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Adaptive reuse program1



Widely praised for its ambitious 
effort to manage growth, and 
developed in response to: 

↳ Office growth spreading 
outside of FiDi

↳ Growing outrage over 
the consequences of 
rapid uncontrolled 
growth, especially loss 
of historic buildings, 
poor design, and 
impacts to housing and 
transportation

Downtown Plan
SAN FRANCISCO

.Cover to the Downtown. 

.Plan, adopted in 1985.



Commercial to Residential 
Adaptive Reuse Program

Commercial to Residential Adaptive Reuse is defined 
as to change the use of existing Gross Floor Area from 
a non-residential use, other than a hotel use, to a 
residential use.

↳ DBI and Fire created an administrative 
bulletin/procedures manual that outlines Standards 
for Adaptive Reuse Projects.

↳ Two projects have been approved under this 
program. 

New Planning Code 
Section 210.5

ADAPTIVE REUSE PROGRAM 



Commercial to Residential 
Adaptive Reuse Program

ELIGIBILITY CRITERIA
. 

↳ Located in C-3 zoning district or C-2 zoning district 
that is east of or fronting Franklin Street/13th Street 
and north of Townsend Street.

↳ Not seek approval under Section 206.5 or 
206.6.(State Density Bonus).

New Planning Code 
Section 210.5

ADAPTIVE REUSE PROGRAM 



Commercial to Residential Adaptive 
Reuse Program—Waivers

ADAPTIVE REUSE PROGRAM 

WAIVERS

↳ Bike parking Section 155.1
↳ Dwelling unit exposure Section 140
↳ Dwelling unit mix Section 207.7
↳ Live Work and Intermediate Length Occupancy uses would 

be permitted
↳ Lot coverage Section 134
↳ Off-street loading Sections 152 and 152.1
↳ Open space Section 135
↳ Planning Commission Hearing Section 309
↳ Protected Pedestrian, Cycling, and Transit-Oriented Street 

Frontages Section 155(r)
↳ Streetscape and pedestrian improvements Section 138.1 
↳ Transportation Demand Management (TDM) Plan 

Requirements Section 169

Project which meet the eligibility criteria, could 
receive zoning modifications (or waivers) 
from some Planning Code requirements.

Planning Code waivers could also apply to 
an expansion of the building (up to 33%).



↳ Housing Fee Reform Plan lowers inclusionary 
housing requirements and impact fees for housing 
developments citywide (Sept 2023)

↳ Transfer Tax Waiver waives the real estate 
transfer tax on up to 5 million square feet of 
conversion projects citywide (March 2024) 

↳ Inclusionary Housing and Impact Fee Waivers 
would be available for conversion projects 
downtown under pending legislation (April 2025 
Board File 240927)  

↳ Property Tax Reinvestment  would establish the 
downtown revitalization financing district to reinvest 
the increased property tax revenue generated by 
adaptive reuse projects to offset development 
costs. Legislation introduced April 2025, expect 
program to be established January 2026. 

↳

Reducing Financial Barriers
ADAPTIVE REUSE PROGRAM 



Downtown REVITALIZATION 
Financing District 

(ab 2488) 
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↳ Enabled by AB 2488, effective Jan 1, 2025

↳ Allows San Francisco to create a Downtown 
Revitalization Financing District to support 
Commercial-to-Residential conversions 

↳ Provides annual payments for up to 30 years for 
conversion projects to offset development costs

↳ Capped at City’s share of the property tax 
increment generated by conversion, to offset 
 

↳ Projects must opt in to program by December 31, 
2032

↳ Governed by a separate District Board of Directors

↳ District formation began in April to be complete this 
year and begin accepting applications in 2026

Program Overview
DOWNTOWN REVITALIZATION FINANCING DISTRICT



↳ 1,300 parcels with eligible commercial buildings

↳ 49 likely candidates for conversion
↳ Built before 1990
↳ Building class B or C
↳ At least 20,000 sq ft of rentable floor area
↳ Existing vacancy rate > 50%

↳ These properties could yield 4,400 units housing 
some 10,000 new residents Downtown

↳ Up to $15.2M of annual property tax increment 
could be generated and disbursed under the 
program 

Projected Impact
DOWNTOWN REVITALIZATION FINANCING DISTRICT

 

 

 



Feasibility3



Financial Feasibility
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Commercial 
to Residential 

Adaptive Reuse 
Task Group

With feedback 
and support from: 



Code Area Current Code Compliance Required Deviations / Equivalencies Allowed

Height & Bulk Must comply with CBC Chapter 5 for allowable height, 
stories, and area.

