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Why are we doing this?  
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STATE DENSITY  
BONUS LAW 

2013 Napa Court Case 

AFFORDABLE  
HOUSING 
BONUS PROGRAM 

No Public Subsidies 

Tradeoffs 

SF Affordable 
Housing needs 

Mayor’s Working Group 
Proposition K 
Middle Income Housing 

SF PLANNING 
EFFORTS 

Housing Element 
Density Bonus 
Sunset Blueprint 
Invest in Neighborhoods 

Other housing 
programs 

Inclusionary Housing Updates 
Housing Trust Fund 
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Comparing State Law & AHBP programs 



Affordable Housing Bonus Program - POLICY GOALS 
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Incentivize greater levels 

of onsite affordable units 
Improve feasibility of 

underutilized sites 

Establish a ‘middle 

income’ program  
Facilitate entitlement of 

100% affordable projects 
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Developing the Program 





• Getting the word out to Community Members 
• Website  
• Video 
• Media 
• Mailing lists 
• Public Forums  

 
• Gathering input from Community Members 

• Interactive Webinar 
• Open House 
• Community Meetings 
• Public Hearings at the Commission and Board 

 

• Amendments to the Proposed Legislation 
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Public Outreach and Engagement 
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Program Area and Outcomes 
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AHBP Program Area:  Residential mixed use districts 

30,500  
Parcels in  
Program Area 
 
             
             Program  
             Area 
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AHBP Program Area:  Near Transit 
 
 
 
 
 
 
 
             
 Walking distance 
to Muni Rapid  
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Projected Maximum Total new units Soft Sites in Program Area, 20 Years 

      

  
   

 
 

  

 
 

 
 

 
  

 
 

 
 

 
 

   
   

 
  

 
 
 

 
 
 

              
               

      
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 

11 

2,000 

Middle-Income Units* 

5,000 + = 
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Projected AHBP Units by Neighborhood 
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Projected Increase in housing units 
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Studying what buildings might look like with David Baker 
Architects (DBA).  
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AHBP study: Prototypical Sites 

    11  
Prototypical Sites 
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STUDY METHODOLOGY 



STUDY METHODOLOGY 



CONCLUSION 

DENSITY IS CONSTRAINED BY 
ONE OF TWO FACTORS 



MAXIMUM PHYSICAL ENVELOPE 



DENSITY LIMITS 

1 UNIT ALLOWED PER 
   

200 SF 
400 SF 
600 SF 
800 SF 

OF LOT AREA 
   



DENSITY LIMITS 

60,000 GSF 
CAN BE 25 UNITS 100 UNITS OR 

2,400 GSF 
UNIT SIZE 

600 GSF  
UNIT SIZE 



PHYSICAL ENVELOPE  
AND  

DENSITY LIMITS  
RARELY RELATE  

CONCLUSION 



NC-3 , 130-E 
1/600 DENSITY LIMT 
60 UNITS ALLOWED 
 
 

HEIGHT LIMIT 



60 UNITS @  
3,000+ SF EACH 
 
 



60 UNITS @  
1,000 SF EACH 
 
 



CONCLUSION 

NO DENSITY CAP 



35% DENSITY 
INCREASE 
UNDER THE 
STATE LAW 
 
 



 
ON SOME SITES,  

IT CAN WORK WITH  
2 STORIES OF ADDED HEIGHT 

HOW IS 30% ON SITE  
AFFORDABILITY POSSIBLE?   



AHBP 

UP TO 2  
EXTRA  
STORIES 
 40% 2 BR’s 
 

ELIMINATE 
DENSITY CAPS 
 



40-X, Broderick  & California 



40-X, Fillmore & California 



40-X, Steiner & Hayes 



40-X, Jackson & Baker 



Current Zoning: 15 Homes @ 50′ (2,400 SF) 	
  



No Density Cap: 27 Homes @ 50′ (1,333 SF) 	
  



AHBP: 46 Homes @ 75′ (1,333 SF) 	
  



Current Zoning: 47 Homes @ 65′ (750 SF) 	
  



AHBP: 65 Homes @ 85′ (750 SF) 	
  



Current Zoning: 8 Homes @ 40′ (1,500 SF) 	
  



AHBP: 13 Homes @ 65′ (1,500 SF) 	
  



MENU OF WAIVERS 

•  REAR YARD 
•  DWELLING UNIT EXPOSURE 
•  HEIGHT   
•  BULK 
•  FAR  
•  USABLE OPEN SPACE 
•  PARKING   
•  OFF-STREET LOADING  
•  OBSTRUCTIONS OVER STREETS 
& ALLEYS 



HOW DO DENSITY AND 
LIVABILITY COEXIST?  



