of the 
Board 
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Ad Description: 
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I am a citizen of the United States and a resident of the State of California; I am 
over-the age of eighteen years, and not a party to or interested in the above 
entitled matter. I am the principal clerk of the printer and publisher of the SAN 
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EXM#: 3007787 

NOTICE OF PUBllC 
HEARING. 

BOARD OF SUPERVISORS 
· OF THE Ci1Y AND 

COUNTY OF SAN FRAN-
. CISCO 

LAND USE AND TRANS­
PORTATION COMMITTEE 
MONDAY, MAY 15, 2017 -

1:30PM 
CITY HALL, LI;GISLA TIVE 

CHAMBER, ROOM 250 
1 DR. CARLTON B. 

GOODLE1T PLACE, SAN 
FRANCISCO, CA 

NOTICE IS HEREBY GIVEN 
THAT the Land Use and 
Transportafion Commitlee 
will hold a public hearing lo 
consider the following 

h.'.iric;,s:' ,.;n~d b;-iie1~ub::; 
follows, at which time all 
·interested parties may attend 
and be heard: Ale No. 
161351. Onlinance amend-­
ing the Planning. Code lo 
revise the amount of the 
lnclusionary Affordable 
Housing Fee and the On-Site 
and Off·Slte Affordable 
Housing Alternatives and 
other lnc!usionary Housing 
requirements; adding 
reporting requirements for 
density bonus projects; 
affirming the Planning 
Department's detennination 
under the California 
Envlronmenlal Quality Act; 

• making findings under 
Planning Code, Section 302; 
and making findings of 
consistency with the General 
Plan1 and Ilia eight priority 
polices of Planning Code, 
Section 101.1.. If the 
legislation passes, new 
residential projects sheU be 
subject to revised Affordable 
Housing fees or provide a 
percentage of dwelfing units 
either on--site or off-site, and 
other requirements, as 
follows: lndusionery 
Affordable Housing Fee: 10 
units or more, but less than 
25 units: 20%; 25 units or 
more: 33% for ownership 
projects or 30% for rental 
projects. The -Mayor's Office 
of Housing and Community 
DeveloRment shall calculate 
these fees based on the 
City's cost of conslruclion of 
providing the residential 
housing for three different 
building types and two types 
Of tenure, ownership and 
rental. The three building 
types would be based on the 
height of the bullding: 1) up 
to 55 feet; 2) above 55 feet 
and up lo 85 feel; and 3) 
above 85 feel The afforda­
bility gap would be calcu- · 
lated within six months of the 
effeclive date of the 
amendments and updated 
annually lo ensure the 
amount reflects the City's 

current costs far the various 
building types and tenures. 
On-Site Affordable Housing 
option: 10 to 24 units: 12%) 
25 ownership units or more: 
27% of all units conslruc!ed 
on the project site; 25 rental 
units or more: 24%~ Annual 
indexing. The required on­
site afford$1e housing shall 
increase by 0.75% annually 
for all deveiopment projects 
with 10-24 units of housing, 
beginning on January 1, 
2018. Off.Site Affordable 
Housing option: ·1 O units or 
more, but less than 25 units: 
20%j 25 ownership units or 
more: 33%; 25 rental units or 
more: 30%. In accordance 
with Adminislrative Code, 
Section 67.7·1, persons who 
are unable to attend the 
hearing on this matter may 
submit written comments lo 
the City prior lo the time the 
hearing begins. These 
comments will be made as 
part of the official public 
record in this matter. and 
shall be brought to the 
attention of the members of 
the Committee. Written 
comments should be 
addressed lo Angela Calvillo, 
Clerk of the Board, City Hall, 
1 · Dr. Carlton B. Goodlett 
Place, Room 244, San 
Francisco, CA 94102.. 
Information relating to this 
matter is available In the 
Office of the Clerk of the 
Board. Agenda information 
relating to this matter will be 
available for public review on 
Friday, May 12, 2017. -
Angela Calvillo, Clerk of the 
Board ' 



BOARD of SUPERVISORS 

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

Dear Ms. Gibson: 

June 1, 2017 

File No. 161351 

On May 22, 2017, the Land Use and Transportation Committee amended the following 
legislation: · 

File No. 161351 

Ordinance amending the : Planning · Code to revise th~ amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives an.d other lnclusionary Housing 
requirements; to require minimum dwelling unit mix in all residential 

· districts;· affirming the Planning Department's determination under the 
California Environmental Quality Act; making findings of public necessity, 
convenience, and welfare under Planning Code, Section 302;. and making 
findings of consi~tency with the General Plan, al)d the eight priority 
policies of ·Planning Code, Section 101.1. 

