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AMENDED IN COMMITTEE
FILE NO. 200701 10/19/2020 ORDINANCE NO.

[Building Code, Environment Code - Mandating New Construction Be All-Electric]

Ordinance amending the Building Code to require new construction to utilize only

electric power; amending Environment Code to provide public hearings on
implementation of all-electric requirement; adopting findings of local conditions under
the California Health and Safety Code; affirming the Planning Department’s
determination under the California Environmental Quality Act; and directing the Clerk
of the Board of Supervisors to forward this ordinance to the California Building

Standards Commission upon final passage.

NOTE: Unchanged Code text and uncodified text are in plain Arial font.
Additions to Codes are in smqle underllne |taI|cs Times New Roman font.
Deletions to Codes are in
Board amendment additions are in double underllned Arial font.
Board amendment deletions are in
Asterisks (* * * *)indicate the omission of unchanged Code
subsections or parts of tables.

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

Section 1. General Findings.

(&) The Planning Department has determined that the actions contemplated in this
ordinance comply with the California Environmental Quality Act (California Public Resources
Code Sections 21000 et seq.). Said determination is on file with the Clerk of the Board of
Supervisors in File No. 200701 and is incorporated herein by reference. The Board affirms
this determination.

(b) On August 19, 2020, the Building Inspection Commission considered this

ordinance at a duly noticed public hearing pursuant to Charter Section D3.750-5.

Supervisors Mandelman; Preston
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Section 2. Findings Regarding Local Conditions.

(a) California Health and Safety Code Sections 17958.7 and 18941.5 provide that local
jurisdictions may enact more restrictive building standards than those contained in the
California Building Code, provided that the local jurisdictions make express findings that each
change or modification is reasonably necessary because local climate, geologic, or
topographical conditions and that the local jurisdictions file the local amendments and
required findings with the California Building Standards Commission before the local changes
or modifications can go into effect.

(b) The Board of Supervisors hereby finds and declares that the following
amendments to the San Francisco Building Code are reasonably necessary because of local
climatic, topological, and geological conditions as discussed below.

(1) The topography of San Francisco creates increased risk of fire due to
high density of buildings on very small lots and high population density. It is necessary and
appropriate to stop building new natural gas infrastructure that increases acute and
cumulative fire risk across the City.

(2) San Francisco’s geologic and topographic conditions produce increased
risk for earthquake-induced failure and consequent fire due to local hazardous seismic
microzones, slide areas, and local liquefaction hazards. Natural gas infrastructure may
rupture, fail, and/or explode due to earthquake-induced structural failure. After seismic
events, natural gas infrastructure will take significantly longer to resume service compared to
electrical infrastructure. It is necessary and appropriate to reduce fire risk and increase
resiliency by eliminating the construction of new natural gas infrastructure.

3) San Francisco’s climate and topography create wind patterns and
periodic seasonal high temperatures that produce smog and ozone that exacerbate the

respiratory ailments of residents. Natural gas combustion is a major source of indoor air

Supervisors Mandelman; Preston
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pollution that further exacerbates the effects of regional pollution for the City’s residents and
can be particularly acute in the City’s dense population and smaller dwelling units. _Studies

have shown children living in homes with natural gas stoves have a 42% increased risk of

experiencing asthma symptoms and those impacts may be exacerbated in a compact city
such as San Francisco where low-income households are more likely to have more people
living in smaller spaces with less ventilation. It is reasonable and appropriate to decrease

pollution exposure and resulting human health impacts by utilizing All-Electric construction
instead of creating additional natural gas infrastructure.

4) Human activities releasing greenhouse gases into the atmosphere cause
increases in worldwide average temperature, which contribute to melting of glaciers and
thermal expansion of ocean water. As a city located on the tip of a peninsula, surrounded on
three sides by water, San Francisco is experiencing and will continue to experience the
repercussions of climate change such as extreme heat events and rising sea levels causing
significant erosion, increasing impacts to infrastructure during extreme tides, and causing the
City to expend funds to modify its infrastructure.

(5)  The operation of buildings comprises a significant portion of the City’s
greenhouse gas emissions. In 2017, the operation of buildings was responsible for 43.7% of
citywide greenhouse gas emissions. The City has grown considerably in recent years. For
example, since 1990 the economy of the City grew 162% and population increased by 22%.
This growth results in construction of new buildings and significant rehabilitation of existing
buildings.

(6)  San Francisco’s electric system increasingly utilizes renewable energy.
Emissions of carbon dioxide per megawatt hour of electricity delivered to the City have
decreased by 78% since 1990. The City has set a goal of ensuring that 100% of electricity

usage citywide is generated via renewable, greenhouse gas-free sources by 2030. In 2017,

Supervisors Mandelman; Preston
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80% of greenhouse gas emissions from the operation of buildings citywide was due to
consumption of natural gas or district steam produced via combustion of natural gas.

(7) The primary constituent of natural gas is methane, which is 86 times
more potent of a greenhouse gas than carbon dioxide. In addition, more than 4% of methane
leaks into the atmosphere prior to delivery.

(8) It is necessary and appropriate to stop construction of new natural gas
infrastructure in San Francisco in order to reduce the unique impacts San Francisco will
endure from global warming.

(c) The Board of Supervisors hereby also finds that the City values the diverse

restaurant community that makes the City a vibrant center of both culinary innovation and

traditional cuisines that are critical to the cultural integrity, identity, and economic vitality of
San Francisco. While electric cooking technology is widely and increasingly available, the
Board of Supervisors finds that the potential for deleterious impacts to restaurant enterprises
is sufficiently present, particularly in light of the severe economic disruption posed by the 2020
COVID-19 pandemic, that an additional transition period and process for seeking an exception
for such enterprises that may be included in a new construction project is prudent,
appropriate, and necessary for the public welfare.

Section 3. The Building Code is hereby amended by revising Sections 106A and 202,
to read as follows:

SECTION 106A — PERMITS

* * * *

106A.1.16.3 Inspections. Inspections by the Electrical Division are required for EV
Charging Station installations, and for any alteration or modification of the electrical system on

the property, including the installation of EVSE.

Supervisors Mandelman; Preston
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106A.1.17 Mixed-Fuel Buildings. The Building Official shall not issue permits for

construction of any new Mixed-Fuel Buildings that submitted antheir initial application on or after

January 1, 2021. Permits for new construction that submit their initial applications on or after that

date may only be obtained for All-Electric Buildings or Projects. For purposes of this subsection,
the initial application shall be the first site or building permit application associated with the

project.
EXCEPTIONS: The Building Official may issue a permit for construction of a new Mixed-Fuel

Building in the following circumstances, and provided that the building shall be Electric-Ready as
specified in the Design Guidelines for Electric-Ready Buildings published by the Department

of Building Inspection:
(1) Upon the Building Official’s finding that constructing an All-Electric Building or Project is

physically or technically infeasible and that a modification pursuant to section 104A.2.7 is warranted.

