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PLANNING CODE AMENDMENT
The proposed Ordinance would amend the Housing Opportunities Mean Equity-San Francisco (HOMESF) program to temporarily revise the amount of inclusionary housing required and the types of
development bonuses received through December 31, 2019, and to require project authorization under
Planning Code Section 328. It would also revise the 100% Affordable Housing Bonus Program to
eliminate a Planning Commission review hearing for 100% affordable housing projects by delegating
such review and approval to the Planning Department.

The Way It Is Now:
1.

Projects seeking to use HOME-SF must provide a minimum of 30% on-site affordable units at the
following AMI levels to qualify for the program:
12% of units at 55% of AMI (rental) or 80% of AMI (owner)
9% of units at 80% of AMI (rental) or 105% of AMI (owner)
9% of units at 110% of AMI (rental) or 130% of AMI (owner)
Projects meeting this threshold (and complying with all other HOME-SF requirements) are
allowed relief from density controls based on lot area and up to two stories of height above
existing height limits.

2.

HOME-SF projects must seek a Conditional Use pursuant to Section 303.

3.

100% Affordable Housing Bonus Program (Sec 206.4) projects are required to seek approval from
the Planning Commission via Section 328, the 100% Affordable Housing Bonus Program
Authorization. Decisions under Section 328 are appealable to the Board of Supervisors.
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The Way It Would Be:
1.

Projects seeking to use HOME-SF would be able to choose from the following three options:
Tier 1 – Relief from density controls but no extra height – 20% affordable
10% of units at 55% of AMI (rental) or 80% of AMI (owner)
5% of units at 80% of AMI (rental) or 105% of AMI (owner)
5% of units at 110% of AMI (rental) or 130% of AMI (owner)
Tier 2 – Relief from density controls and one extra story of height – 25% affordable
10% of units at 55% of AMI (rental) or 80% of AMI (owner)
8% of units at 80% of AMI (rental) or 105% of AMI (owner)
7% of units at 110% of AMI (rental) or 130% of AMI (owner)
Tier 3 – Relief from density controls and two extra stories of height – 30% affordable
10% of units at 55% of AMI (rental) or 80% of AMI (owner)
10% of units at 80% of AMI (rental) or 105% of AMI (owner)
10% of units at 110% of AMI (rental) or 130% of AMI (owner)
Projects submitting Environmental Evaluation applications before December 31, 2019 would be
eligible to be considered for approval based on the above tiers. After that date, the tiers would
sunset and the affordability requirements for HOME-SF would return to the current structure.

2.

HOME-SF projects would seek entitlement through the process provided for in Section 328
instead of Conditional Use (Section 303). Section 328, which currently establishes the process for
the 100% Affordable Housing Bonus Program Project Authorization, is similar to a Large Project
Authorization (Sec. 329). Section 328 requires approval by the Planning Commission at a public
hearing and allows the Commission to grant certain modifications. The Planning Commission’s
decision would be appealable to the Board of Appeals rather than the Board of Supervisors.
Section 328 would require HOME-SF projects be approved, approved with conditions, or
disapproved by the Planning Commission within 120 days of receipt of a complete HOME-SF
application.

3.

100% Affordable Housing Bonus Program projects would receive administrative approval under
Section 315.1. This entitlement would not require a Planning Commission hearing and would not
be subject to Discretionary Review. 1

Note that the specific amendments to Sections 315.1 and 328 proposed in this legislation are exactly the
same as those proposed in the Mayor’s Process Improvements Ordinance (Board File 180423) reviewed
by the Planning Commission on June 7, 2018.
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BACKGROUND
The HOME-SF program was approved unanimously by the Board of Supervisors and subsequently
signed by Mayor Ed Lee on June 13, 2017. As of the writing of this case report, the Department has
received two applications for HOME-SF projects:
1) 921 O’Farrell Street – PPA filed 9/28/17 – PPA letter issued 12/21/17
a.

RC-4 Zoning – 130-V Height/Bulk

b.

Base zoning: 24 units (12% affordable units required if project chose on-site option)

c.

As proposed with HOME-SF: 51 units (16 affordable units - 30% affordable)

2) 3330 Geary Street – PPA filed 12/18/17 - PPA letter issued 3/7/18
a.

NC-3 Zoning – 40-X Height/Bulk

b.

Base zoning: 21 units (12% affordable units required if project chose on-site option)

c.

As proposed with HOME-SF: 41 units (12 affordable units - 30% affordable )

Additionally, two projects already previously filed and under review with the Department have
submitted revised plans and applied to seek approval under HOME-SF.
1) 3945 Judah Street – Project filed 07/15 – Revision filed 01/18 - Under review
a.

NC-1 Zoning – 40-X Height/Bulk

b.

Original project: 6 units (0% affordable – under 10-unit threshold for Section 415)

c.

As proposed with HOME-SF: 20 units (6 affordable units - 30% affordable)

2) 2601 Van Ness Avenue – Project filed 08/13 – Revision filed 01/18 - Under review
a.

RC-3 Zoning – 65-A Height/Bulk

b.

Original project: 27 units (0% affordable – project proposed to pay in lieu fee)

c.

As proposed with HOME-SF: 60 units (18 affordable units - 30% affordable)

