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We Need to Reframe the Discussion of Housing
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Similar Type in San Francisco:Smaller Setbacks, Smaller Forecourt
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1 What Are the Issues?
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Opportunities to Provide Housing 
Choices are Limited
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75% of Land in San Francisco is RH-1, RH-2
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South of Market Mixed Use Districts

SPD South Park

RED Residential Enclave

RED-MX Residential Enclave Mixed Use

RSD Residential/Service

SLR Service/Light Industrial/Residential

SLI Service/Light Industrial

SALI Service/Arts/Light Industrial

SSO Service/Secondary Office

Eastern Neighborhoods Mixed Use Districts

MUG Mixed Use, General

WMUG Western SoMa, Mixed Use, General

MUO Mixed Use, Office

WMUO Western SoMa, Mixed Use, Office

MUR Mixed Use, Residential

UMU Urban Mixed Use

Commercial Districts

RCD Regional Commercial

C-2 Community Business

C-3-S Downtown Support

C-3-R Downtown Retail

C-3-G Downtown General

C-3-O Downtown Office

C-3-O(SD) Downtown Office (Specail Development)

Redevelopment Agency Districts

MB-OS Mission Bay, Open Space

MB-O Mission Bay, Office

MB-RA See Mission Bay Redevelopment Plans

HP-RA See Hunters Point Redevelopment Plans

Industrial Districts

M-1 Light Industrial

M-2 Heavy Industrial

Production, Distribution & Repair Districts

PDR-1-B Buffer

PDR-1-D Design

PDR-1-G General

PDR-2 Core

Parkmerced Use Districts

PM-MU1 Mixed Use - Social Heart

PM-MU2 Mixed Use - Neighborhood Commons

PM-S School

PM-CF Community/Fitness

PM-OS Open Space

PM-R Residential

Chinatown Mixed Use Districts

CRNC Residential/Neighborhood Commercial

CVR Visitor Retail

CCB Community Business

Neighborhood Commercial Transit Districts

NCT-1 Cluster

NCT-2 Small Scale

NCT-3 Moderate Scale

NCT Individual (Named, Controls Vary)

Neighborhood Commercial Districts

NC-1 Cluster (1 Commercial Story)

NC-2 Small-Scale (2 Commercial Stories)

NC-3 Moderate-Scale (3+ Commercial Stories)

NC-S Shopping Center (2 Commercial Stories)

NCD Individual (Named, Controls Vary)

Downtown Residential Districts

RH-DTR Rincon Hill

SB-DTR South Beach

TB-DTR Transbay

Residential Transit Oriented Districts

RTO Residential Transit Oriented

RTO-M Residential Transit Oriented, Mission

Residential-Commercial Combined Districts

RC-3 Medium Density (1 Unit per 400 sf )

RC-4 High Density (1 Unit per 200 sf )

Residential, Mixed (Houses & Apartments) Districts

RM-1 Low Density (1 Unit per 800 sf )

RM-2 Moderate Density (1 Unit per 600 sf )

RM-3 Medium Density (1 Unit per 400 sf )

RM-4 High Density (1 Unit per 200 sf )

Residential, House Character Districts

RH-1(D) One Unit Per Lot, Detached

RH-1 One Unit Per Lot

RH-1(S) One Unit Per Lot, Minor Secondary Unit

RH-2 Two Units Per Lot

RH-3 Three Units Per Lot

Public

P Public

The Zoning Map of the City and County of 
San Francisco is established by Sections
105 and 106 of the Planning Code. A part
of the San Francisco Municipal Code. 
Zoning use districts are established by 
Sections 201, 702, 802 and 902 of the 
Planning Code.

This map incorporates Board of Super-
visors ordinances enacted through July
2016.

This map is not an element of the Official
Zoning Map of San Francisco. The Official
Zoning Map publication may be purchased
wherever San Francisco Municipal Codes
are sold.

Disclaimer: The City and County of San
Francisco (CCSF) does not guarantee the
accuracy, adequacy, completeness or
usefulness of any information. CCSF pro-
vides this information on an “as is” basis
without any warranty of any kind, includ-
ing but not limited to warranties of merch-

antibility or fitness for a particular pur-
pose, and assumes no responsibility for
anyone’s use of the information.