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

Angela Calvillo, Clerk of the Board 

tT~1rtfc 
By: Erica Major, Assistant Clerk 

Land Use and Transportation Committee 

Attachment 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 
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City Hall 

BOARD of SUPERVISORs 
1 Dr. Carlton B. Goodlett Place, Room 244 

San Francisco 94102-4689 

TO: 

Tel. No. 554-5184 
Fax No. 554-5163 . 

TDD/TTY No. 554-5227 

MEMORANDUM 

Olson Lee, Director, Mayor's Office of Housing and Community 
Development 
Nadia Sesay, Interim Executive Director, Office of Community lnvestmenf 
and Infrastructure 
Robert. Collins, Executive Director, Rent Board 

FROM: Erica Major, Assistant Clerk 
Land Use and Transportation Committee 

DATE: June 1, 2017 

SUBJECT: AMENDED LEGISLATION 

The Board· of Supervisors' Land Use and Transportation Committee amended the 
following legislation, introduced by Supervisor Kim on April 18, 2017: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and ·other lnclusionary Housing 
requirements; to require minimum dwelling unit mix in all residential 
districts; affirming the · Plannfng Department's detennination under the 
California Environmental Quality Act; making findings of public necessity, 
convenience, and welfare under Planning Code, Section 302; and making 
findings. of cons.istency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1. 

If you have comments or reports to be included with the file, please forward them to me 
at the E?oard of Supervisors, City Hall, Room 244, 1 Dr. Carlton B. Goodlett Place, San 
Francisco, CA 94102 or by email ~t: Erica.Major@sfgov.org 

c: Eugene Flannery, Mayor's Office of Housing and Community Development 
Kate Hartley, Mayor's Office of Housing and .Community Development 
Amy Chan, Mayor's Office of Housing and Community Development 
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BOARD of SUPERVISORS 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103. 

Dear Commissioners: 

May 25, 2017 

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

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

TDDffTY No. 554-5227 

On May 22, 2017, the Land Use and Transportation Committee amended the following 
ordinance. The Office of the City Attorney has advised that this ordinance requires an 
additional Planning Commission hearing: 

File No. 161351 

Ordinance amending the Planning· Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; to require minimum dwelling unit mix in all residential 
districts; affirming the Planning Department's determination under the 
California Environmental Quality Act; making findings of public necessity, 
convenience, and welfare under Planning Code, Section 302; and making 
findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1. 

The proposed ordinance is being transmitted pursuant to Planning Code, Section 302, 
for public hearing and recommendation. The ordinance is pending before the Land 
Use and Transportation Committee and is scheduled for hearing on June 5, 
2017. 

c: John Rahaim, Director of Planning 

Angela Calvillo, Clerk of the Board 

By: Alisa Somera, Legislative Deputy Director 
Land Use and Transportation Committee 

Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Acting Environmental Review Officer 
AnMarie Rodgers, Senior Policy Advisor 
Jeanie Poling, Environmental Planning 
Joy Navarrete, Environmental Planning 
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BOARDofSUPERVISORS 

Lisa·Gibson 
Acting Environmental Review Officer 
Planning Department 
1650 Mission Street, $te. 400 
San Francisco, CA 94103 

Dear Ms. Gibson: 

April 21, 2017 

File No. 161351 

On April 18, 2017, Supervisor Kim introduced the following substitute legislation: · 

File No. 161351 

· Ordinance amending the Planning Code to revise the a~ount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; adding reporting requirements for density .bonus projectS; . 
affirming the Planning Department's determination under the California 
Environmental Quality Act; making findings under Planning Code, Section 
302; and making findings of consistency with the General Plan, and the 
eight. priority,_policies of Planning Code, Section 101 .. 1. 

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

Angela alvil~o, Cl rk of the Board 
'- / 

~IL By: is So ra, Legislative Deputy Director 
Land Use and Transportation Committee . . 

Attachment 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 
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City Hall 

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

San Francisco 94102-4689 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, Ck 94103 

Dear Commissioners: 

April 21, 2017 

Tel. No. 554-5184 
Fax No. 554-5163 

TDDtrTY No. 554-5227 

On April 18, 2017, Supervisor Kim introduced the following substitute legislation: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; adding reporting requirements for density bonus projects; 
affirming the Planning Department's determination under the California 
Environmental Quality Act; making findings under Planning Code, Section 
302; and making findings of consistency with the General Plan, and the 
eight priority policies of Planning Code, Section 101.1. 

