
It’s been 40 years since punk rock first 
reared its snarling, safety-pinned head.

Although San Francisco’s thriving punk 
scene doesn’t always get its due, the rebellious 
music and community flourished here, char-
acterized in large part by bands such as the 
Avengers and Dead Kennedys, whose point-
ed social commentary and songs of protest 
and angst placed them along the trajectory of 
creative dissent that, as poet-about-town “Di-
amond” Dave Whitaker has often said, went 
from “the beatniks to the hippies to the punks.”

While the spotlight — and sometimes 
searchlight — focused on the “Fab Mab” Mabu-
hay Gardens and other North Beach clubs 

such as the On Broadway and, to a lesser ex-
tent, the Stone, down in the Tenderloin, the 
underground of the underground found itself 
a home.

Anyone who was anybody could gig at the 
Mabuhay, but to play at Celso Ruperto’s Sound 
of Music club at 162 Turk St., you had to truly 
be a nobody.

“The Sound of Music was a dump, the 
sound system sucked, but it was a club where 
about anyone could play and most people 
could get in free or cheap,” White Trash Debu-
tante singer Ginger Coyote recalled. Coyote 
has remained active in the punk scene over 
decades now, leading her band and publishing 
Punk Globe magazine out of L.A..
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It was a sweet bit of chronologi-
cal serendipity: In August, the city an-
nounced the moderate-income lottery 

winners who were eligible to buy 167 
condos at the new, glass-clad 1400 Mission 
complex at the corner of 10th Street. Two 
miles east, at Folsom and Main streets, the 
first owners began moving into Lumina, 
656 super-luxe condos.

The connection between the two is 
direct, the timing’s not coincidental, the 
backstory convoluted — and telling.

Tishman Speyer built 1400 Mission for 
$65 million and Lumina for $620 million. 
One is inclusionary affordable housing, the 
other, by dint of price, exclusionary. With 
the exception of 23 rental apartments at 
1400 Mission, all 823 condos are for sale.  

How much Tishman will profit from 
Lumina will probably be known only to 
Tishman Speyer.

At 1400 Mission, the city 
has posted estimated 

sales totals for the 
167 condos at just 
under $50 million. So 
it may be fair to ask if 
the big developer has 
used an affordable 

housing project to en-
able its lucrative investment in the Lumina.  

Market-rate developers must meet the 
city’s 13-year-old “inclusionary” require-
ment to rent or sell a percentage of their 
units at a price low- or moderate-income 
households can afford — a price that in-
cludes, rather than excludes, such  house-
holds from the housing mix. San Francisco, 
and an estimated 170 cities nationwide, 
have adopted the tactic to offset the dearth 
of housing that is below market rate, BMR. 
Affordable, all cities call it.

One interesting aspect of 1400 Mission 
is that the housing originally planned for 
the site was to be low-income. 

In 2000, the land at the site was owned 
jointly by TNDC, central city’s largest non-
profit housing developer, and Citizens 
Housing Corp., now defunct. That’s when 
New York-based Tishman purchased water-
front land on which to build two pricey 
condo complexes — the Infinity and the 
Lumina. To do so, Tishman had to meet the 
city’s inclusionary requirements.  

The inclusionary housing ordinance 
of 2002 codified a decade of bureaucrat-
ic policy. It gives market-rate developers 
of 10 units or more three options: Make a 
percentage of those units affordable, build 
a higher percentage of such units off site, 
or pay a fee into the Mayor’s Office of 
Housing kitty to build below-market-rate 
projects.

Or, they can mix the three options to 
meet their requirement.

The percentages today are 12% of on-
site units, 20% off-site or a 20% fee, but the 
percentages were different when Tishman 
was in negotiations with the city. 

Chandra Egan, manager of MOH’s 
inclusionary housing program, says Tish-
man’s  choices were to make 115 (17.5%) 
of its Lumina units affordable, pay to build 
164 units (25%) off-site, or pay a fee cal-
culated on the worth of those units. Egan 
puts that fee at around $39 million.

 Tishman chose the off-site option, the 
one least used by developers because it’s 
the most financially risky. Construction 
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This club at 162 Turk in the ’80s was the runt half-brother of the top-tier punk rock venues, 
a haven for the hungriest bands. The band in front is Arkansaw Man.  

