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GENERAL PLAN – LAND USE ELEMENT  

GOAL 1d: Concentrate major high-intensity commercial office and retail development in specific focal areas, as 
delineated on the City Image Plan, Figure UD-1. 

GOAL 1f: Provide a wide range of land uses, including retail, commercial services, office, industrial, parks, open space, 
and housing, to adequately meet the needs of the community. 

GOAL 1g: Attain development which occurs in an orderly fashion and which limits adverse environmental impacts to the 
community. 

LU 1.4: Development Intensity/Density. Adopt and maintain the development intensity/density limits as identified 
on the Land Use Map and Building Intensity Plan, and as specified in Policy LU 6A.2. Development intensity/density 
shall recognize natural environmental constraints, such as flood plains, earthquake faults, debris flow areas, hazards, 
traffic and access, necessary services, and general community and neighborhood design. Maintain a density and 
building intensity range, with densities/intensities at the higher end of the range to be considered based on 
provision of public benefits such as affordable housing, increased open space, public plazas or recreational facilities, 
or off-site infrastructure improvements. 

LU 1.5: Building Height. Maintain maximum building height limits contained in Appendix C, and as specified in Policy 
LU 6A.2, closely matched with the Land Use categories and Building Intensity standards. 

LU 1.8: Mixed Use Commercial-Residential. Facilitate housing production by allowing commercial mixed use 
development which includes multi-family dwellings in all non-residential land use categories except service 
commercial, manufacturing/ industrial and parks/open space. 

LU 1.10: Commercial Development. Encourage industrial, service, retail, and office development which is compatible 
with the desired character of the area and with adjacent residential areas in terms of intensity of use, height, bulk 
and design as delineated on the Land Use Plan, Building Height Plan and Building Intensity Plan. Commercial 
development adjacent to residential areas shall address concerns pertaining to traffic, truck loading, trash/recycling 
activities, noise, visual impacts, and public safety including hazardous material storage, fire safety, air pollutant 
emissions and odors. 

LU 1.11: Commercial Focal Areas. Concentrate the most intense office and retail uses at locations delineated on the 
Land Use Plan. Discourage such uses outside the commercial nodes delineated on the Land Use Plan. 

LU 1.15: Mixed Use. Encourage developments which mix commercial retail and office uses with residential uses at 
locations and intensities/densities as delineated on the Land Use Plan and Building Intensity Plan. 

GOAL 2a: Promote economic vitality which provides jobs for existing and future residents and maintains the City's ability 
to finance public improvements and human services. 

GOAL 2c: Promote an intensity of commercial activity that enhances the business climate in the City to increase the level 
of business types which will benefit existing commercial uses.  

LU 2.1: Economic Development. Attract new businesses and encourage the retention and expansion of existing 
businesses which enhance the City's economic base.  

LU 2.2: High City Revenue Generators. Retain existing businesses and attract new businesses which are high City 
revenue generators.  

LU 2.3: Local Employment. Encourage uses which provide opportunities for employment of all the City's residents, 
with emphasis placed on major employers that provide high value-added jobs 

LU 2.4: Downtown Plan. Establish downtown San Mateo as the social, cultural, and economic center of the City with 
a wide range of office, medical, residential, entertainment, and retail uses at high intensities and densities while 
encouraging pedestrian activity and bicycle connectivity to adjacent neighborhoods.  

LU 2.10: Optimize Development Opportunities. Ensure that developments optimize the development potential of 
property in major commercial areas such as the Downtown Retail Core and along South El Camino Real. 



LU 3.1: Downtown Plan. As the social, cultural and economic center of the City, the downtown shall maintain a wide 
range of office, medical, residential, entertainment, and retail uses at high intensities and densities. 

GOAL 4c: Health and Safety. Protect the community's health, safety, and welfare by maintaining adequate fire and life 
safety protection, providing a safe environment with a minimum of crime, reducing unreasonable risk to life and 
property caused by flooding, earthquakes or other natural disasters, and managing the use, storage, transport and 
disposal of hazardous materials. 