Financial considerations shall not be a sufficient basis to determine physical or technical
infeasibility. Modifications from this section 106A.1.17 shall only be issued under this exception

where the Building Official finds: sufficient evidence was submitted to substantiate the infeasibility of

an All-Electric Building or Project design; the installation of natural gas piping systems, fixtures

and/or infrastructure is strictly limited to the system and area of the building for which All-Electric

Building or Project design is infeasible; the-area-or-service-within-the-project- where-gas-piping

design provides equivalent health, safety and fire-protection to All-Electric Building or Project design;

or

(2) The Building Official may issue a permit for a new Mixed Fuel Building that includes an

area specifically designated for occupancy by a commercial food service establishment (A-2

Occupancy) that is a Mixed-Fuel Building solely because it provides gas piping systems, fixtures and/or

Supervisors Mandelman; Preston
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infrastructure exclusively for cooking equipment within the designated commercial food service area

where the initial application was submitted prior to January 1, 2022.

(i) For initial applications submitted on or after this date, the Building Official

may issue a permit for such a new Mixed-Fuel Building—that is a Mixed-Fuel Building solely

because it provides gas piping systems, fixtures and/or infrastructure exclusively for cooking
equipment within the designated commercial food service area—upon finding that the
applicant has submitted sufficient evidence that such gas systems are necessary for the
specific commercial food service establishment that will operate the food service area.

Applicants may appeal determinations made by the Building Official to the Board of

Examiners, pursuant to section 105A.1.
REPORTING: No later than July 15, 2021 and annually thereafter until 2025, the

Building Official shall provide to the Department of Environment a report listing the status of all

permits granted or in process to construct a new Mixed-Fuel Building pursuant to the above
exceptions. The reports shall be cumulative and shall include a brief description of the

circumstances for which the applicant seeks or has been granted an exception.
106A.1.17.1 Conversion to Mixed-Fuel Buildings. The Building Official shall not issue

permits that would convert an All-Electric Building or Project into a Mixed-Fuel Building where the

initial application was submitted after January 1, 2021.

106A.1.17.2 Municipal New Construction-erMajorRenovation-Projeets. The provisions in
section 106A.1.17 do not apply to Municipal New Construction-er-MajorRenovationProjects as

defined by Chapter 7 of the Environment Code that are subject to Section 706 of the Environment

Code.

Supervisors Mandelman; Preston
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SECTION 202 — DEFINITIONS

Add these definitions as follows:

ALL-ELECTRIC BUILDING OR PROJECT. A building or project that uses a permanent

supply of electricity as the source of energy for all space conditioning (including heating and cooling),

water heating (including pools and spas), cooking appliances, and clothes drying appliances. An All-

Electric Building or Project may not install natural gas or propane piping systems, fixtures or

infrastructure for those purposes in or in connection with the building, structure, or within property

lines of the premises, extending from the point of delivery at the gas meter.

* % % %

ELECTRIC-READY. A building, project, or portion thereof that contains electrical systems

and designs that provide capacity for a future retrofit of a Mixed-Fuel Building to an All-Electric

Building. Electric-Ready includes sufficient ispace, drainage, electrical conductors or raceways, bus

bar capacity, and overcurrent protective devices to provide capacity for a future retrofit to an All-
Electric Building as specified in the Design Guidelines for Electric-Ready Buildings published

by the Department of Building Inspection.

* % % %

MIXED-FUEL BUILDING. A building that uses natural gas or propane as fuel for space

heating or cooling, exterior heating, decorative uses and lighting, water heating (including pools

and spas), cooking appliances or clothes drying appliances, onsite generation of electricity (except

where primarily fueled by onsite digestion of organic material), or contains fixtures, piping systems, or

infrastructure for natural gas or propane equipment for such uses.

Section 4. The Environment Code is hereby amended by adding Section 909, to

read as follows:

SEC. 909. IMPLEMENTATION OF ALL-ELECTRIC BUILDING STANDARD.

Supervisors Mandelman; Preston
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(a) The Department of Environment shall coordinate with the Department of

Building Inspection in implementation of the All-Electric building requirement in Section

106A.1.17 of the Building Code.

(b) The Department of Environment shall hold at least one public meeting annually

to discuss the annual report from the Department of Building Inspection detailing the status of

applications for permits to construct new Mixed-Fuel Buildings pursuant to an exception to
Building Code Section 106A.1.17.

Section 5. Preexisting Rights Unaffected. Nothing in this Ordinance is intended to

impair or limit any contract right that exists as of the Effective Date of this Ordinance. In

connection with the application of this Ordinance as it relates to development agreements or
similar contracts, or approved development plans administered by the Office of Community

Investment and Infrastructure, the Department of Building Inspection shall consult with the

City Attorney to determine whether the denial of a permit or approval will violate the terms of

contracts that the City entered into before the Effective Date of this Ordinance.

Section 64. Effective Date. This ordinance shall become effective 30 days after
enactment. Enactment occurs when the Mayor signs the ordinance, the Mayor returns the
ordinance unsigned or does not sign the ordinance within ten days of receiving it, or the Board

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

Section 75. Scope of Ordinance. In enacting this ordinance, the Board of Supervisors
intends to amend only those words, phrases, paragraphs, subsections, sections, articles,
numbers, punctuation marks, charts, diagrams, or any other constituent parts of the Municipal

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

Supervisors Mandelman; Preston
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additions, and Board amendment deletions in accordance with the “Note” that appears under

the official title of the ordinance.

Section 86. Severability. If any section, subsection, sentence, clause, or phrase of this
ordinance is, for any reason, held to be invalid, such decision shall not affect the validity of the
remaining portions of this ordinance. The Board of Supervisors hereby declares that it would
have passed this ordinance, and each section, subsection, sentence, clause, or phrase of this
Ordinance, irrespective of the fact that any one or more sections, subsections, sentences,

clauses, or phrases be declared invalid.

Section 9. Directions to Clerk. Upon final passage of this ordinance, the Clerk of the
Board of Supervisors is hereby directed to transmit this ordinance to the California Building

Standards Commission pursuant to the applicable provisions of State law.

APPROVED AS TO FORM:
DENNIS J. HERRERA, City Attorney

By: /s/ Robb W. Kapla
ROBB W. KAPLA
Deputy City Attorney

n:\legana\as2020\2000291\01486612.docx
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FILE NO. 200701

REVISED LEGISLATIVE DIGEST
(Amended in Committee, 10/19/2020)

[Building Code, Environment Code - Mandating New Construction Be All-Electric]

Ordinance amending the Building Code to require new construction to utilize only
electric power; amending Environment Code to provide public hearings on
implementation of all-electric requirement; adopting findings of local conditions under
the California Health and Safety Code; affirming the Planning Department’s
determination under the California Environmental Quality Act; and directing the Clerk
of the Board of Supervisors to forward this ordinance to the California Building
Standards Commission upon final passage.