Photo:  Jeanne M. Hansen 1982. Digital collage Lise Stampfli
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A telling tale
of challenges
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in The City
1400 Mission began as 
low-income, but city made 
it plum for a smart builder
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The city credited Tishman 
nearly $50 million for 

meeting its inclusionary 
requirement.









routing the money through MOHCD 
and have signed a development agree-
ment with the city, which trumps the 
ordinance, as it were. To us, this looks 
much like any other project we do, with 
MOHCD loaning the money to us.” The 
city loan to TNDC is 3% with payment 
deferred for 55 years, a typical formula 
for low-income housing, Falk says.

A parking lot and two small com-
mercial buildings at Fifth and Howard 
comprise the other property TNDC 
plans to develop with the help of in-
clusionary support, again, it hopes, with 
Tishman Speyer. Purchased in 2009, it 
would include 200 family apartments 
plus 100 moderate-income units, Falk 
says, if TNDC can strike a deal similar 
to the one with Forest City for the Ed-
dy-Taylor Apartments.

“We’re hoping to reach an agree-
ment with Tishman in relation to its 
Creamery project,” he said. 

The Creamery coffee shop and Iron 
Cactus Mexican restaurant, a block from 
the Caltrain station at 655 Fourth St., are 
on land where Tishman plans to build 
two condo towers. 

If successful, that will give TNDC 
three inclusionary-funded projects un-
der its belt. Are inclusionary options an 
effective tool to raise money for afford-
able housing? Falk hedges.

“That’s a big question, and the short 
answer is yes,” he says. “There’s a debate 
going on whether improvement (of in-
clusionary requirements) is possible and 
beneficial.”

Mayor Lee and Supervisors Mark Far-
rell and Katy Tang introduced legislation 
Sept. 15 that would change the inclu-
sionary regulations to make it easier — 
and more lucrative — for developers to 
build off-site. 

Cohen, one of the mayor’s 40-mem-

ber work group that helped put together 
the changes proposed in 2014, says that, 
as income disparity in the city increases, 
housing development “skews just to the 
top end.” 

Part of the proposal is a swap for 
developers — they can charge more for 
rentals or condos off-site if they’ll build 
more units — that puts the inclusionary 
program “squarely in the low- and mod-
erate-income housing range,” Cohen 
says. 

He dismisses the notion that inclu-
sionary fees or other options mitigate 
the negative effect of market-rate devel-
opment on affordable housing. 

“Imagine digging two shovels of dirt 
from a hole and then putting just one 
shovel full back in. Extrapolate again and 
again — that is the challenge of thinking 
that affordable housing somehow relies 
upon market-rate housing development 
fees.”

The proposed changes, he adds, 
stretch “the layer more widely in recog-
nition of the growing need of people left 
out of any access to ‘the market.’ ”

• • •
The lottery for the 167 condos 

at 1400 Mission drew 355 applicants 
and winners were notified Aug. 10. A 
631-square-foot studio — more than 
twice the size of a Tenderloin SRO 
— will cost $225,000.One-bedrooms 
are priced at $269,000, two-bedroom 
$303,000, and a 1,415-square-foot three- 
bedroom for $328,000.  

Buyers’ household income caps 
run from $71,350 for one person to 
$110,050 for five. 

Rentals go to the middle class. They 
range from $2,664 for a studio to $3,780 
for three bedrooms. There was a lottery 
for those units, too, Sept. 24. The rentals, 
monitored by MOH, fall into the city’s 
Middle Income Rental Program — for 
individuals and families who earn up to 

$139,050 for a three-person household.
This is “affordable” housing in a city 

where the average rent for a one-bed-
room in May was $3,213 per month. 
That’s $38,556 a year for a roof over 
your head. Teachers’ salaries in S.F. start 
at $46,000, program coordinators at 
nonprofits take home about $45,000 
and nongovernment social workers av-
erage $54,000.

Most nontech professionals can’t af-
ford that. An average salary and benefits 
for tech workers in 2014 was $156,000.

The proposed improvements to in-
clusionary regulations may get more 
units built, but won’t solve the underly-
ing housing problem in a city that vies to 
be the most expensive in the world. 

— Jonathan Newman contrib-
uted to this story
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San Francisco Mental Health Clients’ Rights Advocates informs, supports 
and helps individuals receiving mental health services or who need help or advice 
about your rights by listening to your concerns and needs and advocating for your 
legal rights. 

