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Welcome! 



• Presentation – 20 min. 

•Questions and Answers – 90 min.  

• Please hold your questions until after the 

presentation 

• Write your questions on an index card 

• All questions on index cards will be answered 

after the presentation 
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Meeting Format 



Why Now? 



Affordable housing crisis in 

San Francisco: 

• Population +10,000 

people per year 

• Need for  

• permanently affordable 

housing 

• middle-income housing 

 

Complying with mandatory 

State law 
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Why Now? 



Why a Density bonus 
program? 
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Other Tools to Provide Affordable Housing 

Very Low-Income 
$0-$21,400/year for 1 person 

Various programs provided by:  
• US Housing and Urban Development 
• Housing Authority 
• City of San Francisco 

Low-Income 
$39,250/year for 1 person 
$64,200/year for 1 person 

Below Market Rate Inclusionary Housing 
• Rental 
• Ownership 

Low-Income 
$42,800/year for 1 person 

Affordable Rental Program  

Moderate-Income 
$85,600/year for 1 person 

Down Payment Loan Assistance Program  

Middle-Income 
$142,700/year for 1 person 

Teacher Next Door Down Payment Assistance  

All incomes Small Sites Program 



What’s ‘Affordable’?  
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What is ‘affordable’? 

Income Level One-Person 

Household  

Income per 

Year 

Four-Person 

Household 

Income per 

Year 

Very-Low $36,000 $51,000 

Low-Income  $57,000 $82,000 

Moderate-

Income 

$85,000 $122,000 

Middle-Income $100,000 $143,000 
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One-person 

Household 

Affordable 

Monthly 

Rent 

Very-low income $900 

Low-income $1,425 

Moderate-income $2,125 

Middle-income $2,500 

*as of 1/6/16 

Two-three 

person 

Household 

Affordable 

Monthly 

Rent 

Very-low income $1,000 

Low-income $1,600 

Moderate-income $2,400 

Middle-income $2,800 

 
Average Rent for  a  
One-bedroom apartment 
in SF: $3,490* 
 

 
Average Rent for  a  
Two-bedroom apartment  
in SF: $4,630* 
 



Nuts and Bolts:  
How the Program Works 



• Focused on key commercial 

corridors 

• Does not include single-family 

residential parcels 

• Feasible on underutilized sites 

(vacant lots or with one-story 

buildings) 

• Projects will be built over the 

next 20 years 
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Program Area 
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Program area – District 3 



Over the next 20 years: 

• Local AHBP Housing Units 

 1,620 units 

 490 affordable units – 10% of citywide 

• Under current zoning:  

 1,100 units 

 132 affordable units 
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District 3 - Projected Housing Development 
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Potential Increase in Units Over the Next 20 years 
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Soft Site Examples 

Geary BLVD near Divisadero 
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Soft Site Examples 

Noriega Street at 30th Avenue 
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SOFT SITE examples 

2100 Market Street - 2009 
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SOFT SITE examples 

2559 Van Ness Ave - 2009 
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Soft Site Examples 

2559 Van Ness Ave - 2015 
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Citywide Program Area:   
Key Mixed-Use and Commercial corridors 

 

             

             Program  

             Area 

 

Affordable Housing Bonus Program   21 



Affordable Housing Bonus Program   22 

Comparing State Law to AHBP programs 



• Incentives: 

• Up to two stories above existing height regulations 

• Increase in the total amount of housing units on-site 
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Proposed LOCAL Affordable Housing Bonus Program 



• Incentives: 

• Up to two stories above existing height regulations 

• Increase in the total amount of housing units on-site 
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Proposed StaTE Affordable Housing Bonus Program 



• Projects with 100 percent 

affordable units will receive: 

• Up to three stories above 

existing height regulations 
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Affordable Housing Bonus Program 



What Will New Housing 
look like? 
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What Could New AHBP Buildings Look Like? 



Affordable Housing Bonus Program   34 

What Could New AHBP Buildings Look Like? 
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What Could New AHBP Buildings Look Like? 
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Design Guidelines 

1. Design Contributes to Neighborhood Quality. 

2. Inviting and Active ground floors.  

3. Sidewalks and Streets Enrich and enliven Dense 

Neighborhoods.  