Existing Law

The Building Code does not define or distinguish between all-electric buildings and mixed-fuel
buildings or contain a definition of electric-ready design.

Amendments to Current Law

The proposed legislation would define the terms all-electric, mixed-fuel, and electric-ready in
the Building Code. All-electric building or design is defined in the proposed legislation as a
building that uses permanent electrical supply for air conditioning and heating, water heating,
cooking appliances, and clothes drying appliances, and that does not contain any natural gas
piping, fixtures, or infrastructure for those building needs. Natural gas piping, fixtures or
infrastructure for other uses within a building, such as natural gas piping and appliances for
industrial processes, would not disqualify a building as being all-electric for purposes of this
legislation. The proposed legislation defines mixed-fuel buildings as buildings that utilize
natural gas and/or contain natural gas piping, fixtures, or infrastructure for any of the following
uses: air conditioning or heating, water heating, outdoor lighting or heating, decorative uses,
cooking appliances, clothes drying, or electricity generation. The proposed legislation defines
electric-ready as a building that contains sufficient electrical systems and design that would
allow for future retrofit to all-electric design.

The proposed legislation would prohibit the Department of Building Inspection (DBI) from
issuing building permits for construction of new mixed-fuel buildings where the initial
application for the permit was submitted on or after January 1, 2021. The initial application
would include the first site or building permit application associated with the project. It would
also prohibit issuance of permits that would result in converting existing all-electric buildings to
mixed-fuel buildings—for example, by adding natural gas piping for space heating to a
building that currently only uses electricity for space heating—where the initial applications
were submitted on or after January 1, 2021.

BOARD OF SUPERVISORS Page 1
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The proposed legislation contains two exceptions to the all-electric building requirement and
under both exceptions, the building must be constructed to be as electric ready as feasible.
The first exception is based on the Building Code’s modification process and allows DBI to
issue a permit to construct a new mixed-fuel building where all-electric design is physically or
technically infeasible. DBI may only issue a permit under this modification process where it
finds: (1) that complete all-electric design is physically or technically infeasible; (2) the
installation of natural gas piping, fixtures and infrastructure is limited within the building to the
space and use for which all-electric design is infeasible (for example, if electric water heating
is infeasible, a natural gas water heater and piping is allowed and no other piping or fixtures
may be installed in other locations serving other uses in the building); and (3) the modified,
mixed-fuel design of the building provides equivalent health, safety, and fire protection as all-
electric design.

The second exception provides an additional year to submit initial applications for new
buildings that include a designated space for commercial food service establishments
(restaurants). This exception allows DBI to issue permits for new construction of mixed-fuel
buildings where initial applications are submitted before January 1, 2022, and the new
building seeks natural gas piping, fixtures and infrastructure solely to accommodate a
commercial food service establishment and where the use of natural gas is confined to
cooking equipment in the food service area of the building. For initial applications submitted
on of after January 1, 2022, DBI may issue a building permit for construction of a new mixed-
fuel building (where the buidling is mixed-fuel solely due to the installation of natural gas
piping, fixtures and infrastructure for the restaurant space operation) only upon finding that the
applicant established that natural gas is necessary for the specific restaurant occupying the
food service area.

The proposed legislation requires DBI to compile a list of all projects that seek or have been
granted an exception to the all-electric requirement and provide that list to the Department of
Environment annually on or before the 15th of July through the year 2025. The proposed
legislation would require the Department of Environment to hold at least one public meeting
annually to discuss the report from DBI.

Background Information

Natural gas combustion, infrastructure, and transport create significant health, safety, and
environmental risks for San Francisco. The City’s unique topography, high population density,
stock of older wooden structures, seismic activity, and wind patterns make the City vulnerable
to fast spreading fires triggered or strengthened by gas leaks and explosions. Indoor use of
natural gas is also a significant contributor to indoor air pollution, the health impacts of which
are exacerbated in denser developments with smaller dwelling units that make up a significant
portion of the City’s housing stock. Production, transportation, and combustion of natural gas
are also significant contributors to climate change, which poses unique risks to the City in the
form of sea level rise, extreme heat, and increasing storm frequency.

BOARD OF SUPERVISORS Page 2
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The objective of the proposed legislation is to recognize the health, safety, and environmental
impacts of mixed-fuel buildings and ensure that new construction does not exacerbate these
impacts. The proposed legislation would create new building standards in the Building Code,
which requires: (1) that the standards are more protective than the California Building Code,
(2) findings that the standards are based on unique geologic or environmental conditions, and
(3) the standards are submitted to the California Building Standards Commission for review.
The proposed legislation also contains findings explaining the basis for the extension and
exception process for restaurants.

The proposed legislation follows other recent legislative efforts to address the risks and
impacts of natural gas, including amendments to the Environment Code to mandate new
municipal construction be all-electric, and amendments to the Green Building Code creating
different energy efficiency standards for mixed-fuel and all-electric buildings.

n:\legana\as2020\2000291\01487072.docx
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BUILDING INSPECTION COMMISSION (BIC)

London N. Breed
Mayor

COMMISSION

Angus McCarthy
President

Sam Moss
Vice-President

Alysabeth
Alexander-Tut
Kevin Clinch
Jon Jacobo
Jason Tam

Sonya Harris
Secretary

Patrick O’Riordan
Interim Director

Department of Building Inspection Voice (628) 652-3510
49 South Van Ness Avenue, 5" Floor, San Francisco, California 94103

August 21, 2020

Ms. Angela Calvillo

Clerk of the Board

Board of Supervisors, City Hall

1 Dr. Carlton B. Goodlett Place, Room 244
San Francisco, CA 94102-4694

Dear Ms. Calvillo:
RE: File No. 200701

Ordinance amending the Building Code to require new construction to
utilize only electric power; adopting findings of local conditions under
the California Health and Safety Code; affirming the Planning
Department’s determination under the California Environmental Quality
Act; and directing the Clerk of the Board of Supervisors to forward this
Ordinance to the California Building Standards Commission upon final
passage.

The Building Inspection Commission met and held a public hearing on August
19, 2020 regarding File No. 200701 on the proposed amendment to the Building
Code referenced above. The Commissioners voted unanimously to
recommend approval of the proposed Ordinance.

The Commissioners recommended that the ordinance be amended to include
outdoor and decorative uses of natural gas in the definition of mixed-fuel
projects, as proposed by the sponsor.