The substitute ordinance is being transmitted pursuant to Planning Code, Section 
302(b), for public hearing and recommendation. The ordinance is pending before the 
Land Use and Transportation Committee and will be scheduled for hearing upon receipt 
of your response. 

c: John Rahaim, Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Acting Environmental Review Officer 
AnMarie Rodgers, Senior Policy Advisor 
Jeanie Poling, Environmental Planning 
Joy Navarrete, Environmental Planning 

217 



City Hall 

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

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

TDDtrTY No. 554-5227 

M E M 0 RA N D U M. 

TO: Olson Lee, Director, Mayor's Office of Housing and Community 
Development · 
Nadia Sesay, Interim Executive Director, Office of Community Investment 
and Infrastructure 
Robert Collins, Executive Director, Rent Board 

FROM: l Alisa S~mera, Legislat;,;e Deputy Dfrector 
'U" Land Use-and Transportation Committee 

DATE: April 21, 2017 

SUBJECT: LEGISLATION INTRODUCED 

The Board of Supervisors' Land Use and Transportation Committee has received the 
following substitute legislation, introduced by Supervisor Kim on April 18, 2017: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
· lnclusionary Affordable Housing Fee . and the 00'-Site and Off-Site 
Affordable Housing Alternatives and .other lnclusionary Housing 
requirements; adding reporting requirements for density bonus projects; 
affirming the Planning Department's determination under -the California 
_Environmental Quality Act; making findings under Planning Code, Section 
302; and making findings of consistency with the General Plan, and· the 
eight priority policies of Planning Code, Section 101.1. 

If you have 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 B. Goodlett Place, San 
Francisco, CA 94102 or by email at: alisa.somera@sfgov.org.. · 

c: Eugene Flannery, Mayor's Office of Housing and Community Development 
Kate Hartley, Mayor's Office of Housing and Community Development 
Amy Chan, Mayor's Office of Housing and Community Development 
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.. t_· 

BOARD of SUPERVISORS 

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

Dear Ms. Gibson: 

March 1, 2017 

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

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

TDD/TTY No. 554-5227 

. t=ile No. 161351 

On February 28, 2017, Supervisor Kim introduced the following substitute legislation: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusiona..Y Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; adding reporting requirements for density bonus· projects; 
affirming the Planning Department's determination under the California 
Environmental Quality Act; making findings under Planning Code, Section· 
302; and making findings of consistency with the General Plan, and the 
eight priority policies of Planning Code, Section 101.1. · 

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

rk of the Board 

By: isa Somera, egislative Deputy DireCtor 
Land Use and Transportation Committee 

Attachment 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 
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City Hall 

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

San Francisco 94102-4689 

Planning Commission 
Attn: Jonas lonin 
1650 Mission Street, Ste. 400 
San Francisco, CA 94103 

Dear Commissioners: 

March 1, 2017 

Tel. No. 554-5184 
Fax No. 554-5163 

TDD/TTY No. 554-5227 

On February 2s; 2017, Supervisor Kim introduced the following substitute legislation: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Sit~ and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; adding reporting requirements for density bonus projects; 
affirming the Planning tiepartmen_t's determination under the California 
Environmental Quality Act; making findings under Planning Code, Section· 

. 302; and making findings of consistency with the General Plan, and the 
eight priority policies of Planning Code, Section 101.1. 

The substitute ordinance is being transmitted pursuant to Planning Code, Section 
302(b), for public hearing and recommendation. The ordinance is pending b~fore the 
Land Use and Transportation Committee and will be scheduled for hearing upon receipt 
of y_our response. · · 

Angel~lv~I~, Clerk of the Board 

PIL By: -'lsa~frne~ive Deputy Director 
Land Use and Transportation Committee· 

c: John Rahaim, Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Acting Environmental Review Officer 
AnMarie R·odgers, Senior Policy Advisor 
Jeanie Poling, Environmental Planning 
._Joy Navarrete, Environmental Planning. 
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C,ityHall 

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

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

TDD/TTY No. 554-5227 

MEMORANDUM 

TO: Olson Lee, Director, Mayor's Office of Housing and Community 
Development 
Nadia Sesay, Interim Executive Director, Office of Commu.nity Investment 
and Infrastructure 

FROM: l Alisa Somera, Legislative Deputy Director 
p· Land Use and Transportation Committee 

DATE: March 1, 2017 

SUBJECT: SUBSTITUTE LEGISLATION INTRODUCED 

The Board of Supervisors' Land Use and Transportation Committee has received the 
following substitute legislation,_introduced by ?upervisor Kim on February 28, 2017: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-S.ite 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; adding reporting requirements for density bonus projects; 
affirming the Planning Department's determination under the California 
Environmental Quality Act; making findings under Planning Code, Section 
302; and making findings of consistency with the General Plan, and the. 
eight priority policies of Planning Code, Section 101.1. 

