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Project Name: IMPLEMENTING THE MISSION 2016 INTERIM  
 CONTROLS  
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Initiated by: Planning Commission 
Staff Contact: Claudia Flores, Sr. Community Development Specialist 
 Claudia.flores@sfgov.org, 415-558-6473 
Reviewed by: AnMarie Rodgers, Senior Policy Advisor 
 Elizabeth Watty, Assistant Director of Current Planning 
Recommendation: No Action, Informational Only 

 

BACKGROUND 
On January 14, 2016, the Commission adopted the Mission 2016 Interim Controls (hereinafter, “The 
Interim Controls”) to govern certain permit applications during the development of the Mission Action 
Plan (MAP) 2020. The controls require a Large Project Authorization or Conditional Use Authorization 
for certain projects. The area governed by the Interim Controls is generally defined by the following 
boundaries: 13th and Division Street to Mission Street, to Cesar Chavez Avenue, to Potrero Avenue, and 
back to Division Street. The Mission Street boundary would include any parcel with a property line on 
either side of Mission Street. The Interim Controls are in place for 15 months from the date of adoption 
and will expire on April 14, 2017.  
 

DEPARTMENT IMPLEMENTATION 
The Interim Controls are an ambitious set of controls that seek to make explicit the Commission’s 
expectations to engage in the discussion of how development interacts with displacement, housing 
opportunity, and neighborhood change. As these controls are novel, the Department is using this hearing 
to share our expectation for how the Interim Controls will be implemented in advance of any specific 
development project.  The first development projects that will be subject to the Interim Controls are 
expected to come before Commission in April, at the earliest. Therefore, it is important that both the 
Commission and the public have a chance to preview implementation of the controls before any specific 
project seeks approval.  
 
CLARIFICATIONS. The adopted Interim Controls are attached. Still, there have been some questions 
about how the Interim Controls will be applied.  In general, the Department will be broadly interpreting 
the Interim Controls for maximum applicability. Under this construct, the following clarifications are 
provided below. 

• Under “IV. Controls (A),” the definition of a “loss of a rent-controlled unit” will be consistent 
with Planning Code Section 317(d),(e), and or (f), meaning the loss of any dwelling unit whether 
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that loss is brought about through demolition, merger or conversion will be subject to this 
provision1.  

• Under “IV. Controls (B) Medium Projects and (C) Large Projects”, the square footage thresholds 
used to determine whether a project is either a medium or large project, will include the creation 
of net new space, regardless of whether the new space is created in a new building or whether 
the new space is the result of a change of use authorization within an existing building. That 
said, a change of use from one of the protected or desired uses named in the Interim Controls to 
another protected or desired use shall not trigger the Interim Controls. 

• The Interim Controls are intended to apply to all projects that meet the square footage 
thresholds, whether residential or “other” use—however, the language of the controls specify 
“residential or mixed-use”, the latter of which is not defined in the Planning Code. In order to 
meet the intent of the Interim Controls, the Department will subject any project to the Interim 
Controls whether that project is a residential, nonresidential, or a mix of uses, if the size 
threshold is met.  

 
EXPECTATIONS FOR PROJECT SPONSOR SUMBITTALS.  The Department has prepared a template 
for the required Project Sponsor submittals.  The attached template points project sponsors to specific 
pages of published reports that may be used to satisfy the data points required by the Interim Controls. 
As described in the Interim Controls, sources for the data may include, but are not limited to the 
following reports: 1) “Potential Effects of Limiting Market-Rate Housing in the Mission” by the San 
Francisco Office of Economic Analysis, 2) “Displacement in the Mission District” by the Budget and 
Legislative Analyst’s Office, 3) the “Housing Inventory” or other publications by the San Francisco 
Planning Department or 4) publications that are part of the “The Urban Displacement Project” a research 
and action initiative of UC Berkeley in collaboration with researchers at UCLA, community based 
organizations, regional planning agencies and the State of California’s Air Resources Board.  Further, 
since the adoption of the Interim Controls, the State Legislative Analyst’s Office has published another 
report that may be cited.  This report published on February 9, 2016, is titled, “Perspectives on Helping 
Low-Income Californians Afford Housing”. 
 
