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Planning Commission Resolution No. 18485  
HEARING DATE: NOVEMBER 10, 2011 

 

Date: November 3, 2011 
Case No.: 2011.0206T 
Project Address: Planning Code Amendments:  Student Housing 
Initiated by: John Rahaim, Director of Planning 
Staff Contact: Sophie Hayward – (415) 558-6372 
 sophie.hayward@sfgov.org 
Reviewed by: AnMarie Rodgers, Manager, Legislative Affairs 
 Anmarie.rodgers@sfgov.org 
Recommendation: Recommend Approval 
 

RECOMMENDING THAT THE BOARD OF SUPERVISORS ADOPT A PROPOSED ORDINANCE 
THAT WOULD AMEND THE PLANNING CODE TO ADD A NEW SECTION 102.36 TO CREATE A 
DEFINITION OF STUDENT HOUSING, TO AMEND SECTION 135(D)(2) TO ADJUST THE 
MINIMUM OPEN SPACE REQUIREMENTS FOR DWELLING UNITS THAT DO NOT EXCEED 350 
SQUARE FEET PLUS A BATHROOM, TO AMEND SECTION 207(B)(3) TO EXEMPT STUDENT 
HOUSING FORM THE UNIT MIX REQUIREMENT IN RTO, NCT, DTR, AND EASTERN 
NEIGHBORHOOD MIXED-USE DISTRICTS, TO AMEND SECTION 307 TO PERMIT THE 
CONVERSION OF STUDENT HOUSING TO RESIDENTIAL USES THAT DO NOT QUALIFY AS 
STUDENT HOUSING, TO AMEND SECTION 312 TO REQUIRE NOTICE FOR A CHANGE OF USE 
TO GROUP HOUSING IN NC DISTRICTS, TO AMEND SECTION 317 TO PROHIBIT THE 
CONVERSION OF RESIDENTIAL USES TO STUDENT HOUSING, AND TO AMEND SECTION 401 
TO MAKE CONFORMING AMENDMENTS AND TO MODIFY THE DEFINITION OF QUALIFIED 
STUDENT HOUSING. 
 
PREAMBLE 
WHEREAS, the existing Code does not include a clear definition of Student Housing based on occupancy 
and ownership or control that is applicable citywide; and 
 
WHEREAS, the Code sections controlling loss of dwelling units do not specifically address the 
conversion from housing to Student Housing; and  
 
WHEREAS, the Code does not provide a clear process for converting Student Housing to housing; and  
 
WHEREAS, the open space requirements for dwelling units that are smaller than 350 square feet plus a 
bathroom may be greater than the actual need; and 
 
WHEREAS, the dwelling unit mix requirement within the RTO, NCT, DTR, and Eastern Neighborhood 
Mixed-Use Districts may not facilitate the production of new Student Housing; and 
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WHEREAS, no neighborhood notification is currently required for the addition of new Group Housing 
within the NC Districts, which appears to be inconsistent with other noticing requirements within the NC 
Districts; and   
 
WHEREAS, the proposed legislation is intended to resolve the aforementioned issues; and 
 
Whereas, on November 10, 2011, the San Francisco Planning Commission (hereinafter “Commission”) 
conducted a duly noticed public hearing at a regularly scheduled meeting to consider the proposed 
Ordinance; and 
 
Whereas, pursuant to Planning Code Section 306.3 the Planning Commission adopted Resolution No. 
18477 initiating amendments to the Planning Code on October 27, 2011; and 
 
Whereas, the Commission has heard and considered the testimony presented to it at the public hearing 
and has further considered written materials and oral testimony presented on behalf of the applicant, 
Department staff, and other interested parties; and 
 
Whereas, the proposed Ordinance has been determined to be categorically exempt from environmental 
review under the California Environmental Quality Act Section 15060(c)(2); and 
 
Whereas, the pertinent documents may be found in the files of the Department, as the custodian of 
records, at 1650 Mission Street, Suite 400, San Francisco; and 
 
Whereas, the Commission has reviewed the proposed Ordinance. 
 