ISSUES AND CONSIDERATIONS
The goal of this legislation is to amend the HOME-SF program and allow a broader range of projects to
provide increased on-site affordability in exchange for density and height allowances. It introduces tiers
to the program to allow greater flexibility depending on a project’s specific context (site configuration,
height limit, etc.) and financial feasibility. The legislation also aims to make the program more attractive
to project sponsors by offering a higher degree of certainty in the approval process.
Allowing flexibility for a wider variety of projects to participate
The ability of a project to “pencil” depends on many factors, including the costs of land and construction,
and the potential sales price or rent new units can command in a particular neighborhood. In recent years
the cost of construction, in particular, has skyrocketed in San Francisco. Both construction and provision
of on-site inclusionary units are costs to a housing developer, and when both are high, it can lead projects
to become financially infeasible.
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This legislation seeks to offer project sponsors on sites where HOME-SF’s 30% on-site requirement
appears infeasible additional options to participate in the program. Rather than an all-or-nothing
program requiring the full 30% on-site affordability whether a project sponsor requests additional height
or not, the proposed legislation would allow sponsors to choose from three tiers, with scaled affordability
requirements based on the amount of additional height and density sought by the project.
The tiered options would be available through December 31, 2019, providing a trial period during which
the Department could closely monitor developers’ choices and gather information in support of the next
scheduled review of the inclusionary rates by the Technical Advisory Committee (TAC) in 2019. The 2019
TAC would then presumably use this information along with other feasibility analysis to consider
adjusting the affordability requirements of HOME-SF alongside those of the standard inclusionary
program.
In the one year since adoption of HOME-SF, the Department has received many PPAs and project
proposals in HOME-SF eligible locations in which the sponsor has chosen not to utilize HOME-SF. In at
least ten of those cases, project sponsors have elected to invoke the State Density Bonus Law instead. One
likely reason is that the state law does not require 30% affordability, instead offering density bonuses on a
sliding scale based on tiered levels of on-site affordability provided in a project. This offers greater
flexibility, particularly to projects that may not necessarily want or need additional height.
The Department is supportive of changes to HOME-SF that could spur the production of housing,
including higher rates of on-site affordable housing, by providing a scaled bonus program. As discussed
further below, the Department recommends an amendment to the proposed Tier 1 to ensure that no
HOME-SF project provides a lower inclusionary percentage than the standard Section 415 inclusionary
rate would otherwise require.
Incentivizing Small Projects
In at least two of the cases where the Department has received proposals in HOME-SF eligible locations
that chose not to use the program, projects have instead opted to develop ‘as of right’ projects consisting
of fewer than 10 units (and therefore providing no inclusionary units). Reasons cited include the
perceived bureaucratic difficulty and expense of providing on-site units regulated by the Mayor’s Office
of Housing and the risk and uncertainty in seeking a Conditional Use Authorization.
The proposed legislation aims to respond to this early feedback by guaranteeing a Commission hearing
within 120 days of receipt of a complete HOME-SF application. This will provide greater certainty about
the length of time a HOME-SF project can expect to be under review with the Department. The legislation
also proposes to change the appeal process for HOME-SF projects. Currently HOME-SF projects are
required to seek a Conditional Use Authorization, which is appealable to the Board of Supervisors. The
legislation proposes a new approval process for HOME-SF projects – Section 328 HOME-SF Project
Authorization - with decisions appealable to the Board of Appeals.
General Plan Compliance
The General Plan specifically identifies offering increased development capacity, zoning modifications,
and streamlined approvals as a strategy for incentivizing increased provision of on-site affordable
housing in new development. Detailed analysis of this legislation’s compliance with the General Plan is
included as attachment A.
Implementation
The Department has determined that the 120-day approval timeline specified in the ordinance is likely
infeasible given current staffing levels and environmental review requirements. The Department’s
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Recommendation 5 below suggests removing the 120-day requirement and instead relying on a
combination of Priority Processing (offered to all HOME-SF projects) and the newly adopted Executive
Directive project approval timelines to ensure timely approvals.

RECOMMENDATION
The Department recommends that the Commission recommend approval of the proposed Ordinance
with modifications and adopt the attached Draft Resolution to that effect. The Department’s proposed
recommendations are as follows:
1.

Amend Section 206.3(d)(4) to allow HOME-SF projects to receive any of the zoning modifications
listed, rather than only allowing three.

2.

Amend Section 206.3(f)(2)(A) to modify the proposed Tier 1 as follows:
a.

If a Tier 1 HOME-SF project consists of 24 units or fewer, require 20% on-site affordable
HOME-SF units at the proposed affordability levels

b.

If a Tier 1 HOME-SF project consists of 25 units or more, require 23% on-site affordable
HOME-SF units at the following affordability levels:
i. 10% at 55% AMI (rental) or 80% AMI (owner)
ii. 8% at 80% AMI (rental) or 105% AMI (owner)
iii. 5% at 110% AMI (rental) or 130% AMI (owner)

3.

Amend Section 206.3(f)(2) language to set the prescribed AMI levels as maximums, allowing
HOME-SF project sponsors to provide HOME-SF units at deeper affordability levels.

4.

Remove the proposed requirement in Section 328 that the Planning Commission make a decision
on a HOME-SF project within 120 days of receipt of a complete application.

5.

Add Section 328.1 to allow administrative approval of Tier 1 HOME-SF projects, which would
not exceed the existing height limit.