LU 4.2: Developer's Contribution Policy. Require new development to pay on an equitable basis for new or expanded 
public improvements needed to support the new or changed land use or development. 

LU 4.3: Location of Critical Facilities. Encourage active, healthy lifestyles, by promoting pedestrian and bicycle 
connectivity between civic facilities. Avoid locating critical facilities, such as hospitals, schools, fire, police, 
emergency service facilities and utilities in areas subject to slope failure, flooding and other hazards as identified in 
the Safety Element, where feasible. 

LU 4.32: Recycling and Composting. Support programs to recycle solid waste in compliance with State requirements. 
Require provisions for onsite recycling for all new development and expand composting of green waste and food 
scraps, as directed by the City’s Climate Action Plan which is an appendix of the General Plan. 

GOAL 8b: Recognize potential climate change consequences such as increased sea level rise, changing weather events, 
less snow melt in the Sierras - therefore less drinking water availability, hotter temperatures, changing air quality and 
more heat related health issues. 

Built Environment 

GOAL 8d: Increase new annual installations of solar or renewable energy systems consistent with the Climate Action 
Plan. 

LU 8.9: Air Quality Construction Impacts. The City shall mitigate air quality impacts generated during construction 
activities by requiring the following measures:  

1. Use of appropriate dust control measures, based on project size and latest Bay Area Air Quality Management 
District (BAAQMD) guidance, shall be applied to all construction activities within San Mateo.  
2. Applicants seeking demolition permits shall demonstrate compliance with applicable BAAQMD requirements 
involving lead paint and asbestos containing materials (ACM’s) designed to mitigate exposure to lead paint and 
asbestos. 
3. Utilization of construction emission control measures recommended by BAAQMD as appropriate for the 
specifics of the project (e.g., length of time of construction and distance from sensitive receptors). This may 
include the utilization of low emission construction equipment, restrictions on the length of time of use of 
certain heavy-duty construction equipment, and utilization of methods to reduce emissions from construction 
equipment (alternative fuels, particulate matter traps and diesel particulate filters). 

3. DOWNTOWN.  

The goals, policies, and objectives for downtown San Mateo are located in the Downtown Plan. A general discussion of 
the downtown also occurs in Section 3 of this Land Use Element.  

Provisions of the voter-approved Measure H and Measure P, which reduced building heights, floor area ratios and 
residential densities, were also incorporated, including the provisions following below (the Measure H and P provisions 
are in italics).  

a. A Specific Plan for the Downtown was adopted by the City Council in July 1985, and amended in 1993, consistent 
with the provisions of Measure H as adopted by the voters in November 1991. This Specific Plan also constituted an 
amendment to the previous General Plan.  

GENERAL PLAN – CIRCULATION ELEMENT 

GOAL 1: Design and regulate use of city streets according to their classification and intended function as shown in Figure 
C-1. 

C 1.3: Protect Local Streets. Minimize the impact of new development on local streets. When warranted, construct 
improvements on local streets consistent with the City’s Neighborhood Traffic Management Program. 



C 1.4: Neighborhood Traffic Management. Manage traffic and speeds on arterials, collector and local streets using 
techniques specified in the City’s Neighborhood Traffic Management Program (NTMP). 

C 2.4: Transportation Fee Ordinance. Require new developments to pay for on-site improvements to meet the needs 
of development and their proportionate share of the costs for mitigating cumulative traffic impacts within the City 
of San Mateo. Utilize a Transportation Fee Ordinance to finance necessary off-site improvements equitably. The off-
site improvements will include intersection and street improvements to maintain intersection levels of service, 
traffic safety improvements and improvements to reduce single occupant vehicle trips such as bicycle system 
enhancements, pedestrian improvements, and trip reduction measures. 

C 2.9: Dedication of Needed Right-of-Way for Roadway Improvements. Require dedication of needed rights-of-way 
for roadway improvements shown in Appendix D, which are deficient in land area. Dedication shall be required 
where the development project contributes to the need for the roadway improvement and where the cost of 
dedication is not so disproportionate to the size of the project or traffic generated to make it unreasonable. 