None.

Fire 
Protection

Full NFPA 13/13R sprinklers required for new R-2 
occupancy (CBC 903.2.8, SFFD AB #2.04).

None.

Exterior Walls 
& Openings

Fire-resistance ratings (CBC 705.5) and limits on openings 
(CBC 705.8) apply.

Existing non-rated walls may remain with water curtain protection 
(AB-009). Excess openings may be allowed with equivalency.

Ventilation All units must have natural/mechanical ventilation (SFBC 
1202.5, Health Code Art. 38).

Mechanical ventilation may substitute for natural openings.

Energy New systems must meet efficiency & ventilation 
requirements.

Historic buildings exempt from energy conservation standards, 
except for new non-historic systems.

Lighting Habitable rooms require natural light (SFBC 1204 & 1205). Use of light courts, skylights, or adjoining space glazing allowed.
Historic buildings may use CHBC 8-303.6 standards.

Egress Must meet CBC Chapter 10 for exits, travel distances, 
emergency escape openings.

Existing stair pitch/geometry may remain (CEBC 506.3)
Existing smaller operable windows allowed (CEBC 506.4)
Historic fire escapes may remain (CHBC 8-502.5, AB-019)***

SAN FRANCISCO

Building & Fire Codes



SAN FRANCISCO

Building & Fire Codes
Code Area Current Code Compliance Required Deviations / Equivalencies Allowed

Fire (CFC) Sprinklers, standpipes, FA/EVACS, ERRCS (if radio test 
fails) required.

Existing elevators not required to be upgraded.
ERRCS not required if radio test passes.

High-Rise 
(CBC 403)

Smoke control systems, emergency systems, FSAE, FCC 
required.

Equivalencies for FSAE, FCC room size, smoke systems 
(AB-005/AB-047).
Fire pumps/water tanks may be waived if demand met.
FARS not required if not existing.

Seismic Additions & substantial alterations must meet current 
seismic/wind code (SFEBC 502/503).

Reduced seismic forces (75%) allowed (SFEBC 503.11)
Performance-based design (ASCE 41) allowed
Pending approval, retrofit standard for non-ductile concrete 
(Mayor’s Directive 24-01) may be used.



Building Analysis5



BY THE NUMBERS

Collecting the Data



BY THE NUMBERS

Qualifying Buildings

725
commercial buildings in 

C-2 and C-3



MIXED-USE DOWNTOWN

Adding to Downtown SF Skyline 
Since the 1947

38
SOM Legacy 

Projects



BY THE NUMBERS

Building Age

71%
pre-war

29%
post-war



BY THE NUMBERS

Historic

47%
Article 10 + Article 11 

Historic Buildings



BY THE NUMBERS

17%
Class A

Office Class

31%
Class C

52%
Class B



BY THE NUMBERS

Occupancy

10%
< 30% occupied

90
%

> 70% occupied

29%
< 70% occupied

71%
> 70% occupied



BY THE NUMBERS

Building Height

25%
high-rise

46%
low-rise

29%
mid-rise



BY THE NUMBERS

Building Area 79
%

< 50,000sf

21%
> 250,000sf

58%
< 50,000sf

16%
> 250,000sf



BY THE NUMBERS

Floor Plate Size 76
%

< 5,000sf

24
%

> 20,000sf

38%
< 5,000sf

12%
> 20,000sf



SCENARIOS

↳ scenario 1 = 9 properties
50,000gsf minimum
50% vacant
class B 
historic tax credit eligible 

↳ scenario 2 = 26 properties
100,000gsf minimum
50% vacant
class B or C

↳ scenario 3 = 46 properties
20,000gsf minimum
50% vacant
class B or C
built before 1990



What’s next? 


