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Empty Homes Tax – The Basics
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“Vacant” - unoccupied, 
uninhabited, or unused for more 
than 182 days, whether 
consecutive or non-
consecutive, in a calendar year.

Approved by San Francisco 
voters on November 8, 2022, 
and became effective on 
January 1, 2024.

A tax imposed on keeping 
certain residential units vacant 
for more than 182 days in a 
calendar year.



Overview
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• Deadline of April 30 each year for most owners.

• Owners of a single-family home or a duplex are exempt from the tax with respect 
to those properties. 

• If you own a condo in a 3+ unit building, you generally are required to file unless 
your unit is your principal place of residence and you have the Homeowners’ 
Exemption for the entire year. 

• Many owners will be required to file annually, even if you don’t have any 
vacancies. Filing doesn’t mean you owe the tax. 
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When Is Filing And Payment Due?

• Filing and Payment is due annually for 
most owners by the last day of April (for 
the prior year).

• The first filing and payment of the Empty 
Homes Tax for most owners will be April 
30, 2025.

APRIL
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Do I Need To File Or Pay?

If you own a residential unit in a building with 3 
or more residential units, you generally are 
required to file unless the unit is your principal 
place of residence and you have a valid 
Homeowners’ Exemption for the entire tax 
filing year. 
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 Any structure with 3+ units
X   Single Family Home
X   Duplex
X   Condo with Homeowners’ 
      Exemption entire year
X   House with 2 units
X   Exempt under 501 (C)(3)
X   Units occupied by travelers,    
      vacationers, or transient   
      occupants 



Homeowners’ Exemption

A claim filed when the unit you own is your 
principal place of residence for the entire year. 
An owner with a valid Homeowners’ Exemption is 
not required to file the Empty Homes Tax. 
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Sfassessor.org



Filing Process
Begin the online filing form by entering your block and lot. 

Online form will require you to share information about:
o Your Business Account Number, if applicable (sftreasurer.org/registration)
o Status of unit(s) you owned:

o Block and lot 
o Square footage of the Residential Unit(s) 
o Number of vacant days
o Number of vacancy exclusion days (if applicable) 

Complete your filing by April 30.
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Do I Owe The Tax?



What Counts As A Vacant Day?
“Vacant” is defined as  unoccupied, uninhabited, or 
unused.

There are specific types of vacancies that don’t 
count towards the 182 days for the tax, such as when 
the unit is leased to a tenant under a bona fide lease 
intended for occupancy.
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Building Permit Application Period
During the application and approval 
process for the first building permit for 
repairs/construction for each Residential 
Unit (up to one year).
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Construction Period and New Construction Period
Construction Period

• One Year after the City issues the first 
building permit for repairs/construction for 
each Residential Unit.

New Construction Period
• One year after the City issues a certificate 

of final completion and occupancy for a 
Residential Unit in a newly built building or a 
newly added Residential Unit in an existing 
building. 
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Disaster Period
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Two years following severe damage to 
a Residential Unit from a catastrophic 
event that made the Residential Unit 
uninhabitable or unusable.



Owner Death Period and Owner in Care Period
Owner Death Period

• For a co-owner or decedent’s estate, heirs, or beneficiaries, the period 
following the death of an owner who was the sole occupant of the Residential 
Unit, up to the longer of one year or the period during which the Residential 
Unit is subject to the authority of the probate court.

Owner in Care Period 
• When all occupants that used the Residential Unit as their principal residence 

reside in certain care facilities.
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Square Footage of Residential Unit 2024 Tax Rate

Less than 1,000 $2,500

1,000 to 2,000 $3.500

Greater than 2,000 $5,000
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How Is The Empty Homes Tax Calculated?
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Scenarios



Scenario 1
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Ms. Yan owns a single condo in a building with 
four units and  has a tenant under a bona fide 
lease intended for occupancy for all of 2024. 
The tenant is not a co-owner or former co-
owner, is not related to Ms. Yan or a co-owner 
or former co-owner, and is not a traveler, 
vacationer, or other transient occupant. Does 
she have to file or pay the Empty Homes Tax? 

Answer: Ms. Yan must complete an Empty 
Homes Tax filing, but she will not owe the tax.



Scenario 2
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Ms. Yan owns a single condo in a building with 
four units and leased the condo to her brother, 
who occupied the condo for all of 2024. Does 
she have to file or pay the Empty Homes Tax? 

Answer: Ms. Yan must complete an Empty 
Homes Tax filing, but no tax would be owed.



Scenario 3
Ms. Cheng owns an apartment building with 11 
units. Each unit is 1,200 square feet. Eight 
units were occupied for all of 2024. Three 
units were vacant for seven months of 2024 
and no vacancy exclusion periods apply to 
them. Is Ms. Cheng required to file and pay the 
Empty Homes Tax?

Answer: Ms. Cheng will need to complete one 
filing for the 11 units, and will owe $3,500 for 
each of the three vacant units, for a total of 
$10,500.
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Mr. Seagram owns a house with two units. He 
resides in one unit and the second unit was 
vacant for more than six months in 2024. Is Mr. 
Seagram required to file and pay the Empty 
Homes Tax? 

Answer: Mr. Seagram is exempt from filing or 
paying the tax because the building he owns only 
has two Residential Units.
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Scenario 4



Scenario 5
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Mr. Ryder owns an apartment building with 10 units. Eight 
units were occupied for all of 2024 and two were vacant 
because they were severally damaged and rendered 
uninhabitable in a fire in January 2024. Will Mr. Ryder need 
to file or pay the Empty Homes Tax?

Answer: Mr. Ryder will need to file, but will not 
have to pay the Empty Homes Tax because the two 
units that were vacant for more than 182 days 
qualify for the disaster Vacancy Exclusion Period 
and eight units were occupied for the entire year. 



Scenario 6
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Mr. Montgomery owns a condo in a twelve-unit building and 
it was his principal place of residence for all of 2024. He 
also had a valid Homeowners’ Exemption for the entire 
year. Is Mr. Montgomery required to file? 

Answer: Mr. Montgomery is not required to file.



Thank You!

Disclaimer: This video is not intended to replace or interpret the San Francisco Business and Tax Regulations Code, which provides the law governing the Empty Homes 
Tax. Taxpayers may not rely on this video in reporting or paying the Empty Homes Tax, or to avoid penalties for failing to property file or report. If you have questions about 
how the Empty Homes Tax applies to you, please consult the San Francisco Business and Tax Regulations Code and/or your tax professional. 
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