President McCarthy Yes Vice-President Moss Yes
Commissioner Clinch Yes Commissioner Jacobo Yes
Commissioner Tam Yes

Commissioner Alexander-Tut Yes



Should you have any questions, please do not hesitate to call me at (628)
652-3510.

Sincerely,

Sonya Hatrris
Commission Secretary

cc: Patrick O’Riordan, Interim Director
Mayor London N. Breed
Supervisor Rafael Mandelman
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

BOARD of SUPERVISORS

July 8, 2020

File No. 200701

Lisa Gibson

Environmental Review Officer
Planning Department

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

Dear Ms. Gibson:
On June 30, 2020, Supervisor Mandelman submitted the following legislation:
File No. 200701

Ordinance amending the Building Code to require new construction to
utilize only electric power; adopting findings of local conditions under the
California Health and Safety Code; affirming the Planning Department’s
determination under the California Environmental Quality Act; and
directing the Clerk of the Board of Supervisors to forward this Ordinance to
the California Building Standards Commission upon final passage.

This legislation is being transmitted to you for environmental review.
Angela Calvillo, Clerk of the Board
v
By: Erica Major, Assistant Clerk
Land Use and Transportation Committee

Attachment

c:  Joy Navarrete, Environmental Planning
Don Lewis, Environmental Planning

Not defined as a project under CEQA Guidelines
Sections 15378 and 15060(c)(2) because it would not
result in a direct or indirect physical change in the
environment.

07/08/2020 % Navarete
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RESOLUTION FILE NO. 2020-02-COE RESOLUTION NO. 002-20-COE

[Support of Building Code - Mandating New Construction Be All-Electric, File Number: 200701]

Resolution urging the Board of Supervisors and the Mayor to adopt File Number 200701, an
Ordinance amending the Building Code to require new construction to exclude natural gas and
include exclusively all-electric energy sources;

WHEREAS, the City and County of San Francisco has a duty to promote safety, improve the
health of its citizens, and enhance and protect our City’s natural environment; and

WHEREAS, San Francisco’s geologic and topographic conditions create safety challenges due
to increased risk for earthquake-induced failure; and,

WHEREAS, this same challenging topography also creates increased risk of fire due to high
density of buildings on very small lots and high population density; and,

WHEREAS, natural gas infrastructure may rupture, fail, and/or explode due to earthquake-
induced structural failure; and,

WHEREAS, the addition of new natural gas infrastructure in newly constructed buildings
increases acute and cumulative fire risk across the City; and,

WHEREAS, the elderly, the poor, young children, those with pre-existing medical conditions,
and communities of color are the most likely to suffer disproportionately from the health impacts of
climate change and may lack the resources to recover quickly from climate-related disasters; and,

WHEREAS, the combustion of natural gas emits a wide range of air pollutants, such as carbon
monoxide, nitrogen oxide, and particulate matter which have been linked to various acute and chronic
health effects including asthma in children, respiratory illness, cardiovascular disease, and premature
death; and,

WHEREAS, low-income communities and communities of color spend a disproportionate
amount of their income on energy and are more likely to suffer from asthma due to poor indoor air

quality; and

Commission on the Environment Page 1 July 28, 2020
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RESOLUTION FILE NO. 2020-02-COE RESOLUTION NO. 002-20-COE

WHEREAS, the San Francisco Commission on the Environment seeks to improve, enhance,
and preserve the environment and to promote San Francisco’s long-term environmental sustainability
as set forth in Section 4.118 of the City Charter; and,

WHEREAS, climate change has already affected San Francisco to varying degrees including
poor air quality from wildfires, drought, flooding, and extreme heat; and,

WHEREAS, production, transportation, and combustion of natural gas are also significant
contributors to climate change, which poses unique risks to the City in the form of sea level rise,
extreme heat, and increased frequency of extreme storms and droughts; and,

WHEREAS, the operation of buildings in 2018, was responsible for 44% of citywide
greenhouse gas emissions; and,

WHEREAS, in 2017, 80% of greenhouse gas emissions from the operation of buildings
citywide was due to consumption of natural gas or district steam produced via combustion of natural
gas; and,

WHEREAS, San Francisco has established an ambitious goal of achieving net zero emissions
by 2050 in order to do its part to stabilize the planet and protect the health of its residents; and,

WHEREAS, San Francisco continues to be a global climate action leader, having already met
City goals by reducing greenhouse gas emissions 35% from 1990 levels by 2018, while the City’s
economy has grown 172% and its population has increased 22% during that time; and,

WHEREAS, reducing reliance on natural gas systems improves building safety, reduces fire
risk, and simplifies building systems and maintenance; and

WHEREAS, requiring energy-efficient and all-electric systems in buildings at the time of new
construction is more cost-effective than replacing equipment in good working order; and

WHEREAS, to achieve the City’s goal of net zero emissions, it is necessary to discontinue the
installation of equipment dependent on fossil fuels, and instead, install high-efficiency equipment that

uses electricity and does not emit greenhouse gas; and,

Commission on the Environment Page 2 July 28, 2020
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RESOLUTION FILE NO. 2020-02-COE RESOLUTION NO. 002-20-COE

WHEREAS, zero-emissions buildings benefit the safety, health, and welfare of San Francisco
and its residents by improving indoor air quality, alleviating conditions aggravating asthma, and
reducing harmful greenhouse gas emissions from energy consumption; now, therefore, be it,

RESOLVED, that the Commission on the Environment urges the Board of Supervisors and the
Mayor to adopt File Number 200701, an ordinance to reduce safety, health, and environmental risk by
eliminating the use of natural gas in new construction ; and, be it,

FURTHER RESOLVED, that the Commission on the Environment urges the Board of
Supervisors and the Mayor to continue to support policies that help San Francisco reach its goal of

achieving net zero emissions from all buildings by 2050.

I hereby certify that this Resolution was adopted by the Commission on the Environment at its

meeting on July 28, 2020.

2.2

Charles Sheehan, Chief Policy and Public Affairs Officer

Vote: 7-0 Approved
Ayes: Commissioners Stephenson, Ahn, Bermejo, Chu, Sullivan, Wald, and Wan
Noes: None

Absent: None

Commission on the Environment Page 3 July 28, 2020



SF Environment Racial Equity Analysis
Our home. Our city. Our planet. Proposed Ordinance: All-Electric Buildings for New Construction
A Department of the City and County of San Francisco Se ptem ber 17, 2020

Context

Proposed Ordinance: All-Electric Buildings for New Construction

The proposed ordinance will update the San Francisco building code to require all new building permits submitted to the
Department of Building Inspection (DBI) after January 1, 2021 be all-electric. All-electric buildings exclusively use
electricity for power and do not contain any natural gas piping, fixtures, or infrastructure for air conditioning, heating,
water heating, cooking appliances, and clothes drying appliances.

