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Executive Summary 
Initiation of General Plan Amendment for the Affordable 

Housing Bonus Program  
Memo to the Planning Commission 

HEARING DATE: OCTOBER 15, 2015 
 

 Date: October 15, 2015  
Case No.: 2014-001503GPA  
Project: Affordable Housing Bonus General Plan Amendments 
 Initiation Hearing 
Staff Contact: Menaka Mohan – (415) 575-9141 
 Menaka.Mohan@sfgov.org 
 Paolo Ikeoze – (415)-575-9137 
 Paolo.Ikezoe@sfgov.org 
Reviewed by: Kearstin Dischinger  
 Kearstin.Dischinger@sfgov.org 
   
Recommendation: Initiate Adoption of the Affordable Housing Bonus General Plan 

Amendments for the Adoption Hearing for November 5, 2015 
 

BACKGROUND 
The purpose of the Affordable Housing Bonus Program (AHBP) is to facilitate the development and 
construction of affordable housing in San Francisco.  Affordable housing is of paramount statewide 
concern, and the California State legislature has declared that local and state governments have a 
responsibility to use the powers vested in them to facilitate the improvement and development of 
housing to make adequate provision for the housing needs of all economic segments of the community.  
The State Legislature has found that local governments must encourage the development of a variety of 
types of housing for all income levels, including multifamily rental housing, and assist in the 
development of adequate housing to meet the needs of low- and moderate-income households.  
 
Implementation Program 39a of the recently adopted 2014 Housing Element of San Francisco’s General 
Plan specifically calls for the development of a density bonus program to increase the production of 
affordable housing. The Affordable Housing Bonus Program (Board File No. 150969) is the result of this 
Implementation Program, and was developed as one of the tools put forward by the City to address its 
affordable housing goals. The local components of the AHBP were developed to go above and beyond 
the State law affordability requirements, in service of locally established affordable housing goals.  
 
The proposed AHBP implements the 2014 Housing Element, builds on the City’s Inclusionary Housing 
Ordinance, and helps the City meet the housing goals mandated in Proposition K. The following are 
General Plan Amendments for the Affordable Housing Bonus.  
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General Plan Amendment and related Draft Planning Code Amendments 
This report is limited to amending the General Plan to make conforming amendments so that the General 
Plan better reflects the goals of the Affordable Housing Bonus Program. The Planning Department will 
generate a more detailed analysis of the legislation when that item is before the Planning Commission.  
The Mayor and Supervisor Tang introduced the AHBP legislation on September 29, 2015 and a hearing 
on that legislation is scheduled at the Planning Commission on November 5, 2015.  If the Commission 
initiates the companion General Plan amendments on October 15, then the General Plan amendments 
may also be considered on November 5.   
 
Affordable Housing Bonus Program Overview 
As proposed, the Affordable Housing Bonus Program (AHBP) provides incentives for developers to 
include more affordable housing for very low, low, moderate, and middle-income households. 
Development bonuses, such as increased density, would be offered on a graduated scale based on the 
percentage of affordable units provided. This proposed Program is one of the tools put forward by the 
City to address its affordable housing goals. The proposed Affordable Housing Bonus Program goals are 
to:  
 
» Increase the numbers of on-site affordable units  
» Improve feasibility of underutilized sites  
» Increase availability of middle-income housing  
» Expedite entitlement of 100 percent affordable housing units 
 
The proposed AHBP includes two options: the Local Program and the State Program. 
 
The Local AHBP will offer incentives to project sponsors that elect to provide 30 percent or more 
affordable housing units on-site.  Of this 30 percent, 12 percent must be permanently affordable to low- 
and moderate-income households and 18 percent permanently affordable to middle-income households. 
Learn more about the definition of income levels here. If a project has nine or fewer housing units it is not 
subject to inclusionary housing requirements; therefore it must include a minimum of 30 percent of units 
affordable to middle-income households. 
 
Projects that include 30 percent or more affordable units for low and middle-income households will be 
able to build more residential units and up to an additional two stories than currently allowed under 
existing zoning regulations. Two-bedroom units must make up a minimum of 40 percent of the total 
number of housing units in the building. The Local AHBP does not have a minimum housing unit 
threshold. 
 
Projects with 100 percent affordable units will be able to build more residential units and up to three 
additional stories of residential development than currently allowed under existing zoning regulations. 
 
The State AHBP incorporates one of the options available through the Inclusionary Housing Program.  
To participate in the State AHBP, projects must include 12 percent on-site affordable housing units and 
up to an additional eight percent affordable housing units on-site for very low-, low- or moderate-income 
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households. These projects will be offered specific incentives: an increased density bonus and up to two 
additional stories, but only when it is necessary to accommodate increased density. Incentives are offered 
on a graduated scale, commensurate with the amount of affordable housing included. 
 