GREAT GROUND FLOOR (& CEILING HTS) 



GREAT GROUND FLOOR 



GREAT GROUND FLOOR 



ARTICULATE SIDE WALLS 



ARTICULATE SIDE WALLS 



TOPS OF BUILDINGS 



COMPLEMENTARY ARCHITECTURE 



COMPLEMENTARY ARCHITECTURE 



NCD, 50-X 
1/800 DENSITY LIMT 
15 UNITS ALLOWED 
 
 

HEIGHT LIMIT 



15 UNITS @  
2,400 SF EACH 
 
 



15 UNITS @  
1,000 SF EACH 
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Draft Legislation 
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AHBP programs 
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LOCAL Program, achieving local goals 
30% Affordable and middle income 

30% Of the  
total Project 
Affordable 

12% 
inclusionary 
55% or 90% 

18%  
Middle Income 
(120% rental or 
140% owner) 

Density Regulations 
Based On 
Height and Bulk Controls 

40% two bedroom requirement 

Design Principles  

Up to 2 Stories 
Above existing height limits 
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Local Program: 100 % Affordable Projects 

Density Regulations 
Based On 
Height and Bulk Controls 

Design Principles  

Up to 3 Stories 
Above existing height limits 

100% Of the  
total Project 
Affordable 

Local Program: 100 % Affordable Projects 

EXTENDED ENTITLEMENTS – 
10 YEARS 
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State Program, Required by state law 
Graduated Density and Affordability 

13  
or

 20% 
Of the  
Total Project 
Affordable 

Required 
inclusionary 
55% or 90% 

0-8%  
very Low, 
Low, or 
Moderate 
Income 

Density Bonus 
graduated scale Based On 
% of affordable Units 

AMI served by Affordable Units 

Range: 7 to 35% Density Bonus 

Maximum 2 Stories 
Only if Necessary 

Some planning Code concessions 
Based on % affordable 
units 
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AHBP programs 
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Menu of incentives/zoning modifications   

 
 
 
 

 
 

(1)Required per State Law 
 

(2)Necessary to accommodate increased 
affordability 
 

(3)Commonly granted through variances or 
administrative review 
 

(4)No threat to health and safety of San Francisco  
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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 
 

 
 
 
 

 



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

Entitlement 328 
Planning Commission 
hearing  
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• 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  
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AHBP Specific Design Guidelines 

1. Create a gracious, well-defined ground floor.  

2. Ensure tops of buildings contribute to neighborhood quality. 

3. Articulate Sidewalls. 

4. Express Exceptionally Complimentary Architectural Character. 



Affordable housing bonus program 
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Questions and Comments? 
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Public Benefits and Transportation 



$0 $100,000 $200,000 $300,000 $400,000 $500,000 $600,000 $700,000

Local Goals (Middle & 30%)

Baseline State

Current Controls

Programs are Feasible, assume Land Bears the Cost 

 

    

 

 

  

Total Cost 
$609,000 

Total Cost 
$549,000 

Total Cost 
$467,000 

Hard Costs: Residential hard construction; parking hard construction; hard cost contingency. 
Soft Costs: Impact public fees; construction finance; other soft costs. 

PROTOTYPE: Development Costs Before Profit / Per Unit  

32 

HARD COSTS                    SOFT COSTS                    LAND 
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Protecting existing businesses 
 
 
 
 
 
 
 
             
 Walking distance 
to Muni Rapid  
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Protecting Rent Control Units  
   and Tenants 



Existing Regulations: Demo of Units  
• Conditional Use or Mandatory Discretionary 

Review for mergers depending on zoning 
district 
 

• CU for RTO, RTO-M, NCT, and Upper Market 
NCD for loss of a unit 
 

• Mandatory Discretionary Review for units 
that are not demonstrably unaffordable (317) 

 
 
 
 

 



Existing Policies- Tenant Protections 
• Ellis Act Housing Preference Program 
 
• Relocation Payments  

 
• Newly Passed Rent Ordinance (Kim) 
 
• Neighborhood Preference Program 

 

 
 
 
 

 



AHBP Protections ---- AB 2222 
For any AHBP project: 
• All rent control and affordable units shall 

be replaced by like units.  
 

• Rent control units would be replaced by 
permanently affordable BMR units. 
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Incentivizing the Local Program 
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AHBP Entitlement Process- 
Incentivizing the LOCAL program  

• Staff Review  
 

• Design Review and 
Consistency with the 
Affordable Housing Design 
Guidelines  

 
• Appeals to the Board of 

Appeals 

 

 
 

 
 

 
• Commission Hearing  
 
• 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  
 

 
 
 
 

 

Draft Legislation Proposed Legislation 
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Who Are we Serving? AMI and 100% Affordable Housing 
 
 
 
 
 
Mayor’s Office of Housing and Community Development 



MOHCD determines eligibility for assistance based on 
income, as a percentage of the median income based on 
household size.  
 
2015 AMI 
 
1 Person  = $71,350 
2 People  = $81,500 
3 People  = $91,700 
4 People  = $101,900 

 
 

 
 

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  
41 



INCOME LEVELS: CONTEXT 



43 

Who is affordable housing for? 50% AMI 
(area median income) 



44 

Who is affordable housing for? 80% AMI 
(area median income) 



45 

Who is affordable housing for? 120% AMI 
(area median income) 



46 

Who is affordable housing for? 140% AMI 
(area median income) 

Garbage 
collector 

nurse 



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 



Thank You! 
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