C 2.10: Transportation Demand Management (TDM). Participate in the TDM Program as outlined by the San Mateo 
City/County Association of Governments (C/CAG). Encourage TDM measures as a condition of approval for 
development projects, which are anticipated to cause substantial traffic impacts. C/CAG requires the preparation of 
a TDM program for all new development that would add 100 peak hour trips or more to the regional road network. 

C 2.12: Transportation Demand Management (TDM) in Downtown. Establish and implement a TDM program, a 
Transportation Management Association (TMA), and other measures to reduce vehicle trips and encourage transit 
use and promote bicycle and pedestrian accessibility for development within one-half mile of the Downtown transit 
center. 

GOAL 3: Support the provision of public transit services adequate to provide a viable alternative to automobile travel for 
all citizens and to provide a convenient means of transportation to the "transit dependent" population. 

C 3.1: Increase Bus Ridership. Strongly promote increased bus ridership and improved accessibility to bus transit by 
encouraging SamTrans to implement the following bus service improvements: 

a. Evaluate the need to provide service in areas exceeding a quarter mile from local routes and designated bus 
stops, as shown on Figure C-4.  

b. Evaluate the need for improved bus service in high concentration employment centers, including: 
Downtown, Mariner’s Island, Peninsula Office Park, Crossroads, and the Corridor Plan area among others as 
shown in the Land Use Element, Figure LU-2 (Employment Locations). Evaluate the need to improve bus 
service to the College of San Mateo, between schools and recreation facilities, and to special events. 

c. Promote increased usage of the Park-N-Ride lot at the US 101 and SR 92 Interchange.  
d. Promote increased bus ridership through an expanded Public Information Program such as at train stations, 

public institutions, and through TDM.  
e. Recognize the importance of complementary land uses, such as higher-density, compact development with 

pedestrian-friendly environments, to especially justify increasing levels of transit service. 

C 3.2: Caltrain. Continue the City's strong support of Caltrain as an essential element of the overall circulation 
system on the Peninsula and in the City. Support the following rail service improvements:  

a. Continue to work with the Joint Powers Board which locally manages and oversees improvement plans for 
Caltrain.  

b. Increased service during non-commute periods and increase system capacity.  
c. Development of a Downtown San Francisco terminal within the vicinity of the Transbay Terminal or Financial 

District to improve commute service and linkage to other regional transit systems.  
d. Expenditure of Measure A (1/2-cent sales tax) funds and other available funds for grade crossing 

improvements at existing at grade crossings and where existing grade separations have inadequate vertical 
clearance above the crossing street.  

e. Caltrain Public Shuttle Programs.  
f. Caltrain’s Project 2025 future vision includes three major phases of development: state of good repair, 

electrification enhancements and post-electrification enhancements. All three phases of the program will 
provide increased frequency of service to San Mateo and Peninsula residents and commuters 



GOAL 4: Maintain a comprehensive bicycle and pedestrian circulation network which provides safe recreation 
opportunities and an alternative to automobile travel.  

C 4.1: Bicycle Master Plan. Implement the Bicycle Master Plan’s recommended programs and projects to create and 
maintain a fully-connected safe and logical bikeways system; support the City's Sustainable Transportation Actions; 
and coordinate with the countywide system.  

C 4.3: Dedication of Needed Right-of-Way for Bikeways. Require dedication of necessary rights-of-way for bike lanes 
and paths shown on Figure C-5, which are deficient in land area. Dedication shall be required where the 
development project contributes to the need for the bikeways improvement and where the cost of dedication is not 
so disproportionate to the size of the project to make it unreasonable.  

C 4.4: Pedestrian Master Plan. Implement the Pedestrian Master Plan’s recommended programs and projects to 
create and maintain a walkable environment in San Mateo and support the City’s Sustainable Transportation 
Actions.  