If you’re being treated for a mental disorder, voluntarily or involuntarily, you have 
the same legal rights and responsibilities that the U.S. Constitution and California 
laws guarantee to all other persons:

KNOW YOUR RIGHTS

Call: (415) 552-8100  or (800) 729-7727, fax (415) 552-8109 
San Francisco Mental Health Clients’ Rights Advocates

1663 Mission Street, Suite 310

City and County of San Francisco 
Department of Elections

Election Day
Tuesday

November 3
Vote at City Hall

October 5 – November 3

Vote by Mail
requests by October 27 

Vote at Your Polling Place
on Election Day

Register to Vote by October 19

sfelections.org
(415) 554-4375

 /sfelections        @sfelections 
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Inclusionary Determination for 1400 Mission
Lumina	 1400 Mission	 x	 Fee	 =	 Inclusionary credit
		

16 studios	 4 studios            	 $171,558*	 $	 686,232
200 1-bedrooms	 52 1-bedrooms  	 $236,545	 $	12,300,340 
373 2-bedrooms 	 94 2-bedrooms  	 $326,086	 $	30,652,084
67 3-bedrooms	 17 3-bedrooms	 $372,956	 $	 6,340,252
 

			   $	49,978,908
 
*2013 fee. The fee, which is the difference between the cost of building affordable units and affordable sales prices —  

called the affordability gap.		     Fee source: San Francisco Mayor’s Office of Housing

A study of off-site affordable housing



Public Comment Meeting 
Thursday, November 5, 2015, 6:30 pm – 8:30 pm 
St. Francis Hall in the St. Mary’s Cathedral
1111 Gough Street, San Francisco

For special accommodations or language assistance, please call 415-593-1655 at least 72 hours in advance. 
For more information, including how to submit comments and where to view the Draft EIS/EIR, visit www.gearybrt.org, email gearybrt@sfcta.org, or call 311.   

Geary BRT Project Update! Notice of Availability for the Draft Environmental Impact Statement/ 
Environmental Impact Report and Public Comment Meeting

The Geary Corridor Bus Rapid Transit (BRT) Project proposes to improve bus service and enhance street 
conditions along the Geary corridor between Downtown and the Outer Richmond.
The Geary BRT Project has achieved an important milestone with the release of the Draft Environmental 
Impact Statement/Environmental Impact Report (EIS/EIR). The Draft EIS/EIR is available for public review 
and comment from October 2 – November 16, 2015.
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SAN FRANCISCO HEALTH PLAN
7905B SFNN AD (ENGLISH)
FINAL SIZE:  10”w x 7 7/8”h
4C PROCESS | CONTACT:  Roger Kallerud: (415) 615-5627  rkallerud@sfhp.org

© 2015 San Francisco Health Plan 7905B    0815

Get Medi-Cal 
Enrollment Help

Don’t lose your 
benefi ts—renew 
every year!

Make Your 
Appointment Today 

1(888) 626-6563
sfhp.org

New Service Center Dedicated to You
7 Spring Street

Monday – Friday, 8:00am to 5:30pm
© 2015 San Francisco Health Plan 7905B    0815
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SFHP Service Center
7 Spring Street

1(888) 626-6563
sfhp.org

SACRAMENTO 

#1 
Choice for
Medi-Cal
In San Francisco

New Affordable Apartments at Stevenson Lofts

9 studio “Below Market Rate” rental units available at Stevenson 
Lofts (529 Stevenson St. & 550 Jessie St.) for $941. Must not own a 
housing unit and be income eligible. Households must earn no more 
than the maximum income levels below:

55% of Median Income
1 person - $39,250; 2 persons - $44,850; etc.

Applications due by 5pm on 10/21/2015. Please contact ReLISTO 
for an application and more information at 415.689.4217 or ste-
vensonbmr@relisto.com or download at www.relisto.com/rentals/bmr.

Units available through the San Francisco Mayor’s Office of Housing 
and Community Development and are subject to monitoring and 
other restrictions. Visit www.sfmohcd.org for program information.

ReLISTO – BMR Specialists – Call us for more information.

YES on A: San Francisco Affordable Housing Bond
        New affordable and public housing without raising property taxes
YES on D: Approves the Giants' Mission Rock/Pier 48 Mixed-Use Project
YES on K: Expands Use of Surplus City Land for Affordable Housing

NO on F: Reduces Legal Home-Sharing Days
      Takes income from homeowners and renters, costs millions in lost taxes
NO on I: Places Moratorium on Housing Construction in the Mission
      Stops all housing production, driving housing costs higher

Vote YES on H and NO on G

SF Forward – the Political Action Committee (PAC) of the San Francisco Chamber of Commerce – is the
political voice for businesses and residents who support sound economic policy and an exceptional quality
of life for all San Franciscans. sfchamber.com/sf-forward

Paid Political Advertisement

Paid for by San Francisco Forward, sponsored by San Francisco Chamber
of Commerce. Financial disclosures are available at sfethics.org.