BASIS FOR RECOMMENDATION
The Department supports the proposed ordinance because it provides additional options for project
sponsors to participate in the City’s local bonus program, and will lead to increased production of badly
needed housing, including higher rates of on-site affordable housing.
The Department is recommending the following amendments to further the goal of making HOME-SF
more flexible while aligning the tiered affordability requirements with the current Inclusionary
requirement and various related feasibility studies undertaken by the City.
Following is discussion of the rationale for each recommended modification to the proposed legislation:
Recommendation 1: Amend Section 206.3(d)(4) to allow HOME-SF projects to receive all listed zoning
modifications. Currently, HOME-SF projects are only offered up to three of the listed modifications of
certain requirements (rear yard, exposure, etc.). All modifications offered in this section were thoroughly
vetted by Department Staff in crafting the original program, and are exceptions routinely granted by the
Commission to many market rate projects through Large Project Authorizations (LPA) or Planned Unit
5
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Developments (PUDs). Originally, the program limited HOME-SF projects to three modifications in an
effort to mirror the State Density Bonus Law’s allowance for up to three incentives or concessions for
qualifying projects. However, the State Density Bonus Law also offers projects providing far less on-site
affordability an unlimited number of more generous waivers from the Planning Code. As one of the
original goals of HOME-SF was to create a local density bonus program that would be more attractive to
developers than the state law, the Department recommends offering HOME-SF projects any and all listed
modifications listed in 206.3(d)(4),
Recommendation 2: Amend affordability levels required in proposed Tier 1 in Section 206.3(f)(2)(A).
The original HOME-SF program - as well as the State Density Bonus Law - has established a precedent of
pairing increased development capacity with requirements for higher on-site affordability. The proposed
tiers in this legislation generally align with this policy direction, with the exception of larger projects (25+
units) in Tier 1.
As proposed, Tier 1 would require 20% on-site affordable units. In cases where the proposed Tier 1
HOME-SF project is 24 units or fewer, 20% represents a significant increase in affordability compared to
the current inclusionary requirement of 12.5% for small projects. However, for larger projects (25+ units),
the proposed 20% requirement is actually lower than the current Inclusionary requirement for
condominiums (21%) and only 1% higher than what is currently required for rental projects (19%).
The legislation seeks to set tiered affordability requirements based on information from the inclusionary
housing study prepared for the Divisadero and Fillmore Neighborhood Commercial Transit Districts
(presented to the Planning Commission at the March 22, 2018 hearing). That study found a prototypical
site on Divisadero Street, receiving an upzoning roughly equivalent to the proposed Tier 1, could support
an inclusionary rate of 20-23%. Additionally, the Geary-Masonic SUD, approved by the Planning
Commission on November 30, 2017, found 23% to be an appropriate inclusionary rate for a project (the
Lucky Penny site at 2670 Geary Street) which received relief from density limits but no additional height.
In order to better align with existing inclusionary requirements, and ensure no HOME-SF project
provides fewer affordable units than would otherwise be required under Section 415, the Department
recommends larger Tier 1 projects provide 23% on-site affordable units.
Recommendation 3: Amend language to set all affordability levels in Section 206.3 (f) as maximums.
The current inclusionary program, similar to HOME-SF, requires projects choosing the on-site option to
provide units in three tranches of affordability, defined in terms of Area Median Income (AMI).
However, Planning Code Section 415 explicitly sets the affordability required within each tranche as a
maximum (e.g. 12% of units at 55% AMI or less), allowing project sponsors to lower the prices of
inclusionary units and still meet the requirement. Some sponsors seek to lower the target AMIs (thus
providing greater affordability) in order to qualify for financing via the 80/20 CDLAC program, which
helps with project feasibility. The Department recommends amending Section 206.3(f) to mirror this
language.
Recommendation 4: Remove the proposed requirement in Section 328 that HOME-SF projects receive
a Commission decision within 120 days of receipt of a complete application. Recent state legislation has
required similar timelines for review and approval or disapproval of certain projects. An example of this
is AB73, which enabled Housing Sustainability Districts (HSD) like the proposed Central SOMA HSD,
recommended for approval by this Commission on May 10. AB73 also mandates a 120-day timeline for
approval or disapproval of HSD projects. However, a key difference is that HSD projects, which must be
completely code complying, can be approved ministerially. HOME-SF projects will still be subject to
CEQA, and while many will qualify for CEQA exemptions, 120 days is not a realistic timeline for
6
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completing CEQA review in addition to design review and other work associated with the review and
entitlement of a project. The Department recommends removing the proposed 120-day timeline. Instead,
HOME-SF projects will receive priority processing and be subject to the following project approval
timeframes outlined in the Mayor’s Executive Directive 17-02, which the Department will be
implementing as part of the new consolidated development application:
6 MONTHS – Projects with no CEQA review
9 MONTHS – Projects receiving categorical exemptions
12 MONTHS – Projects receiving negative declaration, mitigated negative declaration, or community
plan evaluation: no more than 12 months;
18 MONTHS – Projects requiring an Environmental impact report (EIR)
22 MONTHS – Projects requiring a Complex EIR
Recommendation 5: Add a new Section 328.1 to allow Tier 1 HOME-SF projects, which will not
exceed existing height limits, to receive expedited administrative approval. In order to provide an
additional incentive for smaller projects to participate in the program, the Department suggests offering
Tier 1 projects administrative approval via a new Section 328.1. This subsection would ensure the same
level of design review as Section 328 while allowing a more attractive streamlined approval process for
projects choosing to go above and beyond basic inclusionary requirements or choosing to participate in
HOME-SF by providing inclusionary units where the base zoning would not accommodate a project large
enough to trigger the 10-unit threshold for Section 415.

REQUIRED COMMISSION ACTION
The proposed Ordinance is before the Commission so that it may recommend adoption, rejection or
adoption with modifications to the Board of Supervisors.

ENVIRONMENTAL REVIEW
The proposed amendments are not defined as a project under CEQA Guidelines Section 15378 and
15060(c)(2) because they do not result in a physical change in the environment.

PUBLIC COMMENT
As of the date of this report, the Planning Department has not received any public comment regarding
the proposed Ordinance.
RECOMMENDATION:
Attachments:
Exhibit A:
Exhibit B:
Exhibit C:

General Plan Compliance
Draft Planning Commission Resolution
Board of Supervisors File No. 180456
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General Plan Compliance
The General Plan specifically identifies offering increased development capacity, zoning modifications,
and streamlined approvals as a strategy for incentivizing increased provision of on-site affordable
housing in new development. Detailed analysis of this legislation’s compliance with the General Plan is
included below.

HOUSING ELEMENT
POLICY 1.1
Plan for the full range of housing needs in the City and County of San Francisco, especially
affordable housing.
HOME-SF and the proposed changes to the program aim to increase the number of affordable housing
units that could be built in San Francisco. The program is one tool to plan for affordable housing needs of
very low, low and moderate income households.

POLICY 1.10
Support new housing projects, especially affordable housing, where households can easily
rely on public transportation, walking and bicycling for the majority of daily trips.
The majority of HOME-SF eligible parcels are located within a quarter-mile (or 5 minute-walk) of the
Muni Rapid Network, which serves almost 70% of Muni riders and will continue to receive major
investments to prioritize frequency and reliability. This program would support mixed-income housing
projects where households could easily rely on transit.
POLICY 3.3
Maintain balance in affordability of existing housing stock by supporting affordable moderate
ownership opportunities.
HOME-SF and the proposed changes to the program will facilitate affordable housing supply, including
homeownership opportunities for moderate income households.
OBJECTIVE 4
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Foster a housing stock that meets the needs of all residents across lifecycles.
POLICY 4.1
Develop new housing, and encourage the remodeling of existing housing, for families with
children.
POLICY 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing permanently
affordable rental units wherever possible.
POLICY 4.5
Ensure that new permanently affordable housing is located in all of the city’s neighborhoods,
and encourage integrated neighborhoods, with a diversity of unit types provided at a range of
income levels.
POLICY 4.6
Encourage an equitable distribution of growth according to infrastructure and site capacity.
HOME-SF and the proposed changes to the program aim to increase the stock of affordable, familyfriendly housing throughout the city. The HOME-SF program area includes parcels in most of the city’s
neighborhood commercial district, enabling the City to increase the number of very low, low and moderate
income households and encourage integration of neighborhoods. The program aims to spur production of
housing, including permanently affordable housing, in neighborhoods with existing transit, schools, and
parks.