If you have 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 B. Goodlett Place, San 
Francisco, CA 94102 or by email at: alisa.somera@sfgov.org. 

c: Eugene Flannery, Mayor's Office of Housing and Community Development 
Kate Hartley, Mayor's Office of Housing and Community Development 
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BOARD of SUPERVISORS 

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

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

TDD/TTY No. 554-5227 

·December 20, 2016 

Lisa Gibson 
Acting Environmentai Review Officer 
Plarining Department 
1650 Mission Street, Ste. 400 
San Frandsco, CA 94103 

Dear Ms. Gibson: 

File No. 161351 

On December 13, 2016, Supervisor Kim introduced the following proposed legislation: 

File No. 161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Ho.using 
requirements; affirming the Planning Department's determination under the 
California Environmental Quality Act; making findings under Planning 

·Code, Section 302; and making findings of consistency with the General 
Plan, and the eight priority policies of Planning Code, Section 101.1 .. 

This legislatio.n is being transmitted to you for environmental review. 

Angel~l~~lo~e Board 

fl By: Jl.ftera, Legislative Deputy Director 
fLI-- Land Use and Transportation Committee 

Attachment · 

c: Joy Navarrete, Environmental Planning 
Jeanie Poling, Environmental Planning 
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City Hall 
. ·.-· t . 

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

San Francisco 94102-4689 

Planning Commission 
Attn: ·Jonas lonin 
1650 Mission Street, Ste. 400 
San .Francisco, CA 94103 

Dear Commissioners: 

December 20, 2016 

Tel. No. 554-5184 
Fax No. 554-5163 

TDDtrTY No. 554-5227 

On December 13, 2016,. Super\risor Kim introduced the following legislation: 

File No. -161351 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives and other lnclusionary Housing 
requirements; affirming the Planning Department's determination under the 
California Environmental . Quality Act; making findings under Planning 
Code, Section 302; and making findings of consistency with the General 
Plan, and the eight priority policies of Planning Code, Section 101.1. 

The proposed ordinance is being transmitted pursuant to Planning Code, Section· 
302(b), for public hearing and recommendation. The ordinance is pending before the 
Land Use and Transportation Committee and will be scheduled for hearing upon receipt 
of your response. 

lerk of the Board 

~By: Ali a Somera, Legislative Deputy-Director 
Land ·use and Transportation Committee 

c: John Rahaim, Director of Planning 
Aaron Starr, Acting Manager of Legislative Affairs · 
Scott Sanchez, Zoning Administrator 
Lisa Gibson, Acting Environmental Review Officer 
AnMarie Rodgers, Senior Policy Advisor 
·Jeanie Poling, .Environmental Planning 
Joy Navarrete, Enviror;imental Planning 
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BOARD of SUPERVISORS 

City Hall 
1 Dr. Carlton- B. Goodlett Place, RtlOm 244 

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

TDD/TTY No. 554-5227 

MEMORANDUM 

TO: Olson· Lee, Director, Mayor's Office of Housing and Community 
Development 
Tiffany Bohee, Executive Director, Office of Community lnvestmef}t and 
Infrastructure 

FROM: .tv Alisa Somera, Legislative Deputy Director 
\)v Land Use and Transportation Committee 

DATE: December 20, 2016 

SUBJECT: LEGISLATION INTRODUCED 

The Board of Supervisors' Land Use and Transportation Committee has received the 
following proposed legislation, introduced by Supervisor Kim on December 13, 2016: 

File No. 161351 · 

Ordinance amending the Planning Code to revise the amount of the 
lnclusionary Affordable. Housing Fee and the On-Site and Off-Site 
Affordable Housing Alternatives · and ·other lnclusionary Housing 
requirements; affirming the Planning Department's determination under the 
California Environmental Quality Act; making findings under Planning 
Code, Section 302; and making findings of consistency with the General 
Plan, and the eight priority polic_ies of Planning Code, Section 101.1. 