4. Enliven Sidewalls. 

5. Express Exceptionally Complimentary Architectural 

Character.. 

6. Buildings will follow Site’s Natural Topography. 

 



Design Review Process And Public Input 
process for affordable bonus projects is consistent with current practice 

COMMUNITY REVIEW 

CITY REVIEW 

Pre Application 
Meeting 

2 

Neighborhood 
Notification 

4 

Preliminary 
Project 
Assessment 

1 

Planning Department 
Review 
 
CEQA Planning Code 
Design Review 

3 

Entitlement: 
May Include 
Planning 
Commission Hearing 
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• Process does not change for AHBP projects 

 

• Same standards as any other project 

 

• Design Guidelines are mandatory 

 

• Community review opportunities: 

• Project development phase – Pre-Application Meeting 

• Planning Department review – Neighborhood notifications 

• Planning Commission hearing – Public comments 
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AHBP Project review Process 
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Small Businesses and Rent Controlled Units 



• Small businesses 

• Will receive notification early in the process 

• Rent controlled units 

• Cannot be demolished 

• A tenant protection and replacement program for rent 

controlled units will be studied over the next year 
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Small Businesses and Rent Control Units  



Next Steps and  
Learn more 
 



• January 28
th

 – Hearing at the Planning Commission  

• Proposed Adoption of General Plan Amendments 

• Consideration of Mayor and BOS sponsored Ordinance 

 

• TBD – Land Use Committee Hearings 

• TBD – Full Board of Supervisor Hearings 

• TBD – Mayor’s signature 

• Implementation – Spring 2016 (projected) 
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Next Steps 



Website – http://www.sf-planning.org/AHBP  

• FAQs 

• Video 

• Project updates via email list serve 

• Interactive webinar 

• Draft legislation and guidelines 

• Analysis, reports and studies 

• Videos, materials and follow up from previous presentations 

and meetings 

• Existing plans and programs 

 

   Upcoming Meetings:  

• Community meetings 

 District 4 Community Meeting – January 19. 2016 

 District 8 Community Meeting – January 21, 2016 

 District 1 Community Meeting – January 23, 2016 

• Planning Commission meetings 
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LEARN MORE 

http://www.sf-planning.org/AHBP
http://www.sf-planning.org/AHBP
http://www.sf-planning.org/AHBP
http://www.sf-planning.org/AHBP


Questions and 
Answers 

Please pass your index cards to a team member. 

 



Thank You! 
www.sf-planning.org/AHBP 

 



Projected Maximum Total new units Soft Sites in Program Area , 20 Years 

Current Rules State Program Local Program 

TOTAL NEW 

All Housing Units 

 

 

Affordable Units* 

 

9,000 

 

1,100 

 

11, 800 

 

1,780 

 

15,800 

 

4,800 

NET NEW  

All Housing Units 

 

Affordable Units* 

2,800 

 

680 

6,800 

 

3,700** 

Affordable Units – permanently affordable, deed restricted housing units build by market rate developers. 

*Assumes all projects provide inclusionary units onsite.  Does not include 100% affordable housing projects. 

** Includes some middle income units. 

Affordable Units – permanently affordable, deed restricted housing units built by market rate developers. 

*   Assumes all projects provide inclusionary units onsite. Does not include 100% affordable housing projects. 

** Includes some middle income units for 120% or 140% AMI. 

Local

State

Current

0 2000 4000 6000 8000 10000 12000 14000 16000

16,000 

Affordable Units* 

7,400 900 

1,500 

3,000 

All Housing Units 

10,000 

Net New 

+620 / +2,700  

Net New 

+4,000 ** / +8,600 

46 

2,000 

Middle-Income Units* 

5,000 + = 
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AHBP Program Area:  Near Transit 
 

 

 

 

 

 

 

             

 Walking distance 

to Muni Rapid  
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Potential Increase in Units by neighborhood 
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Potential AHBP Buildings By neighborhood 
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Local AHBP Draft Zoning modifications-Up to 3 