The goals of the ordinance are to increase building safety, improve indoor air quality, and reduce San Francisco’s
greenhouse gas (GHG) emissions. There is an exception process in the event that a project sponsor demonstrates it is
infeasible to build all-electric. In the policy brief for the proposed ordinance, improved indoor air quality was identified
as an equity and health benefit.! This analysis identifies additional racial equity concerns and recommendations, on the
premise that if a policy is not intentionally designed to advance racial equity, then it is unlikely to do so.

Racial Disparities in San Francisco

Across every social indicator, when data is disaggregated by race, the legacy of more than 200 years of racially
discriminatory government policies is evident in San Francisco. Racial disparities can be measured in unemployment,
health, household income, housing and displacement, criminal justice, police violence, homelessness, education, and
composition of the City and County of San Francisco’s workforce.? Climate change exacerbates these disparities. People
of color and lower income populations are least responsible for, yet most vulnerable to the impacts of climate change.

Racial Equity Analysis

As part of its Racial Equity Initiative, the San Francisco Department of Environment (SFE) will evaluate and provide
recommendations for legislation to better advance racial equity. The process with which these recommendations will be
communicated to stakeholders and policy makers is still under development. SFE’s final process will follow the Office of
Racial Equity’s policy analysis tool, which is being developed for Board of Supervisors legislation.

For the proposed ordinance, All-Electric Buildings for New Construction, SFE racial equity staff identified five areas of
analysis and short- and long-term recommendations to address concerns. Long-term recommendations require
collaboration with other departments and outside entities and funding; several long-term recommendations make sense
at a larger scale, beyond the proposed ordinance alone.

1 https://sfenvironment.org/sites/default/files/fliers/files/sfe_zebtf new construction policy brief.pdf
2 https://sfgov.legistar.com/View.ashx?M=F&ID=7586870&GUID=9E0222B9-7A4D-4082-8 CCE-3F397520FC82
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Summary Table: Equity Analysis and Recommendations

Analysis Description Recommendations to Advance Racial Equity

e Short-term: Conduct post-occupancy evaluation of

utility costs for tenants and compile best practices to
Higher utility bills

. . better understand any impacts and reduce costs in
disproportionately burden

lower income populations. general.
1) While information was e Long-term: Work with utility regulators and providers
Energy Cost provided about projected to facilitate equitable rate structures. Develop
Burdens for | savings for lifetime of the educational materials for tenants about peak electricity
Tenants building, utility cost comparison pricing and opportunities to reduce energy costs.

(electric vs mixed fuel) for
tenants for short term was not
provided.

Subsidies, incentives, and/or other financial assistance
could be expanded for energy efficiency, solar, and/or
other technologies to ensure affordability for lower
income tenants.

Housing unaffordability ) .
. . e Short-term: Focus outreach and technical assistance to
disproportionately harms -

2) o affordable housing developers who are unfamiliar or
people of color. It is important . ) . o o
Affordable . inexperienced with building electrification.
. to ensure all-electric o
Housing e Long-term: Feedback mechanism is needed to

construction continues to . ) ]
. understand impacts of the all-electric ordinance.
support affordable housing.

e Short-term: Focus outreach and technical assistance to

There is significant income Black, Indigenous, and People of Color (BIPOC)-owned
inequality by race. Historically businesses and racial/ethnic affinity professional
the green building industry has organizations to increase competitive advantage.
3) not been racially diverse. Jobs in e Long-term: Workforce training targeting BIPOC and
Workforce building electrification will not people with barriers to employment is needed.
Considerations | solve all income inequality but Incentives and/or requirements to hire graduates of the
can contribute toward closing training and to direct work to BIPOC-owned businesses
the gap if they are designed to are needed. Partnerships between SFE and workforce
do so. development agencies and non-profits need to be

established to support this long-term vision.

e Short-term: Gather feedback to better understand

Cooking on an open gas flame impacts to cultural cooking and cost impacts to new
4) impacts some cultural cooking. restaurants.
Restaurants Electric appliances have cost e Long-term: Partner with training providers to build
and training implications. familiarity with and gather feedback on cultural cooking

on electric appliances.
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Resources are needed to further . ) . o
. oo Long-term: Create a funding stream using the climate justice
5) advance racial equity in all- o o
. . o principle where the largest polluter pays for the transition, such
Funding electric buildings, and to ensure

. . as a fee for large existing commercial buildings.
a just transition for workers.

#1: Energy Cost Burdens for Tenants

The policy brief for the proposed ordinance? references studies on certain building types—single family homes, low- and

medium-rise residential, office, retail—that indicate a financial benefit over the lifetime (30 years) of the all-electric
building. This projected financial benefit is applicable to building owners. However, not all tenants pay for building-wide
operational costs and most will likely not live in the building for the duration of its lifetime. While early adopters of all-
electric building with solar PV expect lower utility bills than for a typical multifamily building,* there is no research about
utility costs for tenants and variability by building type. Tenants are subject to volatility in energy markets, and spikes
may be felt more acutely in single fuel systems. The retail price of gas for California residents has historically been

more volatile over time than electricity. California's gas utilities, including PG&E, have proposed and/or received
approval to increase gas rates faster than electric rates 2019-2025.5 Higher utility bills disproportionately burden lower
income tenants.

Recommendations to Advance Racial Equity

e Short-term: SFE could conduct post-occupancy evaluation of monthly costs to investigate potential burdens,
monitor utility cost, and compile best practices for reducing utility costs for tenants in general.

e Long-term: SFE could work with utility regulators and providers to facilitate equitable and affordable rate
structures, and work with tenant organizations to develop educational materials about peak electricity pricing
and opportunities to reduce energy costs. SFE, in partnership with stakeholders like the SFPUC and PG&E, which
are more directly involved in these areas, should monitor policy opportunities that provide subsidies, incentives,
and/or other financial assistance that could be expanded for energy efficiency, solar, and/or other technologies
to ensure affordability for lower income tenants.

#2: Affordable Housing

The policy brief for the proposed ordinance® indicates that low- and medium-rise residential, among other building

types, will benefit from lower construction cost through the elimination of natural gas infrastructure and lifetime savings
that include both cost reductions in building operations and societal cost from building all-electric construction. The
ordinance development process engaged over 40 different affordable housing professionals, along with the Mayor’s
Office of Housing and Community Development (MOHCD), and it was generally agreed that electric buildings are
affordable and reliable and provide good solutions for both tenants and developers. There was not an expressed need
for special exceptions for affordable housing, including a financial exemption. Early adopters of all-electric building have
found it to be cost neutral at a minimum in multifamily affordable housing.” While all-electric affordable housing
developments are currently being built in San Francisco at a lower cost than equivalent mixed-fuel buildings, it’s

3 https://sfenvironment.org/sites/default/files/fliers/files/sfe zebtf new construction policy brief.pdf

4 https://developingresilience.uli.org/case/maceo-may/

5 https://www.ethree.com/wp-content/uploads/2019/04/E3 Residential Building Electrification in California April 2019.pdf
6 https://sfenvironment.org/sites/default/files/fliers/files/sfe_zebtf new construction policy brief.pdf

7 https://developingresilience.uli.org/case/maceo-may/
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important to note that examples of all-electric buildings in San Francisco are limited and some developers may lack
expertise in all-electric building design.