This program is referenced as ‘The State Program’ because it is intended to locally implement the State 
Density Bonus Law. Under this program, projects cannot exceed a 35 percent increase in potential 
residential density. 
 

GENERAL PLAN AMENDMENTS 
The proposed ordinance updates the Housing Element, Urban Design Element, Chinatown Area Plan, 
Downtown Area Plan and Northeast Waterfront Area Plan and makes associated updates to the Land 
Use Index. Specific text changes can be found in the attached ordinance. In general, the amendments 
reflect the goals and intent of the affordable bonus program, which allow greater height and bulk for 
projects that provide affordable units onsite.  
Generally the amendments propose the inclusion of the following phrase in the relevant sections of the 
General Plan: 
 
“To encourage greater levels of affordability on-site, the City may adopt affordable housing policies to permit 
heights that are several stories taller and building mass that is larger than described here.” 

The proposed ordinance also adds language to one Housing Element Policy and the descriptive text 
below two other Housing Element policies to include reference to the proposed Affordable Housing 
Bonus Program.  The proposed amendments also includes references to higher densities on Map 6 of the 
Housing Element. When this language is added to the relevant maps and Policies of the General Plan, it 
will also be amended in the Land Use Index.  
 

 
These amendments acknowledge that projects that choose to participate in this program will be offered 
development incentives, including height, density and bulk incentives.  
 

PUBLIC COMMENT 
To date the Department has not received any public comment related to General Plan Amendments for 
the Affordable Housing Bonus Program.  

The Affordable Housing Bonus Program itself is the result of multiple years of stakeholder input on the 
2014 Housing Element update, direction from the Mayor’s Working Group, and subsequent outreach to 
key stakeholder groups on specifics of the program.    

 
2014 Housing Element Update: Outreach to Key Stakeholders 
In scoping the 2014 Housing Element, Planning Department began outreach to key stakeholders 
including Council of Community Housing Organizations (CCHO), San Francisco Housing Action 
Coalition (SFHAC), San Francisco Planning and Urban Research (SPUR), and Mayor’s Office of Housing 
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and Community Development (MOHCD) to discuss the new issues around housing. The 2014 Housing 
Element called for the City to establish a Density Bonus Program to incentivize affordable housing.  
 
Mayor’s Working Group 
In December of 2013, Mayor Lee released an Executive Directive to Accelerate Housing Production and 
Protect Existing Housing Stock. The Directive resulted in the formation of a Housing Working Group, this 
time focusing on facilitating development in general with a specific focus on affordable housing. The 
Working Group is comprised of several stakeholders involved in the existing Housing Element such as 
SPUR, CCHO, SF Apartment Association, Small Property Owners, and the Housing Rights Committee; as 
well as many City agencies including: Planning, DBI, and MOHCD, Rent Board, Fire Department, SF 
Public Works, SF Public Utilities Commissions, Mayor’s Office on Disability, Commission on Community 
Investment and Infrastructure, City Attorney’s Office, Planning Commission, and Building Inspection 
Commission. The Affordable Housing Bonus Program is a product of the Mayor’s Housing Working 
group.  
 
Affordable Housing Bonus Program Outreach 
The Affordable Housing Bonus program was developed with over a year and a half of input with the 
direction from the Mayor’s Working Group as well as several key stakeholder groups. To learn more 
about the program please visit www.sf-planning.org/AHBP. The Planning Department will be hosting a 
webinar about the program on October 22, 2015 as well as an open house on October 26, 2015 and will be 
before the Planning Commission to adopt the program in the next coming months. 
 

REQUIRED COMMISSION ACTION 
 Initiate amendments to the General Plan, including the Housing Element, Urban Design Element, 
Chinatown Area Plan, Downtown Area Plan and Northeast Waterfront Area Plan, as companion 
legislation to the Affordable Housing Bonus Program and schedule an adoption Hearing for November 
5, 2015. 
 

BASIS FOR RECOMMENDATION 
• The City is required to adopt an Affordable Housing Bonus Program, to implement the State 

Density Bonus Law.  

• The 2014 Housing Element calls for the establishment of a Density Bonus Program.  

• Prop K (2014) which calls for 33% of all new housing to be affordable, was supported by over 
65% of San Francisco voters.  The Local AHBP enables the City to work towards this goal.  

• The AHBP enables the City to better achieve affordable housing for all income levels, including 
middle income.  