Rear Yard: No less than 20% of the lot depth, or 15 feet whichever is 

greater  

 

Exposure: May be satisfied through qualifying windows facing an 

unobstructed open area that is at least 25  feet in every 

horizontal  and such open area is not required to expand on 

subsequent floors 

 

Off-Street Loading: None Required 

 

Parking: Up to a 75% reduction in residential and commercial 

requirements 

 

Open Space: 5% reduction for common open space 

 

Open Space: An additional 5% reduction in common open space 
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100 % Affordable  AHBP Draft zoning modifications 

Rear Yard: No less than 20% of the lot depth, or 15 feet whichever is 

greater  

 

Exposure: May be satisfied through qualifying windows facing an 

unobstructed open area that is at least 15  feet in every 

horizontal  and such open area is not required to expand on 

subsequent floors 

 

Off-Street Loading: None Required 

 

Parking: Up to a 100% residential and commercial requirements 

 

Open Space: Up to 10% reduction for common open space 
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State AHBP Draft Incentives and Concessions 

Rear Yard: No less than 20% of the lot depth, or 15 feet whichever is 

greater  

 

Exposure: May be satisfied through qualifying windows facing an 

unobstructed open area that is at least 25  feet in every 

horizontal  and such open area is not required to expand on 

subsequent floors 

 

Off-Street Loading: None Required 

 

Parking: Up to a 50% reduction in residential and commercial 

requirements 

 

Open Space: 5% reduction for common open space 

 

Open Space: An additional 5% reduction in common open space 

 

 

 

 
 

 



Entitlement of 30% Affordable or more -328 
process for affordable bonus projects is consistent with current practice 

Entitlement 328 
Planning Commission 
hearing  

Affordable Housing Density Bonus Program   53 

• Modeled after LPA in Eastern 

Neighborhoods 

 

• Commission Hearing-Public 

Input and Certainty for 

Developer 

 

• Focused on Design Review 

and Consistency with the 

Affordable Housing Design 

Guidelines  

 

• Findings must be completed if 

the project requires a 

Conditional Use 

 

• Appeal to the Board of 

Appeals  
 

 

 

 

 

 



MOHCD Affordable Rental Up to  60% AMI 

BMR Inclusionary Rental    Up to  55% AMI 

BMR Inclusionary Ownership   Up to  90% AMI 

Down Payment Assistance Loan Program (DALP) Up to  120% AMI 

Teacher Next Door Down Payment Assistance (TND) Up to  200% AMI 

 
Serving the Continuum of Housing Needs 

M A Y O R ’ S  O F F I C E  O F  H O U S I N G  A N D  C O M M U N I T Y  D E V E L O P M E N T  



Local Program:  
100 % Affordable Projects 
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Buildings Over Density Limits 
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Buildings Over Height Limit 
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Existing Zoning Districts 
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Density Controls 
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Height limits 
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Program Area And Transit 



• Since 2008, 37 lot mergers, averaging 

less than 5 per year 

 

• Common in RH-1 and RH-2 Districts 

 

• Regulated in a few of the City’s Districts 

(Code Section 121.7) 

 

 

 
 

 

Existing Regulations: Lot Mergers 



  

Street or District 

  

Lot Frontage Limit 

Hayes, from Franklin to Laguna 50 feet 

RED and RED-MX 50 feet 

Church Street, from Duboce to 16th Street 100 feet 

Divisadero Street NCT except for the east and west blocks 

between Oak and Fell, Fillmore Street 

NCT, Folsom Street NCT, RCD, WMUG, WMUO, and SALI 

  

100 feet 

Market, from Octavia to Noe 150 feet 

Ocean Avenue in the Ocean Avenue NCT See Subsection 

(e) 

Inner and Outer Clement NCDs 50 feet 

 

NC-2 districts on Balboa Street between 2nd Avenue and 8th 

Avenue, and between 32nd Avenue and 38th Avenue 

  

50 feet 

In RTO Districts, merger of lots creating a lot greater than 5,000 square feet 

shall not be permitted 

Existing Regulations: Lot Mergers 