A variety of circumstances and factors affect San Francisco’s ability to produce a sufficient supply of affordable housing.
Construction costs are one such factor: in 2019 San Francisco was found to have the highest construction costs in the
world.® Construction costs themselves are affected by a variety of factors, including increased project costs due to
additional required design work,® and a “lack of competition from subcontractors, especially in specialized trades
(electrical, plumbing, etc.), is driving up bids for new development projects.”® While these factors are independent of a
fuel switch requirement, it is important that fuel switching does not contribute to the affordable housing shortage in any
way. Any impediments to producing affordable housing will burden all of San Francisco, and in particular people who are
unhoused, housing cost burdened, and/or at risk of displacement—all three of which are experienced
disproportionately by Black populations and People of Color.'! Thus far, the evidence is showing that all-electric
affordable housing developments are lowering construction costs for affordable units, and as such, might lower costs for
the affordable housing construction industry in San Francisco.

Recommendations to Advance Racial Equity

e Short-term: SFE, along with departments responsible for affordable housing production, should focus outreach
and technical assistance to affordable housing developers who are unfamiliar and/or inexperienced with all-
electric construction. SFE racial equity staff can compile a list of potential stakeholders to provide assistance for
this effort. SFE will develop a fact sheet to connect affordable housing developers to resources, such as
incentives available through the Building Initiative for Low Emissions Development (BUILD) program.

e Long-term: SFE in conjunction with relevant city agencies and partners could continue to facilitate feedback
mechanisms (e.g., a survey or listening session) to hear from affordable housing developers about obstacles,
lessons learned, and changes in construction and operational costs in all-electric buildings. It may be prudent for
the feedback gathering process to include broader building requirements, not only the all-electric new
construction requirement. This process could also be an opportunity for an exchange of best practices.

#3: Workforce Considerations

A statewide analysis of the employment impacts of building electrification for new construction calculated a small

decrease in jobs statewide. This study assumes that all-electric new residential construction is less expensive than gas-
dependent construction due, in part, to avoiding the cost of natural gas piping associated with the service and meter
connection. These avoided costs translate to reduced labor requirements. In the commercial and mixed-use sector, the
cost difference between mixed-fuel and all-electric buildings is so minor that the study does not project a net change in
employment for commercial new construction.? On a local level, no net impact on new construction jobs is expected.
New buildings need hot water, heating, cooling, cooking, and clothes drying regardless of the energy source used (i.e.,
construction activity to install new plumbing, ductwork, and appliances). This was confirmed by labor representatives
during the stakeholder engagement process. Electricians, green building professionals, and others involved in all-electric

8 International Construction Market Survey (2019). Turner and Townsend

9 https://sfenvironment.org/sites/default/files/fliers/files/sfe zebtf new construction workgroup notes 1.pdf
10 n, 27 https://default.sfplanning.org/publications reports/Housing Affordability Strategies Report.pdf

11 https://default.sfplanning.org/publications reports/Housing-Needs-and-Trends-Report-2018.pdf;
https://sfgov.legistar.com/View.ashx?M=F&ID=7586870&GUID=9E0222B9-7A4D-4082-8CCE-3F397520FC82

12 https://innovation.luskin.ucla.edu/wp-content/uploads/2019/11/California_Building Decarbonization.pdf
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building design and construction could benefit from this proposed ordinance if work opportunities increase. Since all-
electric buildings are new, there is a potential learning curve for workers. Stakeholders expressed the importance of
companion workforce training and development to the ordinance.*?

Historically, the green building industry and building trades lack diversity and are disproportionately white. The demand
for skilled electrification professionals could continue to benefit the white population and leave out BIPOC. In 2018,
American Indian and Black San Franciscans were more than three times more likely to be unemployed than Whites and
unemployment rates were similarly high for Native Hawaiian / Pacific Islanders and Latinxs. Job inequality in San
Francisco contributes to income and wealth inequality by race. Additionally, fossil fuel jobs have provided workers
better pay, benefits, and longevity than green jobs.? To ensure a just and equitable transition into the new green
economy, structures need to be put in place to foster workforce opportunities for BIPOC.

Recommendations to Advance Racial Equity

e Short-term: SFE should focus outreach and technical assistance on BIPOC-owned businesses and racial/ethnic
affinity professional organizations. SFE racial equity staff can identify stakeholders to assist in this process.

e Long-term: Economic and workforce development interventions are needed to complement this ordinance, and
to ensure racial equity in the just transition away from an extractive economy. Potential future workforce
activities that SFE could play a supportive role include:

o Developing training for all-electric building construction and maintenance that is targeted to Black,
Indigenous, and People of Color (BIPOC) and people with barriers to employment.

o Developing incentives, requirements, and/or certification standards for contractors who hire graduates
of the training.

o Developing incentives, requirements, and/or other opportunities to direct work to BIPOC-owned
businesses.

#4: Restaurants

Cooking on an open gas flame may be more important to the cuisine of certain cultures,’> and there may not be an
electric substitute that can perform as effectively. Electric appliances, while more efficient to operate, are more
expensive and, at this point in time are a new technology that cannot be purchased second-hand and at a discount.®
Since this does not impact any existing restaurants, the focus on the recommendations are to help future restaurants
adapt to this new requirement.

Recommendations to Advance Racial Equity

e Short-term: SFE should gather feedback to better understand impacts to cultural cooking. SFE should search for
chefs who are leading the way on cultural cooking with electric appliances, such as through engaging restaurant
incubators, trade schools, and industry associations. SFE racial equity staff can support the identification of
potential restaurants for engagement. SFE can also gather feedback about the cost impacts to new restaurants.
The longer implementation time period for restaurant compliance can provide an opportunity to extend
outreach to more diverse stakeholders seeking to open restaurants in newly constructed buildings.

13 https://sfenvironment.org/sites/default/files/fliers/files/sfe zebtf new construction workgroup notes 3.pdf

14 https://greenlining.org/wp-content/uploads/2019/10/Greenlining EquitableElectrification Report 2019 WEB.pdf
15 https://sfenvironment.org/sites/default/files/fliers/files/sfe zebtf residential meeting notes 3.pdf

16 https://sfenvironment.org/sites/default/files/fliers/files/sfe zebtf new construction workgroup notes 1.pdf
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e Long-term: Provide appliances to and training through restaurant incubators, trade schools, and industry
associations on cultural cooking on electric appliances to build familiarity with technology and provide feedback
to SFE.