STAFF ANALYSIS. The Interim Controls directed the staff to provide review of the materials to be 
submitted by the project sponsor.  In response to this direction, the Department proposes a summary 
level discussion within the case report and a more detailed analysis within the draft motion for the 
Commission’s consideration. Staff will spot-check project sponsor submittals to ensure that selected facts 
do originate from an independent qualified professional and are appropriately cited from a published 
report, as described above. While staff will not be expected to re-analyze the data and work of the 

                                                           
1 Except that 1) per “Planning Code Section 188. Noncomplying Structures.”, a noncomplying structure 
that is damaged or destroyed by fire, other calamity, Act of God, or the public enemy, may be restored to 
its former condition within certain limits, without application of Section 317, 303, and by extension 
without the application of the Interim Controls.  Any enlargement or intensification of such structure, 
however, would be subject to the applicable permanent controls and/or Interim Controls. And, except 
that 2) per “Planning Code Section 317(e)”, there are certain other exemptions to Section 317 including 
property that is not under the jurisdiction of the Planning Department and where a unit must be 
demolished pursuant to a legal order necessary to protect life and/or safety.  
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independent qualified professional, staff will be expected to provide findings that assess whether, on 
balance, the project is consistent with the General Plan, paying particular attention to the policies in 
Mission Area Plan and the Housing Element.  
 
Within the Executive Summary, staff will add a new section titled “Mission Interim Controls” that will 
1) describe the aspects of the project that trigger the applicability of the Interim Controls, 2) provide a 
short summary of the applicant’s submittal, and 3) highlight the key findings from the General Plan that 
are relevant to the review of the project sponsor’s submittal.   
 
Within the draft Planning Commission motion, staff will add a new section titled “Mission Interim 
Controls” that will describe the aspects of the project which determine the applicability of the Interim 
Controls and describe the project sponsor’s compliance with the submittal requirements, including 
Section 317 compliance, if applicable.  
 
In addition, staff will provide the following standard language and detailed analysis within the draft 
Planning Commission motion under the “General Plan Compliance” section as follows:  
 
HOUSING ELEMENT 
For Medium Projects, staff will add the following summary of topics from the Commission’s 
Resolution2, enacting the Interim Controls:   
 “Per Section IV.B.1 of the Mission 2016 Interim Controls for Medium Projects, within the housing 

section of the General Plan compliance review, staff shall discuss housing policies in relation to the 
project sponsor submittal for IV.B.1.a. Total Housing Production, IV.B.1.b. Affordable Housing 
Production, IV.B.1.c. Housing Preservation, IV.B.1.d. Tenant Displacement, and IV.B.1.e. Proposed & 
Recent Development within ¼ mile of the proposed project.”  

  
 Citation of applicable General Plan housing policies and staff analysis specific to the project 

will follow. 
 
 Or for Large Projects, staff will add the following summary of topics from the Interim Controls: 
 “Per Section IV.C. of the Mission 2016 Interim Controls for Large Projects, within the housing section of 

the General Plan compliance review, staff shall discuss housing policies in relation to the project 
sponsor submittal for IV.C.1.  Demographic Changes, IV.C.2. Economic Pressure, IV.C.3. Total Housing 
Production, IV.C.4. Affordable Housing Production, IV.C.5. Housing Preservation, and IV.C.6. Tenant 
Displacement. “ 

  
 Citation of applicable General Plan housing policies and staff analysis specific to the project 

will follow. 
 
MISSION AREA PLAN 
 

For Medium Projects, staff will add the following summary of topics from the Interim Controls: 
 “Per Section IV.B.2 of the Mission 2016 Interim Controls for Medium Projects, within this section of the 

General Plan compliance review, if a project displaces, demolishes, or converts certain uses, staff shall 
discuss Mission Area Plan policies in relation to the project sponsor submittal for IV.B.2.a. Relocation 
Assistance, IV.B.2b. Business and Community-building Uses, IV.B.2c. Inventory of Similar Uses, and 
IV.B.2d. Non-Residential Displacement.”  

  
 Citation of applicable General Plan Mission Area Plan policies and staff analysis specific to the 

project will follow. 

                                                           
2 On January 14, 2016, the Planning Commission adopted Resolution Number 19548 enacting the Mission 
2016 Interim Controls.  See Attachment B to this memorandum for the full text of the Interim Controls. 
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Or for Large Projects, staff will add the following summary of topics from the Interim Controls:  
 “Per Section IV.C.7 of the Mission 2016 Interim Controls for Large Projects, if a project displaces, 

demolishes, or converts certain uses within this section of the General Plan compliance review, staff 
shall discuss housing policies in relation to information provided by the project sponsor submittal 
concerning IV.C.7.a. Relocation Assistance, IV.C.7(b). Business and Community-Building Uses, IV.C.7.c. 
Jobs and Economic Profile, IV.C.7(d). Available Space in the Mission, IV.C.7(e). Affordability of 
Community-Building Uses, and IV.C.7(f). Non-Residential Displacement.”  