C 4.5: Pedestrian Enhancements with New Development. Continue to require as a condition of development project 
approval the provision of sidewalks and wheelchair ramps where lacking and the repair or replacement of damaged 
sidewalks. Require that utility poles, signs, street lights, and street landscaping on sidewalks be placed and 
maintained to permit wheelchair access and pedestrian use. Increase awareness of existing trails and routes by 
promoting these amenities to residents.  

C 4.6: Wheelchair Access and Pedestrian Accessibility. Continue to assess and improve wheelchair access throughout 
the City. Install wheelchair ramps or take other corrective measures where most needed in accordance with the 
established Citywide Wheelchair Program.  

C 4.7: Pedestrian Safety. Pedestrian safety shall be made a priority in the design of intersection and other roadway 
improvements.  

C 4.8: Pedestrian and Bicycle Mobility Needs. Balance pedestrian mobility and bicycle accessibility and safety with 
vehicular congestion when considering intersection improvements to address level of service degradation. 

C 4.9: Pedestrian and Bicycle Connections. Implement an area-wide pedestrian and bicycle circulation plan which 
will result in convenient and direct connections throughout San Mateo. Implementing connections in the Rail 
Corridor Transit Oriented Development Plan (Corridor Plan) area and into adjacent neighborhoods and districts is a 
priority.  

C 4.10: Bikeway Systems. Review the City’s planned bikeways systems for adequacy, consistency and connectivity 
throughout the City to facilitate ease of use and safety for the users including adequate parking for bicycles. The City 
will seek to implement infrastructure improvements citywide that support bicycle activity.  

C 5.1: Parking Standards.  

a. Review parking requirements periodically to ensure adequate parking supply as a condition of development 
approval.  

b. Review parking requirements periodically to ensure adequate parking supply for change and/or expansion of 
land use resulting in increased parking demand. 

C 6.1: Modal Share. Increase mode share for pedestrian and bicycle travel, for trips of one mile or less, by regularly 
updating and implementing plans for sustainable transportation infrastructure including the Bicycle Master Plan and 
the Pedestrian Master Plan. Additional potential supportive actions to increase mode share are detailed in the 
Climate Action Plan. 

C 6.3: Travel to Schools. Reduce private automobile school trips by collaborating with private and public partners to 
increase the number of students walking or bicycling to school, expanding pedestrian and bicycle infrastructure for 
school routes, implementing “walking pools” to schools, increasing carpooling for students, and making flexible local 
transit available for student travel. 

C 6.4: Commuting. Reduce single occupant commuting 20% before 2020 by expanding the Transportation 
Management Association beyond Corridor Plan Area, establishing parking maximums, requiring trip reduction for all 
development and facilitating the provision of transit passes or other direct transit subsidies for residents and 



employees within San Mateo. Additional actions to reduce single occupant commuting is detailed in the Climate 
Action Plan, Appendix of the General Plan. 

GENERAL PLAN – HOUSING ELEMENT 

H 2.12: Mixed Use. Continue the policy of encouraging residential uses in existing commercial areas, or in locating 
adjacent or near transit nodes, where the residences can be buffered from noise and safety concerns and can 
provide adequate on-site parking and usable open space. Provide floor area and/or height bonuses for residential 
development in selected areas of the City. 

GENERAL PLAN – URBAN DESIGN ELEMENT 

GOAL 1: Establish a positive and distinctive City image by taking advantage of the natural setting and by developing and 
improving focal points, gateways, and major corridors. 

UD 1.1: Focal Points. Emphasize and improve established focal points identified as the Downtown, Hillsdale Station 
Area, including the Caltrain Station and the Hillsdale Shopping Center, Bridgepointe, Hayward Park Caltrain Station 
and adjacent office development areas, the intersections of US 101 and SR 92 and SR 92 and El Camino Real (SR 82), 
and the SR 92 corridor. Encourage focal points by emphasizing a particular use, or feature, or through entry or 
landscape treatments. Focal points should be discouraged at inappropriate locations 

UD 1.3: Gateways. Develop gateways by creating strong architectural or landscape features exhibiting the character 
of San Mateo at the following locations: entrances to the Downtown, the north and south ends of El Camino Real (SR 
82), US 101 and Third Avenue, US 101 and Hillsdale Boulevard, and Mariner's Island Boulevard and J. Hart Clinton 
Drive at the border of Foster City.  