OBJECTIVE 7
Secure funding and resources for permanently affordable housing, including innovative
programs that are not solely reliant on traditional mechanisms or capital.
Policy 7.5
Encourage the production of affordable housing through process and zoning accommodations,
and prioritize affordable housing in the review and approval processes.
HOME-SF and the proposed changes to the program provide zoning and process accommodations
including priority processing for projects that participate by providing on-site affordable housing. These
programs implement this General Plan policy.

OBJECTIVE 8
Build public and private sector capacity to support, facilitate, provide and maintain affordable
housing.
POLICY 8.3
Support the production and management of permanently affordable housing.
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HOME-SF and the proposed changes to the program support the production of permanently affordable
housing supply.
OBJECTIVE 10
Ensure a streamlined, yet thorough, and transparent decision-making process.
POLICY 10.1
Create certainty in the development entitlement process, by providing clear community
parameters for development and consistent application of these regulations.
HOME-SF and the proposed changes to the program propose a clear and detailed review and entitlement
process for qualifying projects. The process includes detailed design review and offers limited zoning
concessions and modifications. The proposed changes to the program require Planning Commission review,
with appeal to the Board of Appeal, similar to the existing Large Project Authorization process.
OBJECTIVE 11
Support and respect the diverse and distinct character of San Francisco’s neighborhoods.
POLICY 11.2
Ensure implementation of accepted design standards in project approvals.
POLICY 11.3
Ensure growth is accommodated without substantially and adversely impacting existing
residential neighborhood character.
In recognition that the projects utilizing HOME-SF will sometimes be taller or of differing mass than the
surrounding context, the AHBP Design Guidelines clarify how projects shall both maintain their size and
adapt to their neighborhood context. These design guidelines enable HOME-SF projects to support and
respect the diverse and distinct character of San Francisco’s neighborhoods while also providing much
needed affordable housing. Establishing permanently affordable housing in the city’s various neighborhoods
would enable the City to stabilize very low, low and moderate income households. These households
meaningfully contribute to the existing character of San Francisco’s diverse neighborhoods.
POLICY 11.5
Ensure densities in established residential areas promote compatibility with prevailing
neighborhood character.
HOME-SF and the proposed changes to the program only provide development bonuses which may permit
a larger overall building mass for projects that include higher levels of affordable housing than would
otherwise be permitted by the Planning Code. Analysis conducted by staff and consultants on the eligible
districts identified many existing buildings, especially building built before the 1970’s or 1980’s, that
exceed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned
density limit are generally consistent with neighborhood character in most parts of San Francisco.
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OBJECTIVE 12
Balance housing growth with adequate infrastructure that serves the City’s growing
population.
POLICY 12.1
Encourage new housing that relies on transit use and environmentally sustainable patterns of
movement.
The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to
prioritize frequency and reliability. This program would support mixed-income housing projects where
households could easily rely on transit.