#5: Funding

Resources are needed to further advance racial equity in the construction of new all-electric buildings, and to ensure a
just transition away from an extractive economy.

Recommendations to Advance Racial Equity
e Long-term: SFE could research the creation of a new funding stream using the climate justice principle in which
the largest polluter pays for the transition, such as a fee for large existing commercial buildings. This principle
could be applied beyond buildings to other sectors with high GHG emissions and to workforce programs beyond

building electrification.
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Proposed Ordinance: All-Electric Buildings for New Construction
Prepared by the San Francisco Department of Environment - June 30, 2020

Overview

In order to reduce health and safety risks endemic to natural gas and to help prevent irreversible damage from
climate change, policymakers are proposing an ordinance that would prohibit the use of natural gas in newly
constructed buildings in San Francisco. Natural gas, which is typically used to provide water and space heating, and
for cooking and other uses, would be eliminated, in favor of all-electric new construction. This ordinance would
apply to construction of all new buildings, both residential and non-residential, that apply for initial building permits
after January 1, 2021. It does not impact existing buildings, additions, or alterations. The ordinance would allow for
limited exceptions on a case-by-case basis when particular all-electric building systems are determined to be not
feasible using currently available technology.

Rationale
The ordinance is designed to address the risks to health, safety, resilience, and equity posed by natural gas
infrastructure, indoor combustion of natural gas, and climate change to San Francisco.

Health: Exposure to the pollutants produced from natural gas appliances can be detrimental to human health.
Buildings that are constructed as all-electric eliminate both indoor and outdoor air pollution from burning natural
gas. The combustion of natural gas emits a wide range of air pollutants, such as carbon monoxide (CO), nitrogen
oxide (NOx), and particulate matter (PM) which have been linked to various acute and chronic health effects
including asthma in children, respiratory illness, cardiovascular disease, and premature death.i

Safety: Reducing the reliance on the natural gas system improves resilience by reducing the fire risk and simplifying
building systems and maintenance. Natural gas plumbing in buildings poses fire, explosion, and public safety risks.
On average in the United States, a natural gas or oil pipeline catches fire every four days, results in an injury every
five days, explodes every 11 days, and leads to a fatality every 26 days.ii For example, on February 6, 2019, a natural
gas line explosion on Geary Street burned five buildings.ii In 2010, the explosion of a natural gas pipeline in San
Bruno resulted in eight fatalities and destroyed an entire neighborhood.iv

Resilience: Natural Gas line ruptures caused half of the fires in San Francisco after the 1989 Loma Prieta
earthquake, and even today, it is estimated that after a 7.9 earthquake it would take six months to restore natural gas
services citywide, while electricity could be restored in less than a week.v

Equity: For low-income communities and communities of color that spend a disproportionate amount of their
income on energy, and who are more likely to suffer from asthma due to poor indoor air quality, zero emission
homes are an important opportunity to deliver social equity benefits.

Climate Change: San Francisco has set greenhouse gas emissions reduction targets of 68% by 2030 and zero net
emissions by 2050.vi In conjunction with those goals, Mayor London Breed has committed to ensure new buildings
in San Francisco will generate no operational emissions by no later than 2030. In 2018, the residential buildings
sector, which accounted for 22% of the city’s carbon footprint, had 88% of its emissions arise from the use of natural
gas. At the same time, the commercial buildings sector, which accounted for an additional 22% of the city’s carbon
footprint, had 76% of its emissions arise from the use of natural gas.vii Natural gas is a non-renewable combustible
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fuel that is mostly comprised of methane, a greenhouse gas that is 86 times more potent than carbon dioxide.vii The
elimination of natural gas is a necessary component to achieve the City’s climate goals.ix

Authority and Requirements

The authority for this ordinance will be established in San Francisco Building Code Section 106A.1.17. This
ordinance requires the construction of all new buildings to be all-electric. Natural gas plumbing systems shall not be
installed within any new building to serve any system or device for heating, cooling, water heating, cooking, or
clothes drying. Furthermore, no permits that would alter, modify, or otherwise convert all-electric buildings into
mixed-fuel buildings will be issued. Building Code Section 106A.1.17.1 is not an energy requirement; it is a
provision enacted for protection of health and safety.

Applicability

The requirements of section 106A.1.17 of the San Francisco Building code shall apply to all applications for
building permits for new construction in San Francisco submitted to San Francisco Department of Building
Inspection (DBI) starting January 1, 2021. For projects that include areas specifically designated for occupancy by a
commercial food service establishment, building permits may continue to be accepted until January 1, 2022 that
provide gas plumbing exclusively for cooking equipment only.

Exceptions

The legislation allows for the DBI Director to modify requirements for an all-electric building in limited
circumstances. Requirements can only be modified on a case by case basis, solely in the event a project sponsor
demonstrates it is infeasible to build all-electric. The exception process requires a qualified professional to provide a
third-party verification to confirm all-electric construction is infeasible for a specific area or system, and confirm the
project is wired for future electrification. Any exception must be limited to the specific system or area of the project
deemed to be infeasible using current available technology. When a new building receives an exception, the
building is termed a “Mixed-Fuel Building”. Mixed Fuel Buildings are subject to additional energy efficiency
requirements,x electric-ready provisions, and required to provide equivalent protections in the design of the project
for health and safety.

Impact

The San Francisco housing pipeline consists of development projects that would add residential units or commercial
space. The housing pipeline includes only applications which have been formally submitted to the Planning
Department or DBI. This new ordinance would only apply to projects that have not formally submitted building
permit applications to DBI, including applications for site permits prior to January 1, 2021. Based on the housing
pipeline data from 2019 Q2 (Table 1) — the new ordinance would apply to approximately 65% of the housing units in
the pipeline and 75% of the commercial space.xi

Table 1. Estimated Applicability of All Electric New Construction Requirement (Based on 2019 Q2 Pipeline
Report)

Status of application
Wou_ld new Housing | Affordable Square
ordinance . . Footage of
Units Units .
apply? Commercial
Application Filed and Approve by Yes 54 203 10.868 31.942 514
Planning Department ’ ’ T
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Building Permit Application Filed with
Department of Building Inspection No 8543 1.370 762,477
Lapsed Building Permit Application is "re-
instated" by Department of Building No 101 8 8.021
Inspection '
Building Permit Application Approved by
Department of Building Inspection No 1.886 75 97.849
Approved Building Permit Application
Issued py Department of Building No 7.477 1,540 2,633,351
Inspection
Project is Under Construction NoO
10,325 2,863 6,619,567
Total 82,535 16,724 | 42,063,779

Cost Impacts

In many scenarios, notably most new home construction, electrification of space and water heating reduces the
homeowner’s costs over the lifetime of the building, when compared with fossil fuel use. Three statewide cost-
effectiveness studies were completed examining all-electric requirements for the 2019/2020 Building Energy
Efficiency Standards.xii While the studies provided a comprehensive analysis of building prototypes representative of
new construction, some supplementary analysis was required by the San Francisco Department of Environment
around existing PV requirements. The results are summarized in Table 2 below.