By developing gateway features, the entries to the City will be identified. Gateways may be constructed in a variety 
of ways: a prominent landscape or architectural feature, a notable open area or possibly an arch to pass through. All 
gateways should have some common element or feature to give San Mateo a unique and consistent image. 

COMMERCIAL AREAS  

Commercial streets represent a large part of the image of San Mateo. Visual character and pedestrian activity are two 
general but very important qualities that contribute to the livability and vitality of a commercial street. The following are 
factors that contribute to these qualities. SITTING How the building, parking and pedestrian spaces are oriented on a site 
can have a strong effect on its appearance and use.  

 
A building that sits at or near the street property line provides visual interest for drivers and pedestrians and a sense of 
street enclosure. Parking should be located towards the rear of the parcel, helping to buffer the commercial areas from 
adjoining residential uses. Buildings that are located at the rear of the parcel typically feature a parking lot along the 
street. The parking lot is generally unattractive. It also eliminates any desire for on street parking, reducing any 
pedestrian activity on the sidewalk. The street also develops much more visual clutter due to varied building setbacks, 
more exposed building faces and the need for freestanding signage adjacent to the street. 



 
FORM  

The quality of a street is composed of an aggregation of all its pieces. Each building has the ability to contribute to the 
visual character or detract from it. A street with buildings of greatly varying heights and widths appears confusing. 
Larger buildings appear more important and smaller buildings appear out of place. Buildings that have generally the 
same proportions can have variation in size, style and design but will still be perceived as being organized as a whole. A 
larger building may visually fit with smaller buildings if it adopts the form or spacing of the facade width and height set 
up by neighboring buildings. This can be done by providing breaks in the street facade or building form, or by adopting a 
window or detailing pattern common to the area.  

San Mateo's commercial areas are generally not dominated by a particular style but have a variety of designs that can 
work together. When a style is introduced that has a very strong individual character, such as a trademark roof design or 
large symbolic arches, it detracts from the surrounding structures and stands out. As more of these types of structures 
are added, more visual clutter is created as each competes for attention. Buildings with a particular corporate image are 
also less adaptable to change over time, as their style often dictates a particular use or service.  

ACTIVITY  

People are obviously a necessary part of any successful commercial area. The presence of people attracts others and 
adds to the excitement of the area. The design of commercial areas should include provisions to make people want to be 
there and be seen. 

People are attracted by comfortable spaces and interesting things to look at and do. As stated above, placing the 
building toward the front property line near on-street parking helps create activity on the sidewalk. The sidewalk, 
however, must be wide enough to comfortably accommodate pedestrians. Many sidewalks are too narrow for 
commercial areas, particularly when they are shared by utility poles, fire hydrants and news boxes. Pedestrians also 
need places to sit, protection from the sun by trees or awnings and interesting things to look at. Building materials that 
provide interest at close range should be used where people walk next to buildings. Buildings with glass on the first floor 
display retail goods or show how the ground floor is used. Blank walls should be avoided at street level. The design of 
the ground level should always consider the needs of pedestrians.  



 
GOAL 4: Improve the visual character, livability and vitality of commercial areas. 

UD 2.6: Orient Buildings Toward the Street. Encourage commercial development to be located at the street in retail 
areas to encourage pedestrian activity and the use of on-street parking. Locate required parking towards the side 
and rear of parcels. 

UD 2.7: Respect Existing Scale. Encourage new commercial development to respect the scale of surrounding 
buildings by providing breaks in the building face at spacings common to buildings in the area and by stepping back 
upper floors. 

UD 2.8: Trademark Building Forms. Discourage 'signature' or trademark building forms or colors where they would 
contribute to the visual clutter of the area. 