OBJECTIVE 13
Prioritize sustainable development in planning for and constructing new housing.
POLICY 13.1
Support “smart” regional growth that locates new housing close to jobs and transit.
The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to
prioritize frequency and reliability. This program would support mixed-income housing projects where
households could easily rely on transit.
URBAN DESIGN ELEMENT
POLICY 4.15
Protect the livability and character of residential properties from the intrusion of incompatible
new buildings.
HOME-SF and the proposed changes to the program only provide development bonuses which may permit
a larger overall building mass for projects that include higher levels of affordable housing than would
otherwise be permitted by the Planning Code. Analysis conducted by staff and consultants on the eligible
districts identified many existing buildings, especially building built before the 1970’s or 1980’s, that
exceed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned
density limit are generally consistent with neighborhood character in most parts of San Francisco.
TRANSPORTATION ELEMENT
POLICY 11.3
Encourage development that efficiently coordinates land use with transit service, requiring
that developers address transit concerns as well as mitigate traffic problems.
The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the Muni
Rapid network, which serves almost 70% of Muni riders and will continue to receive major investments to
4
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prioritize frequency and reliability. This program would support mixed-income housing projects where
households could easily rely on transit.
VAN NESS AVENUE AREA PLAN
Policy 5.1
Establish height controls to emphasize topography and adequately frame the great width of
the Avenue.
POLICY 5.3
Continue the street wall heights as defined by existing significant buildings and promote an
adequate enclosure of the Avenue.
HOME-SF and proposed changes to the program would continue the street wall heights, though may offer
some degree of variation due to height exceptions available through the program. Established height
controls would continue to be applicable for most projects, and therefore the topography and width of the
Avenue would continue to be emphasized and adequately framed. The AHBP Design Guidelines and
Planning Commission review process will ensure that on balance projects promote continue the street wall
heights an adequate enclosure of the Avenue.
BAYVIEW AREA PLAN
OBJECTIVE 6
Encourage the construction of new affordable and market rate housing at locations and density levels
that enhance the overall residential quality of Bayview Hunters Point.
HOME-SF and the proposed changes to the program support the production of permanently affordable
housing supply in Bayview Hunters Point, particularly along Third Street.
CHINATOWN AREA PLAN
OBJECTIVE 3
Stabilize and where possible increase the supply of housing.
HOME-SF and the proposed changes to the program support the production of permanently affordable
housing supply in Chinatown.
DOWNTOWN PLAN
OBJECTIVE 7
Expand the supply of housing in and adjacent to downtown.
HOME-SF and the proposed changes to the program support the production of housing, including
permanently affordable housing, in and adjacent to downtown.
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WESTERN SHORELINE AREA PLAN
POLICY 11.1
Preserve the scale and character of existing residential neighborhoods by setting allowable
densities at the density generally prevailing in the area and regulating new development so its
appearance is compatible with adjacent buildings.
HOME-SF and the proposed changes to the program only provide development bonuses which may permit
a larger overall building mass for projects that include higher levels of affordable housing than would
otherwise be permitted by the Planning Code. Analysis conducted by staff and consultants on the eligible
districts identified many existing buildings, especially building built before the 1970’s or 1980’s, that
exceed existing zoned density limits. Therefore, even housing with densities higher than the existing zoned
density limit are generally consistent with neighborhood character in most parts of San Francisco.
POLICY 11.3
Continue the enforcement of citywide housing policies, ordinances and standards regarding
the provision of safe and convenient housing to residents of all income levels, especially lowand moderate-income people.
POLICY 11.4
Strive to increase the amount of housing units citywide, especially units for low- and
moderate-income people.
HOME-SF and the proposed changes to the program aim to increase the number of affordable housing
units that could be built in San Francisco. The program is one tool to plan for affordable housing needs of
very low, low and moderate income households.
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RESOLUTION RECOMMENDING THAT THE BOARD OF SUPERVISORS ADOPT WITH
MODIFICATIONS A PROPOSED ORDINANCE THAT WOULD AMEND THE HOUSING
OPPORTUNITIES MEAN EQUITY-SAN FRANCISCO (HOME-SF) PROGRAM TO REVISE
THE AMOUNT OF INCLUSIONARY HOUSING REQUIRED AND THE TYPES OF
DEVELOPMENT BONUSES RECEIVED THROUGH DECEMBER 31, 2019, WITH
EXISTING REQUIREMENTS AND BONUSES REVIVED STARTING JANUARY 1, 2020,
AND TO REQUIRE PROJECT AUTHORIZATION UNDER PLANNING CODE, SECTION
328; REVISING THE 100% AFFORDABLE HOUSING BONUS PROGRAM TO ELIMINATE
A PLANNING COMMISSION REVIEW HEARING FOR 100% AFFORDABLE HOUSING
PROJECTS UPON DELEGATION BY THE PLANNING COMMISSION; ADOPTING
FINDINGS, INCLUDING ENVIRONMENTAL FINDINGS, PLANNING CODE SECTION
302 FINDINGS, AND FINDINGS OF CONSISTENCY WITH THE GENERAL PLAN AND
PLANNING CODE SECTION 101.1.
WHEREAS, on May 1, 2018 Supervisors Tang introduced a proposed Ordinance under Board of
Supervisors (hereinafter “Board”) File Number 180456, which would amend Sections 206.3, 303, 315 and
328 of the Planning Code to amend the HOME-SF program, creating tiered options through December 31,
2019, requiring HOME-SF project authorization under Planning Code Section 328, and requiring 100%
Affordable Housing Bonus Program project authorization under Planning Code Section 315.1.
WHEREAS, The Planning Commission (hereinafter “Commission”) conducted a duly noticed public
hearing at a regularly scheduled meeting to consider the proposed Ordinance on June 28, 2018; and,
WHEREAS, the proposed Ordinance has been determined to be categorically exempt from environmental
review under the California Environmental Quality Act CEQA Guidelines Section 15378 and 15060(c)(2);
and
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WHEREAS, the Planning Commission has heard and considered the testimony presented to it at the
public hearing and has further considered written materials and oral testimony presented on behalf of
Department staff and other 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 Planning Commission has reviewed the proposed Ordinance; and
WHEREAS, the Planning Commission finds from the facts presented that the public necessity,
convenience, and general welfare require the proposed amendment; now therefore be it
RESOLVED, that the Planning Commission hereby adopts the following findings and recommends the
Board of Supervisors approve with modifications the proposed ordinance. The Commission’s proposed
modifications are as follows:

1: Amend Section 206.3(d)(4) to allow HOME-SF projects to receive all listed zoning
modifications.
2: Amend affordability levels required in proposed Tier 1 in Section 206.3(f)(2)(A).
3: Amend language to set all affordability levels in Section 206.3 (f) as maximums.
4: Remove the proposed requirement in Section 328 that HOME-SF projects receive a
Commission decision within 120 days of receipt of a complete application.
5: Add a new Section 328.1 to allow Tier 1 HOME-SF projects, which will not exceed existing
height limits, to receive expedited administrative approval.
The Planning Commission hereby adopts the following findings:

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. The Commission finds that the proposed ordinance will provide additional options for
project sponsors to participate in the City’s local development bonus program, and will
lead to increased production of needed housing, including on-site affordable housing.
2. The Commission finds that the proposed modifications will further the goal of making
HOME-SF more flexible and broadly applicable while aligning the tiered affordability
requirements with the current Inclusionary requirement and various related feasibility
studies undertaken by the City.
a. The Commission finds that offering HOME-SF projects any and all listed
modifications listed in 206.3(d)(4) would further HOME-SF’s original goal of
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creating a local density bonus program that is more attractive to developers than
the State Density Bonus Law.
b. The Commission finds that requiring 23% on-site affordable units for Tier 1
projects of 25 units or larger better aligns with existing inclusionary
requirements, and ensures no HOME-SF project provides fewer affordable units
than would otherwise be required under Section 415.
c. The Commission finds that amending Section 206.3(f) to set the affordability
levels required within each tranche of HOME-SF units as a maximum could help
with project feasibility in certain cases (such as when projects may qualify for
financing via the 80/20 California Debt Limit Allocation Committee “CDLAC”
program).
d. The Commission finds that removing the proposed 120-day timeline and instead
ensuring HOME-SF projects will receive priority processing and be subject to the
following project approval timeframes outlined in the Mayor’s Executive
Directive 17-02, will make the
e. The Commission finds that offering Tier 1 projects administrative approval via a
new Section 328.1 will provide an additional incentive for smaller projects
choosing to go above and beyond basic inclusionary requirements or choosing to
participate in HOME-SF by providing inclusionary units where the base zoning
would not accommodate a project large enough to trigger the 10-unit threshold
for Section 415, to participate in the program.
3.