  
 Citation of applicable General Plan Mission Area Plan policies and staff analysis specific to the 

project will follow. 
 
STAFF REPORT ON SITES, FINANCING AND STRATEGIES FOR AFFORDABLE HOUSING 
PROJECTS. This information will be presented to the Commission at the May 5, 2016 MAP 2020 
Informational hearing. 
 
PRE-APPLICATION MEETINGS.  The Interim Controls asked the Planning Director to consider 
sending staff to pre-application meetings. In response to this request, the Director is developing a full 
community engagement strategy for development projects of a certain size.  This proposal is being vetted 
through a “process improvement group” convened by Mayor Edwin Lee. To date the proposal includes 
1) publication of information on the entitlement process and how the public may engage in that process, 
2) distribution of the Preliminary Project Assessment to neighborhood groups in the vicinity of the 
proposed   development, and 3) a new department-led community meeting after entitlements are filed 
and before public notification. The proposal is expected to be finalized by spring of 2016. 
 

No Action Required: Informational Presentation. 

 
Attachment A: Template for Project Sponsors  
Attachment B: Commission Resolution Number 19548, Enacting the Mission 2016 Interim Controls 
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MISSION 2016 INTERIM CONTROLS  
ADDITIONAL FINDINGS (Project Name) 

Note to the reader:  This template is meant to provide direction to project sponsors as to 
how the information required by the Mission 2016 Interim Controls may be submitted.  The 
example provided below cites specific reports and pages that may be used for the required 
information.  This example is not intended to limit project sponsors to these citations, but 
instead is meant to assist by way of example.  Additional reports and sources may be used as 
described in the Commission’s resolution which enacted the Mission 2016 Interim Controls 
(see Attachment B Resolution Number 19548.) 

 

Trigger:   Define applicable trigger. For this example, the text below could describe a large 
project: “This project is a residential or mixed-use project that would include the net addition 
or new construction of more than 75,000 gross square feet or includes more than 75 dwelling 
units. As such, it shall require Conditional Use authorization under Planning Code Section 
303(c).” 

 

ISSUES TO BE ADDRESSED. Please note that depending upon the project size and 
the applicable triggers for the Interim Controls, the required headings for this section 
may vary. Project sponsors should use headings applicable to their specific project as 
described in Resolution 19548, which enacted the Mission 2016 Interim Controls (see 
Attachment B).  

The sample below would be for a “large project.” An application of the Interim Controls 
for this sample project shall include the following headings and may include supporting 
information from the reports referenced below: 

1. Demographic Changes: Provide information about the socio-economic 
characteristics of the neighborhood and evaluate how the proposed project would 
affect existing and future residents, businesses and community-serving providers of 
the area. 
 
Demographics.  Information regarding demographics of the Mission neighborhood was 
obtained from the October 27, 2015 City and County of San Francisco, Board of 
Supervisor’s Budget and Legislative Analyst’s Office Policy Analysis Report, 
“Displacement in the Mission District” (“Mission District Displacement Report”).   
 
Table 1 is a summary of the Mission neighborhood demographics.1   
 
 
 

                                                            
1 Information in Table 1 comes from the Mission District Displacement Report Exhibit 2 and Exhibit 9. 
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Table 1  
Demographics of Mission Neighborhood 2009-2013 

Total Population 
Hispanic/Latino 
Hispanic/Latino % Total 

38,287 
18,372 
48% 

# Households 
Average Household Size 

14,454 
2.6 

Households w/ Children 
% Total 

3,041 
21% 

# Households: Related Individuals 
% Total 

# Households: Unrelated Individuals 
% Total 

6,263 
43% 
8,191 
57% 

Owner- occupied Units 
% Total 

Renter- occupied Units 
% Total 

3,655 
25% 

10,789 
75% 

 
Demographic Trends.  The Mission District Displacement Report included a discussion 
of the demographic and socio-economic and income changes that occurred in the 
Mission neighborhood from 2000 to 2009-2013.  Table 22  below is a summary of 
demographic trends and Table 33 is a summary of income changes during this same time 
period. 