 

RECOMMENDATION: Initiate amendments to the General Plan for the Affordable Housing 
Bonus Program and schedule an adoption Hearing for November 5, 
2015.  

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

1. Exhibit A: Resolution of intent to initiate General Plan Amendments  
2. Exhibit B: Ordinance Adopting General Plan Amendments   
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Planning Commission Resolution No. _____ 
 HEARING DATE:    

OCTOBER 15, 2015 
 

Date: October 15, 2015 
Case No.: 2014-001503GPA 
Project Address: Affordable Housing Bonus Program 
Initiated by: John Rahaim, Director of Planning 
Staff Contact: Menaka Mohan – (415) 575-9141 
 menaka.mohan@sfgov.org 
 Paolo Ikeoze – (415)-575-9137 
 Paolo.Ikezoe@sfgov.org 
Reviewed by: Kearstin Dischinger  
 kearstin.dischinger@sfgov.org  
Recommendation: Approval to Initiate 
 

INITIATING CONFORMING AMENDMENTS TO THE GENERAL PLAN IN ASSOCIATION WITH 
LEGISLATION TO ADOPT THE AFFORDABLE HOUSING BONUS PROGRAM TO UPDATE THE 
HOUSING ELEMENT, URBAN DESIGN ELEMENT, CHINATOWN AREA PLAN, DOWNTOWN 
AREA PLAN AND NORTHEAST WATERFRONT AREA PLAN TO CLARIFY THAT PROJECTS IN 
THE AFFORDABLE HOUSING BONUS PROGRAM MAY REQUEST DENSITY, HEIGHT AND 
BULK INCENTIVES FOR THE PROVISION OF GREATER LEVELS OF ONSITE AFFORDABLE 
HOUSING. 
 
PREAMBLE 

 
WHEREAS, Section 4.105 of the Charter of the City and County of San Francisco mandates that the 
Planning Department shall periodically recommend to the Board of Supervisors for approval or rejection 
proposed amendments to the General Plan;  
 
WHEREAS, in compliance with State law, the San Francisco Planning Department is seeking to establish 
a local ordinance implementing the State Density Bonus Law; 
 
WHEREAS, the Housing Element of the City’s General Plan includes an implementation measure calling 
for the establishment of an affordable housing bonus program;  
 
WHEREAS, the Affordable Housing Bonus Program reflects the goals of the Mayor’s Executive Directive 
13-01- Accelerate Housing Production and Protect Existing Housing Stock; 
 
WHEREAS, the affordable housing bonus program reflects the goals of Proposition K (2014), which call 
for 33% of all new housing to be affordable to low- and moderate-income households;  
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WHEREAS, the proposed General Plan Amendment makes conforming amendments in association with 
legislation to adopt the Affordable Housing Bonus Program to various elements of the General Plan, 
including the Housing Element, Urban Design Element, Chinatown Area Plan, Downtown Area Plan 
And Northeast Waterfront Area Plan to clarify that in order to encourage greater levels of affordability 
on-site, the City may adopt affordable housing policies to permit heights that are several stories taller 
than detailed in some parts of the San Francisco General Plan. 
 
WHEREAS, the Affordable Housing Bonus Program is generally consistent with the existing General 
Plan, and is highlighted as an Implementation Measure in the recently adopted 2014 Housing Element. 
Staff recommends adoption of the draft Resolution of Intention to initiate limited conforming proposed 
amendments to the General Plan, amending the Housing Element, Urban Design Element, Chinatown 
Area Plan, Downtown Area Plan And Northeast Waterfront Area Plan. 
 
NOW, THEREFORE BE IT RESOLVED, that pursuant to Planning Code Section 340, the Planning 
Commission adopts a Resolution of Intention to initiate amendments to the General Plan of the 
City and County of San Francisco, in order to update the Housing Element, Urban Design Element, 
Chinatown Area Plan, Downtown Area Plan And Northeast Waterfront Area Plan of the General Plan. 
  
AND BE IT FURTHER RESOLVED, that pursuant to Planning Code Section 306.3, the Planning 
Commission authorizes the Department to provide appropriate notice for a public hearing to consider the 
above referenced General Plan amendment in a draft ordinance approved as to form by the City Attorney 
contained in Attachment 2, as though fully set forth herein, to be considered at a publicly noticed hearing 
on or after November 5, 2015. 
 
I hereby certify that the foregoing Resolution was ADOPTED by the City Planning Commission on 
October 15, 2015.  
 
 
 
Jonas Ionin 
Commission Secretary 
 
 
 
 
AYES:   
NOES:   

ABSENT:  
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