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Project Area – Excelsior & Outer Mission Neighborhood Strategy  



DEFINING DENSITY 

Allowing more housing units on a parcel of land.  



DENSITY BASED ON BUILDING SIZE –  

AN ILLUSTRATION 

BASE CASE

60 Units

1,000 GSF Avg. Unit Size

35% INCREASE

81 Units

NC-3 

130-E 

35,000 sf Lot Area 

Density: 1/600 sf 

60 Units Allowed 

Building Envelope 

Existing Height Limit 

Commercial and Parking 

Residential, Under Existing Controls 

• Encouraging density allows 

more housing to developed on 

a parcel of land. 

• For example, building to the 

red dotted line instead of the 

yellow & blue boxes. 



EXAMPLE OF DENSITY 

 

More housing overall also means more housing options for all households and 

incomes, and more inclusionary affordable units for low and moderate income 

households.  

 

The calculations below represent how density increase allow more housing units 

to be constructed on the same parcel of land. 

 
Current Zoning – Vacant Lot 

Square Footage 11,749 

Units Allowed 20 

Affordable Units Required 

(12%) 

2 

Min. Number of 2 & 3 

bedroom units 

5 

Increased Density- Vacant Lot 

Square Footage 11,749 

Units Allowed 26 

Affordable Units Required 

(18%) 

5 

Min. Number of 2 & 3 

bedroom units 

7 



HEIGHT INCREASES 

HOME-SF Program   6 

55 feet  

45 feet – current Height 

65 feet 

Current: 20 units 2 affordable 

Higher Density:  26 units, 5 

affordable 

Higher Density:  35 units,  

6 affordable 

Higher Density:  44 units, 8 affordable 

The calculations below represent how a density increase paired with a height 

increase allows more housing units to be constructed on the same parcel of 

land. 

 

Increasing height without changing the density would not increase the number of 

housing units that could be constructed on a parcel of land.  





 

CURRENT ZONING 



POTENTIAL DEVELOPMENT UNDER CURRENT ZONING 

 

Type of Site 

Current Zoning Increased Density 
Increased Density 

& 55ft  

Increased Density 

& 65ft  

Total Units 
Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 

High Opportunity 522 70 760 109 965 150 1165 190 

Medium Opportunity 308 32 463 58 574 83 682 104 

Depends on Increased 

Density 
    917 64 991 81 1075 92 

Depends on Increased 

Density & Height 
    1057 42 1335 62 1676 118 



 

SOME PROPOSED DEVELOPMENT SITES 



 

OPPORTUNITY SITES –  

UNDER INCREASED DENSITY 



POTENTIAL DEVELOPMENT WITH INCREASED DENSITY 

 

Type of Site 

Current Zoning 

Increased 

Density 

Increased Density & 

55ft  

Increased Density & 

65ft  

Total Units 

Inclusionary 

Affordable 

 

Total 

Units 

Inclusionary 

Affordable 

Total Units 
Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 

High Opportunity 522 70 760 109 965 150 1165 190 

Medium Opportunity 308 32 463 58 574 83 682 104 

Depends on 

Increased Density 
917 64 991 81 1075 92 

Depends on Increased 

Density & Height 
1057 42 1335 62 1676 118 



 

OPPORTUNITY SITES –  

UNDER INCREASED HEIGHT &DENSITY 



POTENTIAL DEVELOPMENT WITH INCREASED DENSITY & 

HEIGHT TO 55 FEET  

 

Type of Site 

Current Zoning Increased Density 
Increased 

Density & 55ft  

Increased Density & 

65ft  

Total Units 

Inclusionary 

Affordable 

 

Total Units 
Inclusionary 

Affordable 

Total 

Units 

Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 

High Opportunity 522 70 760 109 965 150 1165 190 

Medium Opportunity 308 32 463 58 574 83 682 104 

Depends on 

Increased Density 
917 64 991 81 1075 92 

Depends on 

Increased Density & 

Height 

1057 42 1335 62 1676 118 



POTENTIAL DEVELOPMENT WITH INCREASED DENSITY 

 & HEIGHT TO 65 FT 

 

 

Type of Site 

Current Zoning Increased Density 
Increased Density & 

55ft  

Increased Density & 

65ft  

Total Units 

Inclusionary 

Affordable 

 

Total Units 
Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 
Total Units 

Inclusionary 

Affordable 

High Opportunity 522 70 760 109 965 150 1165 190 

Medium Opportunity 308 32 463 58 574 83 682 104 

Depends on Increased 

Density 

917 64 991 81 1075 92 

Depends on Increased 

Density & Height 

1057 42 1335 62 1676 118 



SURVEY RESPONDENTS REGARDING HEIGHT 

PREFERENCES 

7% 
6% 

14% 

45% 

28% 

21% 

18% 

18% 

29% 

14% 

32% 

27% 

17% 

14% 

10% 

46% 

29% 

10% 

7% 

8% 

3-4 

Story 

Buildings 

5-6 Story 

Buildings 

6-8 Story 

Buildings 

Taller 

than 8 

stories 

Key 

Very 

undesirable 

and not 

appropriate 

Not 

appropriate 

Neutral 

Appropriate 

Highly 

desirable 

and 

appropriate 



Note: Incomes may have increased slightly in 2016, but AMI categories still generally correspond.   



Note: Incomes may have increased slightly in 2016, but AMI categories still generally correspond.   



MEDIAN LIST PRICES AND RENT OF SINGLE-FAMILY PROPERTIES 