Table 2 

Demographic Trends in Mission Neighborhood 

 2000 2009-2013 % Change 

Total Population 
Hispanic/Latino 
Hispanic/Latino % Total 

42,266 
25,180 
60% 

38,281 
18,372 
48% 

-9% 
-27% 
-12% 

# Households 
Average Household Size 

13,071 
3.2 

14,454 
2.6 

+11% 
-19% 

Households w/ Children 
% Total 

4,088 
31% 

3,041 
21% 

-26% 
-10% 

# Households: Related Individuals 
% Total 

# Households: Unrelated Individuals 
% Total 

6,655 
51% 
6,416 
49% 

6,263 
43% 
8,191 
57% 

-6% 
-8% 

+28% 
+8% 

Owner- occupied Units 
% Total 

Renter- occupied Units 
% Total 

2,482 
19 % 

10,589 
81% 

3,655 
25% 

10,789 
75% 

+48% 
+6% 
+2% 
-6% 

                                                            
2 Information in Table 2 comes from Exhibit 2 and Exhibit 9 of the Mission District Displacement Report. 
3 Information in Table 3 comes from Exhibit 12 of the Mission District Displacement Report. 
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The Mission Displacement Report also indicates that if current trends continue, the Mission 
District’s Hispanic/Latino population will decline from 48 percent of the total population to 31 
percent by 2025. 

  Table 3 
Income Trends in Mission Neighborhood 

Annual Household Income 2000 2009-2013 % Change 

Less than $35,000 3,682 4,592 + 25% 

$35,000 – 99,999 5,798 5,060 -13% 

$100,000 – 149,999 1,972 2,100 + 6% 

More than $150,000 1,633 2,702 + 65% 

 
The University of California Berkeley’s Center for Community Innovation’s July 2015 
“case studies on Gentrification and Displacement in the San Francisco Bay Area” 
(“Berkeley Mission District Case Study”) also included information regarding 
demographic changes and income trends in the Mission neighborhood.  Table 44 below 
is a summary of the Berkeley Mission District Case Study demographic information.  
 

  Table 4 
Berkeley Mission District Case Study Demographic Information  

  2000 2013 % Change 

Total Population 
Hispanic/Latino 

54,428 
50% 

51,578 
38% 

-5% 
-12% 

Family Households 41% 38% -3% 

Median Income $70,199 $76,762 + 8% 

 

Project Information:  Describe the Project 

1. Discussion of Demographic Changes   

Refer to  

• Berkeley Mission District Case Study page 29; 
• Mission District Displacement Report; Pages 4 and 27 
• 2015 City and County of San Francisco Board of Supervisor’s Budget and 

Legislative Analyst’s Office Policy Analysis Report “Housing Development in the 
Mission District”  

                                                            
4 Information in Table 4 comes from the Berkeley Mission District Case Study Table 4.1, Figure 4.2, Figure 4.3 
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• Housing Balance Report Summary, Table 2. 
• Office of the Controller – Office of Economic Analysis “Potential Effects of 

Limiting Market-Rate Housing in the Mission,” Pages 7, 10, 18, 22-23 

Discuss data and project impacts 

2.        Economic  Pressure:    Provide   information   about   the  additional  housing   
supply provided by the project and evaluate how that may affect affordability of newly 
vacant units of housing (indirect displacement) and the rate of evictions (direct 
displacement) within the neighborhood. 

• Mission District Displacement Report, pgs. 4 and 27. 
• Berkeley Mission District Case Study, pg. 31.  
• Controller’s Report, pg. 7. 
• State Legislative Analyst’s Office Report, pg. 9. 

Indirect Displacement  

• Mission District Displacement Report, pgs. 4 and 27. 
• Berkeley Mission District Case Study, pg. 31.  

Direct Displacement 

• Controller’s Report, pg. 7. 
• Annual Report by the Rent Control Board to the Board of Supervisors  
• Berkeley Mission District Case Study, pg. 33 – 34. 

3.       Total  Housing Production:   Provide  information  about  i) the  maximum  
allowable dwelling unit density  the site could accommodate and ii) the density of the 
proposed project, then iii) evaluate how effectively the proposed  project would house 
future residents  -  add or change the net supply of housing for all income levels and 
types of tenure. 

• Controller’s Report, , pg. 7 

4.        Affordable Housing Production: Provide  information  about  whether  
additional affordable  housing  could  be provided  on the site through the availability  
of public financing  or  financial  incentives,  through use of the State  Density  Bonus  
Law, Government   Code  Section  65915, or  other applicable  affordable  housing  
incentive program to provide an economic incentive or financial support for additional 
affordable units on the site. 

• August 2015, Seifel Consulting Inc. “Financial Analysis of San Francisco’s Proposed 
Affordable Housing Bonus Program”  

5.          Housing Preservation: Provide information about existing housing on the 
project site in terms of occupancy types, relative affordability, adaptability rent-control 
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. 

and other tenant-features. 

Discussion and analysis of existing housing 

6.        Tenant Displacement:  Provide information about whether the Rent Board has 
recorded a history of evictions or buyouts on the property. 