Table 1. Incremental costs and benefits normalized by building floor area (e.g., cost per square foot) for all-
electric

All Electric
Use Change in Construction Cost Lifetime Savings
($/Sq Ft) ($/Sq Ft)
Single family -$5.01 $3.62
Multifamily 3 floors or less -$1.18 $4.64
Multifamily 4 - 8 floors -$0.13 $0.68
Retail -$0.98 $6.37
Office -$1.54 $1.09

Negative numbers for the construction cost indicate a construction cost below baseline (prescriptively compliant
mixed fuel). Positive values for lifetime savings indicate a financial benefit.
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Sources

i See for example:

UCLA Fielding School of Public Health (2020) Effects of Re5|dent|al Gas Appllances on Indoor and Outdoor Air Quallty and Public Health in
California.

Lin, Brunekreef, Gehring (2013) Meta-analysis of the effects of indoor nitrogen dioxide and gas cooking on asthma and wheeze in children.
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Nicole (2014) Cooking Up Indoor Air Pollution ehpnmh&mﬂgmddmlpdﬂlﬂiZB&LehpﬂZAﬂ

i Kelso (2018) “Pipeline Incidents Continue to Impact Residents” ine-inci -i -

it ABC 7 News (2019) NTSB releases preliminary report on gas line explosion in San Francisco. abc7news.com/ntsh-releases-preliminary-report-on-
line-explosion-in-san-franci

iv Wikipedia (2019) en.wikipedia.org/wiki/San_Bruno_pipeline_explosion

v San Franmsco Llfehnes Councﬂ (2014) “Llfehnes Interdependency Study

vi San Francisco Environment Code Chapter 9 (2008) http://bit.ly/SFGHGLIMITS
vii San Francisco Climate Dashboard (2020) sfenvironment.org/sf-climate-dashboard

viii San Francisco Department of Env1ronment (2017) Methane Math: How cities can rethink emissions from natural gas”

ix San Francisco Department of Environment (2019) Focus 2030: A Pathway to Net Zero Emissions.

fenvi - fault/files/fliers/files/sfe_focus. ¥ iul .
x San Francisco Board of Supervisors File 190974 (2020) i islati
9C8F-5F7BA14B278A
xi San Francisco Planning Department (2019) Pipeline Report. sfplanning.org/project/pipeline-report
xii See:

2019 Residential New Constructlon Cost-effectlve Study (released 8-1-2019)

2020 Residential Mid-Rise New Construction Cost-effective Study (not yet released)
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1) DISCUSSION

Approved construction documents and completed projects must conform to requirements established in the San
Francisco Building Code. San Francisco Building Code 106A.1.17.1 requires applications for permit submitted
after January 1, 2021 to construct new buildings to be designed and constructed such that all space-conditioning,
water heating, cooking, and clothes drying systems are all-electric, as defined, and prohibits installation of
infrastructure, piping systems, or piping for distribution of natural gas or propane to such uses.

APPLICABILITY

San Francisco Building Code Section 106A.1.17.1 applies to all permit applications for new construction
submitted on or after January 1, 2021 proposing to construct one or more new buildings in San Francisco

In the case of Site Permits, the effective date is the date the Site Permit application (not an addendum) is filed
with the Department of Building Inspection. Addenda to site permits and revisions to permit applications received
on or after January 1, 2021 are not required to meet the requirements of San Francisco Building Code Section
106A.1.17.1, unless the addenda or revisions change the scope of the project such that current codes are
generally applicable, or such that an exception granted on the basis of infeasibility is no longer warranted.

For projects which submit an initial application for permit after January 1, 2021 and before January 1, 2022, areas
specifically designated for commercial food service may provide gas piping systems, fixtures, and infrastructure
exclusively for cooking equipment within the area designated for commercial food service. However, such
projects are by definition “mixed-fuel” and subject to applicable requirements (see Administrative Bulletin 93).

DEMONSTRATION OF COMPLIANCE

San Francisco Building Code Section 106A.1.17.1 is not an energy requirement; it is a provision enacted for
protection of health and safety. For administrative efficiency, no special documentation is necessary for
projects that comply with San Francisco Building Code Section 106A.1.17.1. Projects that do not seek an
exception are to document compliance via normal documentation requirements and procedures, such as:

Piping Systems and Mechanical Systems

Project submittals providing any construction detail related to gas piping systems or mechanical system design
must be consistent with all-electric design and construction, and not indicate the installation of gas piping
systems, fixtures, or infrastructure. Documentation of compliance with California Title 24 Part 6 Energy
Standards shall not include any indication of gas consumption for space conditioning, water heating, cooking,
or clothes drying.

San Francisco Green Building Standards

Administrative Bulletin 93 (Implementation of Green Building Regulations) provides guidance for determining
which provisions of relevant local ordinances and state building codes apply to a project, describes
implementation procedures, and provides forms to document compliance. Per Administrative Bulletin 93,
compliance with San Francisco Building Code Section 106A.1.17.1 (or Environment Code Section 706(d)(7) in
the case of municipal buildings), shall be documented as required by Administrative Bulletin 93:

e Permit applications for new construction are not accepted without Green Building Site Permit Submittal
GS-1.

e The submittal package for each addendum that includes architectural details must include a Green
Building Submittal checklist incorporated into the project plans indicating the required measures and
referencing location of such features in the construction documents and providing compliance details for
each requirement. For newly constructed buildings, either GS-2, GS-3, or GS-6 is required with each
addendum.

USES NOT SPECIFICALLY REGULATED

An All-Electric Building or Project as defined by San Francisco Building Code Section 202 is a building or
project that relies on electricity as the source of energy for all space heating, space cooling, water heating,
cooking, and clothes drying. Gas piping systems, fixtures, or infrastructure may be installed strictly to serve
areas and systems outside the scope of this definition, such as industrial processes.
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In projects that include uses not specifically addressed by this definition, all space heating, space cooling,
water heating, cooking, and clothes drying systems must be designed and constructed as all-electric, and such
a project is defined as “all-electric” for the purpose of compliance with San Francisco Green Building Code
4.201.1 and 5.201.1.2.

EXCE