UD 2.9: Pedestrian Oriented Design. On retail commercial projects, designate pedestrian activity as a priority 
through the design and provision of adequate sidewalk widths, locating windows along ground floor street facades, 
trees and awnings, and human scale construction materials and features.  

UD 2.10: Outdoor Display and Eating. To add visual interest and activity to commercial areas, encourage the outdoor 
display of plants, books and food, and restaurant seating areas. 

UD 2.14: Sustainable Design and Building Construction. Require new development and building alterations to 
conform with the City's Sustainable Initiatives Plan and subsequent City Council adopted goals, policies, and 
standards pertaining to sustainable building construction. 

GENERAL PLAN – CONSERVATION 

GOAL 4: Expand the aesthetic and functional contributions made to the urban environment by public open spaces, trail 
systems, scenic roadways, and street trees and plantings. 

C/OS 6.6: New Development Street Trees. Require street tree planting as a condition of all new developments in 
accordance with the adopted Street Tree Master Plan, El Camino Real Master Plan, or Hillsdale Station Area Plan, as 
applicable. 

C/OS 6.7: Street Tree Planting. Encourage the planting of new street trees throughout the City and especially in 
gateway areas such as Third Avenue, Fourth Avenue, El Camino Real (SR 82), Hillsdale Boulevard, and 42nd Avenue; 
encourage neighborhood participatio 

C/OS 7.1: Resource Protection. Preserve, to the maximum extent feasible, archaeological sites with significant 
cultural, historical, or sociological merit. 

C/OS 8.2: Historic Districts. Consider the protection of concentrations of buildings which convey the flavor of local 
historical periods or provide an atmosphere of exceptional architectural interest or integrity, after additional study.  



C/OS 10.1: Public Open Space Design. Review planning applications for opportunities to promote exceptional design 
and use of public open spaces in new developments and new public buildings. (Note: Related Urban Design policies 
UD-2.9, 2.10.)  

C/OS 14.7: Area Studies and Specific Plans. Include direction in Area Studies and Specific Plans, prepared for new 
development or redevelopment of portions of the City, that adverse impacts on existing park sites and recreation 
services will be avoided or mitigated.  

Policy 14.7 intends that in-progress and future planning efforts for specific portions of the City take a comprehensive 
view of impacts on recreation facilities and services resulting from increased worker or resident population pursuant 
to the plans and that the plans provide for the prevention or mitigation of such impacts. 

C/OS 16.5: Development Fees. Assess appropriate fees and taxes to ensure that new development contributes 
adequate funding to compensate for its impacts on recreation facilities and services.  

GOAL 4: Minimize potential damage to life, environment and property through timely, well-prepared and well-
coordinated emergency preparedness, response plans and programs. 

GENERAL PLAN - NOISE ELEMENT 

N 2.1: Noise Ordinance. Continue implementation and enforcement of the City's existing noise control ordinance: a) 
which prohibits noise that is annoying or injurious to neighbors of normal sensitivity, making such activity a public 
nuisance, and b) restricts the hours of construction to minimize noise impact. 

N 2.3: Minimize Commercial Noise. Protect land uses other than those listed as “noise sensitive” in Table N-1 from 
adverse impacts caused by the on-site noise generated by new developments. Incorporate necessary mitigation 
measures into development design to minimize noise impacts. Prohibit new uses that generate noise levels of 65 dB 
(Ldn) or above at the property line, excluding existing ambient noise levels. 

Commercial and industrial areas typically tolerate higher noise levels than residential neighborhoods. However, some 
control is necessary for new development within non-residential areas so that exceptionally noisy uses are restricted. 

 

 

 

 

 

 

  



DOWNTOWN PLAN 

GOALS 

ONE Enhance Downtown’s Role as the City Center and Maintain Its Unique Sense of Place Downtown San Mateo 
possesses a traditional downtown image, including an informal, cozy atmosphere. Key landmarks and landscaping in the 
form of street trees, San Mateo Creek and Central Park contribute to downtown’s unique character. New development 
should complement this character, while at the same time bringing contemporary elements that revitalize and energize 
the downtown.  