Notice of Availability for the Draft Environmental Impact Statement/
Environmental Impact Report and Public Comment MeetingGeary BRT Project Update!
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SPECIAL EVENTS
Annual Police Commission meeting in the Ten-
derloin, Oct. 21, 6 p.m., Salvation Army Gymnasium, 
242 Turk St. The 15th anniversary of Tenderloin 
Station at Eddy and Jones to be honored by North of 
Market Business Associates. Info: Police Commission: 
837-7070. 

Healthy Digestion and the Microbiome, Oct. 13, 
Main Library, lower level, 6-7:30 p.m., presentation by 
Dr. Jennifer Griffin and nutritionist Sharon Meyer about 
the effects of gut bacteria. Info: 557-4277. 

Diabetes-Healthier Living, Free workshops on 
managing pain, stress, and fatigue, eating healthier, 
monitoring and balancing blood sugar, and more, 
presented by S.F. Healthier Living Coalition. Six-week 
program begins Oct. 16, Fridays, 9-11:30 a.m., Boed-
deker Park clubhouse. Registration required: Gloria 
Garcia, 292-2316.

3rd annual Tenderloin Healthy Corner Store 
Coalition event, Oct. 22, Boeddeker Park Clubhouse, 
4-6 p.m., distribution of the 2015 resident shopping 
guide, health tips from more than a dozen groups, free 
healthy snacks. Info: healthytl.org or Ryan Thayer,  
(415) 358-3962.

ART EVENTS
Sex, Drugs and Rock & Roll: A Night in Three 
Acts, Oct. 16, 8 p.m., Z Space, 450 Florida. Book 
author David Talbot hosts an evening with special 
guests Susie Bright, Cleve Jones, Ben Fong-Torres, 
Penelope Houson, Gary Kamiya and more. $25 ticket-
ed event co-hosted by Litquake and Friends of the San 
Francisco Public Library. Info: litquake.org. 

Boeddeker Park piano, coming to the Clubhouse 
through Oct. 13. Piano for all to play daily plus les-
sons, courtesy of Sunset Piano, Friends of Boeddeker 
Park, Rec & Park and Demonstration Gardens.

Break & Puppet Theater: Play in the Tender-
loin, Oct. 11, 1-4 p.m. Luggage Store Annex, 511 
Ellis St. Part of a West Coast Tour, free event features 
performances, food, “cheap art” sale and art activities 
for children. Info: luggagestoregallery.org.  

Art for the House 2015, Oct. 22, 6-9 p.m., Arc 
Gallery, 1246 Folsom St., Hospitality House’s annual 

fundraiser and free event, presented by Yammer. Silent 
auction of affordable works including those of artists 
from the Community Arts Program benefits the orga-
nization, Coalition on Homelessness and individual 
artists. Complimentary wine, beer and soft drinks. Info: 
749-2184 or hospitalityhouse.org.  

Ronnie Goodman-Soul Journey, 4th floor, Main 
Library, through Oct. 22. Paintings and prints of the 
self-taught S.F. homeless artist and distance runner.

REGULAR SCHEDULE
HOUSING
Tenant Associations Coalition of San Francis-
co, 1st Wednesday of each month, noon, 201 Turk St., 
Community Room. Contact Michael Nulty, 339-8327. 
Resident unity, leadership training.

HEALTH AND MENTAL HEALTH
CBHS Client Council, 3rd Tuesday of month, 3-5 
p.m., 1380 Howard, Room 515. Consumer advisers 
from self-help groups and mental health consumer 
advocates. Public welcome. Info: 255-3695. Call 
ahead as meeting location may change. 

Healthcare Action Team, 2nd Wednesday of 
month, 1010 Mission St., Bayanihan Community Cen-
ter, 11 a.m.-12:30 p.m. Focus on increasing supportive 
home services, expanded eligibility for home care, 
improved discharge planning. Light lunch. Call James 
Chionsini, 703-0188 x304.

Hoarding and Cluttering Support Groups, meet-
ings at various times, conducted by Mental Health As-
sociation of San Francisco, 870 Market St., Suite 928. 
Info: 421-2926 or mentalhealthsf.org/group-search.

Legal clinic, 4th Thursday of the month, 507 
Polk St., 10 a.m.-noon. Legal help for people with 
psychiatric or developmental disabilities who need 
help with an SSA work review, sponsored by People 
with Disabilities Foundation. Sliding-scale fee. By 
appointment only: 931-3070. Info: pwdf.org.