Please report all corrections to:
michael.webster@sfgov.org

ZONING USE DISTRICTS

Residential, Mixed (Houses & Apartments) Districts

Residential, House Character Districts

RH-1(D) One Unit Per Lot, Detached

RH-1 One Unit Per Lot

RH-1(S) One Unit Per Lot, Minor Secondary Unit

RH-2 Two Units Per Lot

RH-3 Three Units Per Lot

Public

P Public

ZONING USE DISTRICTS

http://www.flaticon.com


Downzoning: Many Good Examples are Non-Conforming
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Photo courtesy of the Michigan Municipal League 
Icons by Freepik from www.flaticon.com

SUCCESSFUL S.F. HOUSING TYPES

Irving & 2nd (RH-2)

Bay & Leavenworth (RH-3)

Funston & Anza (RH-2)

Irving & 39th (RH-2)

http://www.flaticon.com


Conventional Zoning is Overly- 
Complex and is Providing Barriers for 
Housing Choices the Market Wants

8
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Base Zoning Standards Ineffective (Use Based) 
The Response:  Add Layers of Form Regulations 

9

Use Based Zone

Form Overlay 1

Form Overlay 2

Guidelines

Historic



2
What is  
Missing Middle Housing?

3

Getting it Right: It’s Not Just Medium-Density Housing

10



11© 2016 Opticos Design, Inc.  |

Missing Middle is a range of multi-unit or clustered housing 
types compatible in scale with single-family homes that help 

meet the growing demand for walkable urban living.

Missing Middle Housing



Missing Middle: 2 1/2 stories max., Scale of House (Width and 
Depth)
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Photo courtesy of the Michigan Municipal League 
Icons by Freepik from www.flaticon.com

1. From A Zoning Perspective: 

• Deeper Buildings Not Allowed. 
Max. Depth Regulated 

• Generates Low Lot Coverage 

Not as compatible with
Single Family:  Use In Area Where  
Evolve Or Transform Degree of Max

Max

http://www.flaticon.com
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Missing Middle is a range of multi-unit or clustered housing 
types compatible in scale with single-family homes that help 

meet the growing demand for walkable urban living.

Missing Middle Housing

Upper  
Missing 
Middle



Upper Missing Middle: 3-4 Stories, Deeper Buildings OK.
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Photo courtesy of the Michigan Municipal League 
Icons by Freepik from www.flaticon.com

1. From A Zoning Perspective: 

• Deeper Buildings Are Allowed 

• Generates Higher Lot 
Coverage 

• Still Regulate Max. Width 
Regardless of Lot Width 

Not as compatible with
Single Family:  Use In Area Where  
Evolve Or Transform Degree of 
Change Has Been Determined in 
Visioning

Max

Deeper  
ok

http://www.flaticon.com


Missing Middle Housing: Denver, CO
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Townhouse

Multiplex: Small

Duplex: Side-by-Side

Fourplex



Missing Middle Housing: Salt Lake City, UT
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Townhouse

Forecourt Apartment

Duplex: Side-by-Side

Multiplex: Small



Missing Middle Housing: San Francisco, CA 
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Duplex: Stacked

Courtyard Apartment

Duplex: Side-by-Side

Multiplex: Small



Missing Middle Housing: New Orleans
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Townhouse

Small Lot Single Family

Duplex: Side-by-Side

Multiplex: Small



Adapted for San Francisco

The Types

19
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Typical Lot Size Density

60’ x 125’ 12 du/acre

50’ x 100’ 17 du/acre

50’ x 85’ 19 du/acre
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Bungalow Court 26

Typical Lot Size Density  
(5 units/lot)

Density  
(6 units/lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre



Courtyard Apartment 27



Courtyard Apartment 28

Typical Lot Size Density  
(5 units/lot)

Density  
(6 units/lot)

100’ x 125’ 17 du/acre 21 du/acre

100’ x 100’ 22 du/acre 26 du/acre

80’ x 100’ 27 du/acre 33 du/acre


