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Density Bonus Ordinance Update
Project Description

Density Bonus Ordinance Update will:

Implement State Law (Gov. Code §65915) as 
amended since 2012

Establish Supplemental Density Bonus Program as 
directed by Housing Action Plan
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Density Bonus Ordinance Update
State Law Compliance

State Density Bonus Law Since 2012
 AB 2222 (2014)    55 year Term
 AB 744 (2015)     Parking Reductions
 AB 1934 (2016)   Commercial Use Added
 AB 2556 (2017)   Replacement Unit Required
 AB 2501 (2017)   Streamlined Processing
 AB 2442 (2017)   Specialized Housing Expanded
 SB 1227 (2018)    Student Housing Added
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Key Provisions
• Housing Development 5+ units eligible as of right.
• 35% bonus and 3 incentives/concessions 
• Affordability term increased to 55 years
• Expanded Specialized housing types
• Expanded replacement housing protection
• Incentive/concession allowed if no specific, adverse 

impact
• “Pre-Approved” incentives/concessions
• Reduced parking requirements 4
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Housing Development Qualify with:
• Lower Income Units
• Senior Housing 
• Specialized Housing
• Residential Redevelopment/Condo 

Conversion
• Childcare 
Commercial Projects Qualify with joint 
Housing Development and Childcare.
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Bonus and Incentives/Concessions Prescribed by 
Affordability Type and Percentage
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State Density Bonus Calculation
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State Density Bonus



Requirement

• Qualified Housing Development (5 or more units) and
• Within Station Area Plan boundaries and
• With Appropriate GP Land Use Designation and
• Secured 35% State bonus and
• Earn Eligibility Points with Additional Affordable 

Housing and Community Benefits
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Appropriate General Plan Land Use 
13 Units Per Acre (mid-point) or Greater
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Density Bonus Ordinance Update 
Supplemental Density Program

Medium-Low Residential 
Medium Residential
Medium-High Residential
Retail/Medium Residential
Office
Office/Medium Residential

Office/High Residential
Business Park
Light Industrial/Med Residential
Transit Village Medium
Transit Village Mixed Use
Retail & Business Services

NOT inside a Historic Preservation District 

EXCEPT Transit Village Medium, Transit Village Mixed Use, 
and Retail & Business Services
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Supplemental Density Program

Current Eligible Parcels
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Supplemental Bonus Added To State Bonus
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Needed Project Supplemental Density:

Cannot Exceed Max Supplemental Density Tier
(25%, 35%, 65%)

Earned by Eligibility Points Thru Additional:
• Affordable Housing or
• Affordable Housing* and Community Benefits

At least 60% of points earned by affordable housing.
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Eligibility Points 
% of Max Supplemental Density Needed to 
Reach Total Project Density (above 35%) 

Advantages
Affordability increases proportionately with 

Project Density above 35%.
Developer selects mix of affordable housing 

types and community benefits.
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Supplemental Density Program

Affordable Housing Types Community Benefits



Minor Conditional Use Permit
Special Findings: 
• Affordable housing generates sufficient Eligibility Points
• Community benefits are not otherwise required and will provide 

tangible benefits
• Innovative Community Benefits, approved by Council,

 Benefit will further General Plan and Specific Plan or Area Plan policies. 
 Benefit will be accessible to the public.
 Benefit is significant and beyond what would otherwise be required

Standard conditions of approval:  
• Ensure approved affordable units and community benefits
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Density Bonus Ordinance Update
Supplemental Density Program

Preservation District Protection

Supplemental density bonus not allowed 
EXCEPT on designated higher density sites: 
• Transit Village Medium
• Transit Village Mixed Use
• Retail & Business Services

Use permit and Design Review required
18



Density Bonus Ordinance Update
Supplemental Density Program
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Preservation District

Exception



Density Bonus Ordinance Update
Supplemental Density Program

Neighborhood Protection

25% (60% max) Cap on sites designated 
Medium Low Residential and located near 
transit and schools.  

Applies to future land use amendments and 
density bonus program expansion.
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Density Bonus Ordinance Update 
Supplemental Density Program
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Density Bonus Ordinance Update
Comments and Response
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Comments 
• Compatibility with adjacent development and 

neighborhoods
• The management of impacts to historic resources 

and landmarks. 
• The ability to properly account for and mitigate 

potential impacts that may result from the project, 
such as traffic impacts



Density Bonus Ordinance Update
Comments and Response
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Response
• Use Permit and Design Review
• Restricted to Station Area Plan boundaries
• Restricted to Appropriate Land Use Designations
• Tiered Supplemental Bonus reflects capacity
• Density promoted proximate to transit and schools
• Point system sets benefits relative to density request
• Clear criteria for specific, adverse impacts
• Protected interior (residential) of Historic Districts
• Limited Concessions/Incentives to 3



Density Bonus Ordinance Update
Planning Commission Action
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• On July 26, 2018, the Planning Commission held a 
public hearing and voted to continue the item to 
provide staff time to respond to comments and 
questions raised by the public and the Commission.  

• On October 25th, the Commission voted 5-1-1 to 
recommend that the City Council adopt the Negative 
Declaration and approve the Ordinance.



Density Bonus Ordinance Update
Notification
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• Notice in Press Democrat

• Notice e-mailed to Community Advisory Board 

• Posted at City Hall

• Website:  https://srcity.org/2555/Density-Bonus
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Density Bonus Ordinance Update 
Environmental Review

CEQA Negative Declaration 

• Increased development intensity previously analyzed by 
previous Station Area Plan EIRs.

• General Plan EIR determined increased development intensity 
is environmentally superior.

• Local, project-level impacts will be addressed by housing 
development CEQA review.

• No significant effect associated with ordinance update.
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Recommendation

The Planning Commission and the Planning and Economic 
Development Department recommend that the Council:

1. Adopt a Negative Declaration for the Density Bonus 
Ordinance Update; and

2. Introduce an ordinance amending Zoning Code 
Chapter 20-31, Density Bonus and Other Developer 
Incentives, to incorporate State density bonus law 
changes and to allow supplemental density bonus 
within the boundaries of the Station Area Specific 
Plans.
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Questions

Andy Gustavson
Senior Planner
Planning and Economic Development Department
agustavson@srcity.org 
(707) 543-3236
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