Mental Health Board, 3rd Wednesday of the month, 
6:30-8:30 p.m., City Hall, room 278. CBHS advisory 
committee, open to the public. Call: 255-3474.

Tenderloin Healthy Corner Store Coalition, 
4th Thursday of the month, 3 p.m., Kelly Cullen 

Community Building, 220 Golden Gate Ave., 2nd 
floor auditorium or 5th floor gym. Public meetings to 
discuss encouraging corner stores to sell fresh food 
and reduce tobacco and alcohol sales. Info: Jessica 
Estrada, jessica.healthyretail@gmail.com, 581-2483. 

SAFETY
SoMa Police Community Relations Forum, 4th 
Monday of each month, 6-7:30 p.m. Location varies. 
To receive monthly email info: 538-8100 x202.

Tenderloin Police Station Community Meeting, 
last Tuesday of month, 6 p.m., police station Commu-
nity Room, 301 Eddy St. Call Susa Black, 345-7300. 
Neighborhood safety. 

NEIGHBORHOOD IMPROVEMENT
Alliance for a Better District 6, 2nd Tuesday of 
each month, 6 p.m., 230 Eddy St. Contact Michael 
Nulty, 820-1560 or sf_district6@yahoo.com, a 
districtwide improvement association.

Central Market Community Benefit District, 
board meets 2nd Tuesday of month, Hotel Whitcomb, 
1231 Market St., 3 p.m. Info: 882-3088, http://cen-
tral-market.org.

Friends of Boeddeker Park, 3rd Thursday of the 
month, 3:30 p.m., park Clubhouse, Eddy and Jones. 
Info: Betty Traynor, 931-1126. 

Gene Friend Recreation Center Advisory 
Board, 3rd Thursday of month, 5 p.m. Works to pro-
tect SoMa resources for all residents. Gene Friend Rec 
Center, 270 Sixth St. Info: Tim Figueras, 554-9532.

Tenderloin Community Benefit District. Board 
meets 3rd Monday at 5 p.m., 55 Taylor. Info: 292-4812. 

Safe Haven Project, 4th Tuesday of each month, 3 
p.m., 519 Ellis St. (Senator Hotel). Contact: 563-3205, 
x115, or centralcitysafehaven@gmail.com.

SoMa Community Stabilization Fund Advisory 
Committee, 3rd Thursday of month, 5:30 p.m., 1 
South Van Ness, 2nd floor. Info: Claudine del Rosario, 
701-5580. 

Tenderloin Futures Collaborative, 3rd Wednesday 
of the month, 11 a.m.-noon, Tenderloin Police 
Community Room, 301 Eddy. Presentations on issues 
of interest to neighborhood residents, nonprofits and 
businesses. Info: 820-1412.

SENIORS AND DISABLED
Mayor’s Disability Council, 3rd Friday of month, 
1-3 p.m., City Hall, room 400. Call: 554-6789. Open 
to the public.

Senior & Disability Action (formerly Planning for 
Elders/Senior Action Network), general meeting, 2nd 
Thursday of month, 9 a.m.-noon, Universal Unitarian 
Church, 1187 Franklin St. SDA Housing Collaborative 
meeting, 3rd Wednesday, 1 p.m. HealthCare Action 
Team meeting, 2nd Wednesday, 1010 Mission St., 
(Bayanihan Community Center). For info about SDA’s 
Survival School, University and computer class 
schedules: 546-1333,  www.sdaction.org. 

DISTRICT 6 SUPERVISOR
Jane Kim, member, Land Use and Economic 
Development Committee, School District, Transporta-
tion Authority; chair, Transbay Joint Powers Authority 
Board of Directors; vice-chair Transportation Authority 
Plans & Programs Committee.

Legislative aides: Sunny Angulo, Ivy Lee and April 
Veneracion. Jane Kim@sfgov.org 554-7970.

Celebrate the 10th Anniversary
of the New de Young

All exhibition spaces and events are free and open to the public.

Golden Gate Park • 50 Hagiwara Tea Garden Drive, San Francisco • deyoungmuseum.org

PHOTO: GREGORY BERTOLINI

Sponsors: Hanson Bridgett, PG&E, and Swinerton. Community Partners: BiRite Foodservice Distributors, Drew Altizer,
Design Build Solutions, NorCal Printers, Maruca Design, Pacific Coast Trane Service, and Popcorn Movie Posters Company.

Please join us Saturday October 17, 2015
10 am–10 pm

Rose Linda’s 1990 pastel on paper at 
Hospitality House’s Art for the House.