If you have 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 B. Goodlett Place, San 
Francisco, CA 94102 or by email at: alisa.somera@sfgov.org. 

c: Eugene Flannery, Mayor's Office of Housing and Community Development 
Kate Hartley, Mayor's Office of Housing and Community Development 
Cla_udia Guerra, Office of Community Investment and Infrastructure 
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!" 
. Member, Board of Supervisors 

District 2 
City' and County of San ·:Francisco 

MARKE. FARRELL 
co 

I 

::;::;.. -..... -.:!!... 

Cb 
DATE: May ~8, 2017 

Angela Calviilo 

I .. 
01 
N 

i 
TO: I 

Clerk of the Board of Supervisors 

FROM: Supervisor Mark Farrell 

RE:.· Land Use and Transportation Committee 
COMMITIEE REPORTS 

· Pursuant to Board Rule 4.20, as Chair of the Land Use and Trarisp_ortation Committee, I 
have deemed the following matters are of an urgent nature and request.they be 
considered by the full Board ?n Tuesday, May 23, 2017, as Committee Reports: 

170240 Police, Building Codes - Lactation in the Workp!ace 

Ordinance ~mending the Police Code to require employers to provide employees 
breaks and a location for lactation and to have a policy regarding lactation in the 
workplace that specifies a process by which an employee will make a request for 
accommodation, defines minimum standards for lactation.accommodation 
spaces, requires that newly constructed or renovated buildings designated for 
certain uses include lactation rooms, and outlines lactation accommodation be.st 
practices; amending the Building Code to specify the technical specifications ·of 
lactation rooms for new or renovated buildings tjesignated for certain use; 
making findings, including environmental findings and findings regarding the 
California Health and Safety Code; and directing the Clerk of the Board of 
Supervisors to forward this Ordinance to the California Building Standards 
Commis.sion upon final passage. · 

City Hall • 1 Dr. Carlton B. Goodlett Place • Room 244 • San FranCisco, California 94i02-2489 • (415) 554-7752 
· Fax (415) 554-7843 • TDDITTY (415) 554-~P.)· E-m?il: M;rrk.Farrell@sfgov.org 



Member; Board of Supervisors 
District 2 

City and County of San Francisco 

170208 

MARKE. FARRELL 

. Planning Code - lnclusionary Affordable Housunig Fee and 
Dwelling Unit Mix Requirements · 

Ordinance amending the Planning Code to revise the amount of the lnclusionary 
Affordable Housing Fee and the On-Site and Off-Site Affordable Housing 
Alternatives and other lnclusionary Housing requirements; to require minim.um 
dwelling unit mix in all residential districts; affirming the Planning Department'.s 
determination under the California Environmental Quality Act; making findings of 
public necessity, convenience, and welfare under Planning Code Section 302; 
and making findings of consistency with the General Plan, and the eight priority 
policies of Planning Code, Section 101.1. 

~ 161351 Planning Code - lnclusionary Affordable Housing Fee and 
Requirements 

Ordinance amending the.Planning Code to revise the amount of the lnclusionary 
Affordable Housing Fee and the On-Site and Off-Site Affordable Housing · 
Alternatives and other lnclusionary Housing requirements; adding .reporting 
requirements for density bonus projects; affirming the Planning Department's 
determination under the California Environmental Quality Act; making findings 
under Planning Code, Section 302; and making findings of consistency with the 
General Plan, and the eight priodty policies of Planning Code, Section 101.1: 

These matters will be he.ard in the Land Use and Transportation Committee at a 
Regular Meeting on Monday, May 22, 2017, at 1:30 p.m. · 

City Hall • 1 Dr. Carlton B. Goodlett Place • Room 244 • San Francisco, California 94102-2489 ° (415) 554-7752 
· Fax (415~ 554-7843 • TDDrITY (415) 55~-2267 • E-mail: Mark.Farrell@sfgov.org 



Prhit Form · J 

Introduction Form· 
By a Mernbef of the Board of Superviso~s or the Mayor 

I hereby submit the following item for introduction (select only one): 

~;!HI fl PD I 
iUi i Pu I\ Tim~ lshuil}> 0 I 

or meeting date 
~· ·.• 
Di----=>-"------

D 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Amendment) 

2. Request for next printed agenda Without Reference to Committee. 

D 3. Request for hearing on a subject matter at Committee. 