Discussion and analysis of potential tenant displacement, after reviewing Rent Board data  

Additional Information for  Displacement, Demolition or ·Conversion of  Certain 
Uses:  If the project would displace, demolish  or convert Assembly, Recreation,  Arts & 
Entertainments,  Light Manufacturing,  Auto Repair,  Trade Shops or Institutional uses 
in any zoning district in making its Conditional Use Authorization Application, the 
application shall include the following analysis: 

Discuss current uses that may be displaced 

(a)         Relocation assistance in non-PDR zoning districts:  In zoning 
districts other than PDR districts, provide information about the existing or last 
known Assembly, Recreation, Entertainment, PDR or Institutional tenants. For 
the last-known tenant, the information required would be limited to uses that 
have been operating within three years prior to the entitlement date of the 
project, and disclose whether the tenant has relocated or relocation benefits have 
been or will be provided.  

Project- specific response to above finding  

(b)        Businesses and Community Building Uses: If the existing Assembly, 
Recreation, Entertainment, PDR or Institutional tenants have not been relocated or 
offered relocation benefits, then the applicant shall provide information regarding 
potential impacts to the community and benefits of the project as described below:   

Project- specific response to above finding  

 (c)   Jobs & Economic Profile: An analysis of the economic and fiscal 
impact of the proposed  project.  Towards this end, the application shall 
include an analysis of the loss of the existing use compared to the benefit of the 
proposed use, including an estimate, if known, of permanent job creation 
and/ or job retention  in the community of the proposed  use compared to the 
existing use and associated wages and benefits for both; 

Project- specific response to above finding  

 (d)  Available Space in the Mission. Discuss whether sufficient vacant 
space for the use type being demolished or removed exists in the 
neighborhood; and 

Project- specific response to above finding 
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 (e)      Affordability of Community-Building Uses.   Provide an assessment 
of the affordability of community-building uses. Community-building uses 
shall include but not be limited to arts, nonprofit services and childcare uses. 
This assessment should discuss the nature of the community-building uses, 
the affordability of the uses and the amount of space provided for such uses 
on the existing site compared to similar uses associated with the proposed 
project, if any. 

Project- specific response to above finding  

 (f)      Non-Residential Displacement. Discuss existing businesses or non-
profit organizations  that will not be retained in the proposed  project, or 
offered an opportunity to lease space in the proposed project, in terms of 
length of lease, number of employees, whether the use is minority-owned, a 
non-restaurant or bar use, and if a business is retail and whether that 
business is formula retail.  Discuss whether a commercial tenant has been 
displaced through rent increases or lack of lease renewal in the last 12 
months. 

Project- specific response to above finding  
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Resolution No. 19548 Case No. 2015-000988CWP

Commission-Sponsored Interim Controls

WHEREAS, Mission Action Plan (MAP) 2020 is collaboration, initiated by the community, between
community organizations and the City of San Francisco to create more housing and economic stability in the
Mission;

WHEREAS, The purpose of the MAP 2020 Plan is to retain low to moderate income residents and
community-serving businesses and nonprofits in order to preserve the socioeconomic diversity of the Mission
neighborhood;

WHEREAS, on August 6, 2015, the Planning Commission adopted Resolution Number 19428, which
,formalized the Commission Policy for development during the time that the City is developing the Mission
Action Plan 2020;

WHEREAS, the Commission requested a later hearing to consider potential interim controls during the
August 6, 2015 hearing;

WHEREAS, potential interim controls have been calendared by the Planning Commission on July 9, 2015,
July 23, 2015, August 6, 2015, September 24, 2015, and most recently November 19, 2015;

WHEREAS, at the November 19, 2015 hearing, the Commission asked staff to bring a simpler set of controls
back to the Commission for consideration on or after January 14, 2015;

WHEREAS, the proposed controls are not defined as a project under the California Environmental Quality
Act Sections 15378 and 15060(c)(2) because they do not result in a physical change in the environment; and

WHEREAS, the 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 interested parties; and

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

WHEREAS, the Commission has reviewed the proposed Interim Controls at aduly-noticed hearing on
January 14, 2016.

RESOLVED, that pursuant to Planning Code Section 306.3, the Planning Commission adopts the
following findings and the Interim Controls, approved as to form by the City Attorney.

FINDINGS

Having reviewed the materials identified in the preamble above, and having heard all testimony and

arguments, this Commission finds, concludes, and determines as follows:

1. General Plan Compliance. This Resolution is consistent with the following Objectives and Policies of

the General Plan:

SAN FRANCISCO 4
PLANNING DEPARTMENT
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Interim Control
Neighborhood

Potrero Ave

Mission St

Division St

Cesar Chavez St 0.5 Mile ¯
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