The Commission finds that the proposed Ordinance and the Commission’s
recommended modifications are consistent with the following Objectives and Policies of
the General Plan:
HOUSING ELEMENT
POLICY 1.1
Plan for the full range of housing needs in the City and County of San Francisco,
especially affordable housing.
HOME-SF and the proposed changes to the program aim to increase the number of affordable
housing units that could be built in San Francisco. The program is one tool to plan for affordable
housing needs of very low, low and moderate income households.
POLICY 1.10
Support new housing projects, especially affordable housing, where households can
easily rely on public transportation, walking and bicycling for the majority of daily
trips.
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The majority of HOME-SF eligible parcels are located within a quarter-mile (or 5 minute-walk)
of the Muni Rapid Network, which serves almost 70% of Muni riders and will continue to
receive major investments to prioritize frequency and reliability. This program would support
mixed-income housing projects where households could easily rely on transit.
POLICY 3.3
Maintain balance in affordability of existing housing stock by supporting affordable
moderate ownership opportunities.
HOME-SF and the proposed changes to the program will facilitate affordable housing supply,
including homeownership opportunities for moderate income households.
OBJECTIVE 4
Foster a housing stock that meets the needs of all residents across lifecycles.
POLICY 4.1
Develop new housing, and encourage the remodeling of existing housing, for families
with children.
POLICY 4.4
Encourage sufficient and suitable rental housing opportunities, emphasizing
permanently affordable rental units wherever possible.
POLICY 4.5
Ensure that new permanently affordable housing is located in all of the city’s
neighborhoods, and encourage integrated neighborhoods, with a diversity of unit
types provided at a range of income levels.
POLICY 4.6
Encourage an equitable distribution of growth according to infrastructure and site
capacity.
HOME-SF and the proposed changes to the program aim to increase the stock of affordable,
family-friendly housing throughout the city. The HOME-SF program area includes parcels in
most of the city’s neighborhood commercial district, enabling the City to increase the number of
very low, low and moderate income households and encourage integration of neighborhoods. The
program aims to spur production of housing, including permanently affordable housing, in
neighborhoods with existing transit, schools, and parks.
OBJECTIVE 7
Secure funding and resources for permanently affordable housing, including
innovative programs that are not solely reliant on traditional mechanisms or capital.
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Policy 7.5
Encourage the production of affordable housing through process and zoning
accommodations, and prioritize affordable housing in the review and approval
processes.
HOME-SF and the proposed changes to the program provide zoning and process
accommodations including priority processing for projects that participate by providing on-site
affordable housing. These programs implement this General Plan policy.
OBJECTIVE 8
Build public and private sector capacity to support, facilitate, provide and maintain
affordable housing.
POLICY 8.3
Support the production and management of permanently affordable housing.
HOME-SF and the proposed changes to the program support the production of permanently
affordable housing supply.
OBJECTIVE 10
Ensure a streamlined, yet thorough, and transparent decision-making process.
POLICY 10.1
Create certainty in the development entitlement process, by providing clear
community parameters for development and consistent application of these
regulations.
HOME-SF and the proposed changes to the program propose a clear and detailed review and
entitlement process for qualifying projects. The process includes detailed design review and offers
limited zoning concessions and modifications. The proposed changes to the program require
Planning Commission review, with appeal to the Board of Appeal, similar to the existing Large
Project Authorization process.
OBJECTIVE 11
Support and respect the diverse and distinct character of San Francisco’s
neighborhoods.
POLICY 11.2
Ensure implementation of accepted design standards in project approvals.
POLICY 11.3
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Ensure growth is accommodated without substantially and adversely impacting
existing residential neighborhood character.
In recognition that the projects utilizing HOME-SF will sometimes be taller or of differing mass
than the surrounding context, the AHBP Design Guidelines clarify how projects shall both
maintain their size and adapt to their neighborhood context. These design guidelines enable
HOME-SF projects to support and respect the diverse and distinct character of San Francisco’s
neighborhoods while also providing much needed affordable housing. Establishing permanently
affordable housing in the city’s various neighborhoods would enable the City to stabilize very low,
low and moderate income households. These households meaningfully contribute to the existing
character of San Francisco’s diverse neighborhoods.
POLICY 11.5
Ensure densities in established residential areas promote compatibility with
prevailing neighborhood character.
HOME-SF and the proposed changes to the program only provide development bonuses which
may permit a larger overall building mass for projects that include higher levels of affordable
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff
and consultants on the eligible districts identified many existing buildings, especially building
built before the 1970’s or 1980’s, that exceed existing zoned density limits. Therefore, even
housing with densities higher than the existing zoned density limit are generally consistent with
neighborhood character in most parts of San Francisco.
OBJECTIVE 12
Balance housing growth with adequate infrastructure that serves the City’s growing
population.
POLICY 12.1
Encourage new housing that relies on transit use and environmentally sustainable
patterns of movement.
The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major
investments to prioritize frequency and reliability. This program would support mixed-income
housing projects where households could easily rely on transit.
OBJECTIVE 13
Prioritize sustainable development in planning for and constructing new housing.
POLICY 13.1
Support “smart” regional growth that locates new housing close to jobs and transit.
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The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major
investments to prioritize frequency and reliability. This program would support mixed-income
housing projects where households could easily rely on transit.
URBAN DESIGN ELEMENT
POLICY 4.15
Protect the livability and character of residential properties from the intrusion of incompatible
new buildings.

HOME-SF and the proposed changes to the program only provide development bonuses which
may permit a larger overall building mass for projects that include higher levels of affordable
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff
and consultants on the eligible districts identified many existing buildings, especially building
built before the 1970’s or 1980’s, that exceed existing zoned density limits. Therefore, even
housing with densities higher than the existing zoned density limit are generally consistent with
neighborhood character in most parts of San Francisco.
TRANSPORTATION ELEMENT
POLICY 11.3
Encourage development that efficiently coordinates land use with transit service, requiring
that developers address transit concerns as well as mitigate traffic problems.