D 

D 

D 

4. Request for letter beginning 11 Supervisor 

5. City Attorney request. 

6. Call File No. --, -. ---------.! from Committee .. 

D 7. Budget Analyst request (attach written motion). 

~ 8. Substitute Legislation File No . ._I 1_6_1_3_51 ___ ~ 

D 9. Reactivate File No. ~I _____ _ 

D 10. Question(s) submitted for Mayoral Appearance before the BOS on 

inquires" 

'------------------' 

Please check the appropriate boxes. The proposed legislation should be forwarded to the followmg: 
D Small Business Commission D Youth Commission D Ethics Commission 

D Planning Commission D Building Inspection Commission 

~ote: For the Imperative Agenda (a resolution not on the printed agenda), use a Imperative Form. 

sponsor(s): 

!supervisors Kim; Peskin 

Subject: 

[Planning Code - Inclusionary Affordable Housing Fee and Requirements] 

The text is listed below or attached: 

Ordinance amending the Planning Code to revise the amount of the Inclusionary Affordable Housing Fee and the 
On-Site and Off-Site Affordable Housing Alternatives and other Inclusionary Housing requirements; adding 

Signature of Sponsoring Supervisor: --~--1r1-----CJ-..L--:-. -~----'"'-----==· =·=-----

fr·· Clerk's Use Only: 
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Introduction Form 
RECE!\!E \ 

BOARD OF SUP[;; VISORS 
S td"1 FR A t~C SC-0 

Bya Member ~fthe Board of Supervisors or the Mayoizu ti FEB 

I hereby submit the following item for introduction (select only one): 

D 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Amendrp.ent) · 
' •• • : • • ~ : •• • t 

0 2. Request for next printed agenda Without Reference to Committee. 

D 3. Request for hearing ·on a subject matter at Committee. 

D 

D 

D 

4. Request for letter beginning "Supervisor inquires" 
L------------~~---~ 

5. City Attorney request. 

6. Call File No. 1.---------'------.j fr~m Committee. 

D 7. Budget Analyst request (attach written motion). 

~ 8. Substitute Legislation File No. ,_I _____ _, 

D 9. Reactivate File No. I'--'·-------' 
D 10. Question(s) submitted for Mayoral Appearance before the BOS on'"""' --------==-----' 

Please check the appropriate boxes. The proposed legislation should be forwarded to the following: 

D Small Business Commission D Youth Commission D Ethics Commission 

D Planning Commission D Building Inspection Commission 

Note: For the Imperative Agenda (a resolution not on the printed agenda), use a Imperative Form. 

Sponsor(s): 

!supervisor Kim .. 

Subject: 

Planning Code - Inclusionary Affordable Housing Fee and Requirements 

The text is listed below or attached: 

I See attached. 

Signature of Sponsoring Supervisor: -~~-->"~"-· -~~--0---r-~-"""-------
For Clerk's Use Only: 
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Introduction Form 
By·a Member of the Board of Supervisors or the Mayor 

I hereby submit the following item for introduction (select only one): 

~~ 

12-rr~11tQ ~ 

4:i.t\ rM 

Timestamp ~ 
or meeting date 

D 1. For reference to Committee. (An Ordinance, Resolution, Motion, or Charter Amendment) 

D 2. Request for next printed agenda Without Reference to Committey. _ 

fgj 3. Request for hearing on a subject matter at Committee. 

D 

D 

. 0 

D 

D 

D 

4. Request for letter beginning "Supervisor inquires" 
~~~~~~~~~~~~~~~~ 

5. City Attorney request. 

6. Call File No. I _ . ---·- _ ... I from Committee . 

7. Budget Analyst request (attach written motion). 

8. Substitute Legislation File.No. I~-~~~~ 

9. Reactivate File No. ~I ----~ 
10. Question(s) submitted for Mayoral Appearance before the BOS on 

'--~--~~---~~-~~ 

Please check the appropriate boxes. The proposed legislation should be forwarded to the following: 

D Small Business Commission D Youth Commission .O Ethics Commission 

D Planning Commission D Building Inspection Commission 

Note: For the Imperative Agenda (a resolution not on the printed agenda), use· a Imperative Form. 

Sponsor(s): 

!supervisors Kim_ and Peskin 

Subject: 

Planning Code - Inclusionary Affordable Housing Fee and Requirements 

The text is listed below or attached: 

ISee attached. 

Signature of Sponsoring Supervisor: __ (_~+-!"-~~-()-~· _{)_____~-=-~----
Clerk's Use Only: 
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