MOVED, that the Commission hereby adopts this Resolution to recommend approval of the draft 
Ordinance to the Board of Supervisors, with additional modifications to Planning Code Section 317, as 
recommended by Staff at the public hearing; and   
 
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 Ordinance will encourage the production of new student housing while protecting the City’s 
existing housing stock by prohibiting the conversion from any form of housing to student 
housing, and by providing incentives for the construction of new student housing; 

 
2. The new definition of student housing acknowledges the different forms that new student 

housing may take, such as very small efficiency dwellings with individual kitchens and 
bathrooms in addition to group housing; 
 

3. The Ordinance provides incentives to construct new student housing such as  an exemption from 
the unit mix requirements within RTO, NCT, DTR, and Eastern Neighborhood Mixed-Use 
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districts, a reduction in the open space requirements for very small dwelling units, and a 
streamlined process by which student housing may be converted to standard housing.   
 

4. The proposed modification to Planning Code Section 3179(f)(1) clarifies when residential uses are 
defined by adding the sentence:  For the purposes of this subsection, residential uses that have been 
defined as such by the time a First Certificate of Occupancy has been issued by the Department of Building 
Inspection for new construction shall not be converted to Student Housing.    

 
 

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

 
I.  HOUSING ELEMENT  
 
OBJECTIVE 1 
TO PROVIDE NEW HOUSING, ESPECIALLY PERMANENTLY AFFORDABLE HOUSING, IN 
APPROPRIATE LOCATIONS WHICH MEETS IDENTIFIED HOUSING NEEDS AND TAKES 
INTO ACCOUNT THE DEMAND FOR AFFORDABLE HOUSING CREATED BY 
EMPLOYMENT DEMAND. 
 
POLICY 1.1 
Plan for the full range of housing needs in the City and County of San Francisco, especially 
affordable housing. 
 
POLICY 1.9 
Require new commercial developments and higher educational institutions to meet the housing 
demand they generate, particularly the need for affordable housing for lower income workers 
and students. 
 
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 proposed Ordinance recognizes the need for new student housing, and is intended to encourage the 
production of new student housing while protecting the City’s existing housing stock.  The proposed 
Ordinance will provide incentives for providing new student housing in transit-rich neighborhoods such as 
RTO, NCT, DTR, and Eastern Neighborhoods Mixed-Use Districts.  In addition, the proposed Ordinance 
recognizes that the City’s existing housing stock, particularly forms such as Group Housing and SROs 
that often provide housing for low-income residents, need protection from conversion to student housing. 
 
OBJECTIVE 2  
RETAIN EXISTING HOUSING UNITS, AND PROMOTE SAFETY AND MAINTENANCE 
STANDARDS, WITHOUT JEOPARDIZING AFFORDABILITY.  
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POLICY 2.2 
Retain existing housing by controlling the merger of residential units, except where a merger 
clearly creates new family housing. 
 
The proposed Ordinance would protect the existing housing stock from conversion from standard housing 
to student housing. 
 

6. This Resolution is consistent with the eight General Plan priority policies set forth in Section 
101.1 in that: 

 
A) The existing neighborhood-serving retail uses will be preserved and enhanced and future 

opportunities for resident employment in and ownership of such businesses will be 
enhanced. 

 
B) The existing housing and neighborhood character will be conserved and protected in 

order to preserve the cultural and economic diversity of our neighborhoods. 
 
C) The City’s supply of affordable housing will be preserved and enhanced. 
 
D) The commuter traffic will not impede MUNI transit service or overburden our streets or 

neighborhood parking. 
 
E) A diverse economic base will be maintained by protecting our industrial and service 

sectors from displacement due to commercial office development. And future 
opportunities for resident employment and ownership in these sectors will be enhanced. 

 
F) The City will achieve the greatest possible preparedness to protect against injury and loss 

of life in an earthquake. 
 
G) That landmark and historic buildings will be preserved. 
 
H) Parks and open space and their access to sunlight and vistas will be protected from 

development. 
 
I hereby certify that the Planning Commission ADOPTED the foregoing Resolution on November 10, 
2011. 
 
 
 
Linda Avery 
Commission Secretary 
 
AYES:   Commissioners Borden, Fong, Miguel, Moore, Sugaya 
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NAYS:  Commissioner Antonini 
 
ABSENT: Commissioner Olague 
 
ADOPTED: November 10, 2011 
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