The HOME-SF program area is largely located within a quarter-mile (or 5 minute-walk) of the
Muni Rapid network, which serves almost 70% of Muni riders and will continue to receive major
investments to prioritize frequency and reliability. This program would support mixed-income
housing projects where households could easily rely on transit.
VAN NESS AVENUE AREA PLAN
Policy 5.1
Establish height controls to emphasize topography and adequately frame the great width of
the Avenue.

POLICY 5.3
Continue the street wall heights as defined by existing significant buildings and promote an
adequate enclosure of the Avenue.
HOME-SF and proposed changes to the program would continue the street wall heights, though may offer
some degree of variation due to height exceptions available through the program. Established height
controls would continue to be applicable for most projects, and therefore the topography and width of the
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Avenue would continue to be emphasized and adequately framed. The AHBP Design Guidelines and
Planning Commission review process will ensure that on balance projects promote continue the street wall
heights an adequate enclosure of the Avenue.
BAYVIEW AREA PLAN

OBJECTIVE 6
Encourage the construction of new affordable and market rate housing at locations
and density levels that enhance the overall residential quality of Bayview Hunters
Point.
HOME-SF and the proposed changes to the program support the production of permanently
affordable housing supply in Bayview Hunters Point, particularly along Third Street.
CHINATOWN AREA PLAN

OBJECTIVE 3
Stabilize and where possible increase the supply of housing.
HOME-SF and the proposed changes to the program support the production of permanently
affordable housing supply in Chinatown.
DOWNTOWN PLAN

OBJECTIVE 7
Expand the supply of housing in and adjacent to downtown.
HOME-SF and the proposed changes to the program support the production of housing,
including permanently affordable housing, in and adjacent to downtown.
WESTERN SHORELINE AREA PLAN
POLICY 11.1
Preserve the scale and character of existing residential neighborhoods by setting allowable
densities at the density generally prevailing in the area and regulating new development so its
appearance is compatible with adjacent buildings.

HOME-SF and the proposed changes to the program only provide development bonuses which
may permit a larger overall building mass for projects that include higher levels of affordable
housing than would otherwise be permitted by the Planning Code. Analysis conducted by staff
and consultants on the eligible districts identified many existing buildings, especially building
built before the 1970’s or 1980’s, that exceed existing zoned density limits. Therefore, even
housing with densities higher than the existing zoned density limit are generally consistent with
neighborhood character in most parts of San Francisco.
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POLICY 11.3
Continue the enforcement of citywide housing policies, ordinances and standards regarding
the provision of safe and convenient housing to residents of all income levels, especially lowand moderate-income people.
POLICY 11.4
Strive to increase the amount of housing units citywide, especially units for low- and
moderate-income people.

HOME-SF and the proposed changes to the program aim to increase the number of affordable
housing units that could be built in San Francisco. The program is one tool to plan for affordable
housing needs of very low, low and moderate income households.
4.

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

1.

That existing neighborhood-serving retail uses be preserved and enhanced and future
opportunities for resident employment in and ownership of such businesses enhanced;
The proposed Ordinance would not have a negative effect on neighborhood serving retail uses and will
not have a negative effect on opportunities for resident employment in and ownership of neighborhoodserving retail.

2.

That existing housing and neighborhood character be conserved and protected in order to
preserve the cultural and economic diversity of our neighborhoods;
The proposed Ordinance would not have a negative effect on housing or neighborhood character.

3.

That the City’s supply of affordable housing be preserved and enhanced;
The proposed Ordinance would increase the City’s supply of affordable housing.

4.

That commuter traffic not impede MUNI transit service or overburden our streets or
neighborhood parking;
The proposed Ordinance would not result in commuter traffic impeding MUNI transit service or
overburdening the streets or neighborhood parking.

5.

That a diverse economic base be maintained by protecting our industrial and service sectors
from displacement due to commercial office development, and that future opportunities for
resident employment and ownership in these sectors be enhanced;
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The proposed Ordinance would not cause displacement of the industrial or service sectors due to office
development, and future opportunities for resident employment or ownership in these sectors would
not be impaired.
6.

That the City achieve the greatest possible preparedness to protect against injury and loss of
life in an earthquake;
The proposed Ordinance would not have an adverse effect on City’s preparedness against injury and
loss of life in an earthquake.

7.

That the landmarks and historic buildings be preserved;
The proposed Ordinance would not have an adverse effect on the City’s Landmarks and historic
buildings.

8.

That our parks and open space and their access to sunlight and vistas be protected from
development;
The proposed Ordinance would not have an adverse effect on the City’s parks and open space and their
access to sunlight and vistas.

5.

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

AND THEREFORE BE IT FURTHER RESOLVED that the Commission hereby recommends the Board of
Supervisors APPROVE WITH MODIFICATIONS the proposed Ordinance as described in this
Resolution.
I hereby certify that the foregoing Resolution was adopted by the Commission at its meeting on June 28,
2018.

Jonas P. Ionin
Commission Secretary
AYES:
NOES:
ABSENT:
ADOPTED:

June 28, 2018
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BOARD of SUPERVISORS

May 30, 2018

Planning Commission
Attn: Jonas Ionin
1650 Mission Street, Ste. 400
San Francisco, CA 94103
Dear Commissioners:
On May 22, 2018, Supervisor Tang introduced the following substitute legislation:
File No. 180456-2
Ordinance amending the Planning Code to amend the Housing Opportunities
Mean Equity-San Francisco (HOME-SF) program to revise the amount of
inclusionary housing required and the types of development bonuses received for
projects with complete environmental evaluation applications submitted on or
before December 31, 2019, with existing requirements and bonuses revived for
projects with complete environmental evaluation applications submitted on or
after January 1, 2020, and to require project authorization under Planning Code,
Section 328; revising the 100% Affordable Housing Bonus Program to eliminate a
Planning Commission review hearing for 100% affordable housing projects upon
delegation by the Planning Commission; affirming the Planning Department’s
determination under the California Environmental Quality Act; and making
findings of public necessity, convenience, and welfare under Planning Code,
Section 302, and findings of consistency with the General Plan, and the eight
priority policies of Planning Code, Section 101.1.
The substitute ordinance is being transmitted pursuant to Planning Code, Section 302(b), for
public hearing and recommendation. The ordinance is pending before the Land Use and
Transportation Committee and will be scheduled for hearing upon receipt of your response.
Angela Calvillo, Clerk of the Board

By: Erica Major, Assistant Clerk
Land Use and Transportation Committee
c:

John Rahaim, Director of Planning
Aaron Starr, Acting Manager of Legislative Affairs
Scott Sanchez, Zoning Administrator
Lisa Gibson, Environmental Review Officer
AnMarie Rodgers, Director of Citywide Planning
Laura Lynch, Environmental Planning
Joy Navarrete, Environmental Planning

FILE NO. 180456

REVISED LEGISLATIVE DIGEST
(Substituted, 5/22/2018)

[Planning Code - HOME-SF and 100% Affordable Housing Bonus Program]
Ordinance amending the Planning Code to amend the Housing Opportunities Mean
Equity-San Francisco (HOME-SF) program to revise the amount of inclusionary
housing required and the types of development bonuses received for projects with
complete environmental evaluation applications submitted on or before December 31,
2019, with existing requirements and bonuses revived for projects with complete
environmental evaluation applications submitted on or after January 1, 2020, and to
require project authorization under Planning Code, Section 328; revising the 100%
Affordable Housing Bonus Program to eliminate a Planning Commission review
hearing for 100% affordable housing projects upon delegation by the Planning
Commission; affirming the Planning Department’s determination under the California
Environmental Quality Act; and making findings of public necessity, convenience, and
welfare under Planning Code, Section 302, and findings of consistency with the
General Plan, and the eight priority policies of Planning Code, Section 101.1.
Existing Law
HOME-SF
Planning Code section 206.3 sets forth the HOME-SF program, which grants housing
development projects that provide at least 30% of dwelling units as affordable to very low, low
and moderate income households certain development bonuses, including form-based
density, twenty additional feet in height, as well as five additional feet of ceiling height for
certain specified uses. For ownership projects, twelve percent of units must have an average
affordable purchase price set at 80% of Area Median Income (AMI); 9% must have an
average affordable purchase price set at 105% of AMI; and 9% must have an average
affordable purchase price set at 130% of AMI. In rental projects, 12% of units must have an
average affordable rent set at 55% of AMI; 9% must have an average affordable rent set at
80% of AMI; and 9% must have an average affordable rent set at 110% of AMI.
A HOME-SF project in a neighborhood commercial district cannot require the merger of lots
that result in more than 125 feet of lot frontage.
HOME-SF projects are reviewed and approved by the Planning Commission, with an appeal
to the Board of Supervisors, under the conditional use procedures in Planning Code section
303(v). There is no set date by which a project must be approved, denied or approved with
conditions at the Planning Commission.

BOARD OF SUPERVISORS

Page 1

FILE NO. 180456

100% Affordable Housing Bonus Projects
The 100% Affordable Housing Bonus Program, in Planning Code section 206.4, requires
project approval through an authorization, Planning Code Section 328, which provides for a
Planning Commission hearing and an appeal to the Board of Supervisors. A 100% Affordable
Housing Bonus Project is not required to seek conditional use authorization, and the Planning
Commission does not hear separate discretionary review requests.
Amendments to Current Law
HOME-SF
This ordinance amends certain requirements of the HOME-SF program for a limited period.
Projects with complete environmental evaluation applications submitted before January 1,
2020 that provide at least 20% of units as affordable units can receive development bonuses
based on the amount of affordable housing provided. Tier One projects must provide 20% of
dwelling units as affordable units and can receive form-based density and an additional 5 feet
of ground floor ceiling height for specified uses. Tier Two projects must provide 25% of
dwelling units as affordable units and can receive form-based density, ten additional feet of
height, and additional ground floor ceiling height. Tier Three projects must provide 30% of
units as affordable units and can receive form based density, 20 additional feet in height, and
an additional five feet of ground floor ceiling height. The percentage of units required at each
income level in each tier is as follows:
Tier One -

Ownership: 10% at 80% AMI; 5% at 105% AMI; 5% at 130% AMI
Rental: 10% at 55% AMI, 5% at 80% AMI; 5% at 110 AMI%

Tier Two –

Ownership: 10% at 80% AMI; 8% at 105% AMI; 7% at 130% AMI
Rental 10% at 55% AMI; 8% at 80% AMI; 7% at 110% AMI

Tier Three – Ownership: 10% at 80% AMI; 10% at 105% AMI; 10% at 130% AMI
Rental: 10% at 55% AMI; 10% at 80% AMI; 10% at 110% AMI
For projects with complete environmental evaluation applications submitted on January 1,
2020 or thereafter, the affordability requirements and development bonuses allowed for
HOME-SF projects would revert to current law, as set forth under “Existing Law.”
The legislation would require HOME-SF project authorization through the Planning Code 328
process, and delete the requirement for a conditional use authorization. The legislation
amends Section 328 to allow an appeal to the Board of Appeals, not the Board of
Supervisors. Among other findings, the Planning Commission would be required to determine
if a HOME SF project that involved the merger of two or more lots resulting in more than 125
feet of lot frontage was consistent with the Affordable Housing Bonus Program Design
Guidelines. The Planning Commission would have to approve, deny, or approve with
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conditions the HOME-SF project within 120 days of the date the HOME-SF application is
deemed complete.
100% Affordable Housing Bonus Projects
The legislation would create a new process for authorization of 100% Affordable Housing
Bonus Projects, under new section 315.1. These projects would no longer need approval
through Section 328. Under section 315.1, the Planning Director, rather than the Planning
Commission, would review 100% Affordable Housing Bonus projects and would make certain
findings. No hearing before the Planning Commission would be required. No discretionary
review hearing would occur before the Planning Commission as long as the Planning
Commission delegates this review to the Planning Department. The Planning Department’s
approval would be conducted as part of a related building permit application, and any appeal
of the Planning Department’s determination would be through the associated building permit,
which appeal would be to the Board of Appeals.
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