TWO Enhance the Vitality and Activity of Downtown by Incorporating an Overall Good Mix and Diversity of Uses 
Maintain and improve on the wide range of uses available downtown including retail and service establishments, 
entertainment uses, such as the Downtown Century Theater, residential uses and unique facilities, such as Central Park. 
Facilitate a wide mix of retail stores, service uses such as restaurants, and housing uses. 

THREE Enhance the Downtown’s Pedestrian Environment and Enhance the Safety and Attractiveness of Downtown. 
Allow for outdoor uses, such as cafes and sitting areas, to promote the pedestrian activity and multiple destination trips 
to the downtown. Strengthen the links between Central Park and downtown, and between the downtown and 
surrounding residential areas. 

FOUR Protect Key Landmarks and the Historic Character that Exists In Parts of Downtown The downtown is of particular 
importance with respect to historic resources. The areas along Third Avenue and B Street contain the largest 
concentration of historical structures within the downtown. This sense of history within the downtown adds to its 
unique sense of place. However, there is a need to balance historic preservation with the need for new development. 
Encourage development which creates a diverse urban form but, at the same time, ensures that new buildings are in 
scale and compatible with the existing downtown buildings.  

FIVE Ensure Adequate Parking to Meet Expected Needs, Enhance the Quality of the Parking Environment, and Improve 
Public Perceptions About Parking Availability Downtown parking should be efficiently arranged so as to minimize the 
space devoted to parking but also meet demand. Customers need to be aware of the location and availability of parking 
facilities. Pricing strategies, time limits, access, and safety improvements will increase use in some underutilized areas. 

 



 



 
 

 

 

 



 
 

 

 

 

 

  



I.1 Downtown Core High Density/Intensity Development. Encourage the development of mixed-use high density residential projects 
and high intensity commercial projects within the Downtown Retail Core. 

II.1 Downtown Core Shopping Area. Preserve the downtown’s core shopping area between 1st and 5th Avenues from El Camino Real 
to the railroad.  

II.2 Required Retail Frontage. Require the provision of ground floor retail uses with windows on properties located on the primary 
shopping streets as identified in the Required Retail Frontage Zone Map (see map at the end of this chapter). In addition to 
traditional retailing activities, permit entertainment and cultural uses, and allow fast food establishments in limited instances.13 

II.8 Office Development. Encourage the establishment of offices within the Downtown Retail Core and surrounding commercially 
designated areas.13 

II.9 Housing in the Retail Core. Provide housing for new households that will utilize downtown businesses and is within proximity to 
the transit station to reduce vehicle trips and vehicle ownership. 

II.10 Mixed Use Commercial-Residential. Facilitate housing production by allowing multi-family dwellings as part of mixed use 
developments in all downtown commercial and office land use categories, except areas designated service commercial and 
parks/open space in the General Plan.13 

III.1 Sidewalk Widening. Consider widening sidewalks to encourage outdoor restaurant seating and improve pedestrian amenities 
where adequate parking and circulation can be maintained. 

III.2 Pedestrian Amenities. Enhance the sidewalk environment of primary pedestrian streets as indicated on the Pedestrian, Park and 
Open Space Policies map, by providing improvements to the appearance, comfort, convenience and safety of pedestrian areas. 
Develop a Coordinated Streetscape Plan for future sidewalk amenities and physical improvements. 

III.3 Building Bulk. Control the bulk of tall buildings to provide maximum sunlight exposure to sidewalks, streets and open space; and 
to allow views through and out of the Downtown in a manner consistent with the City’s Building Height and Bulk Plan.13 

III.4 Outdoor Display and Eating, Food and Plant Vendors. To add visual interest and activity to sidewalk areas, allow outdoor display 
of plants, books and food, restaurant seating areas, and outdoor food and plant vendors. 

III.7 Pedestrian Access – Pedestrian Safety is a Priority in the Pedestrian improvements should incorporate the following concepts to 
develop a consistent pedestrian-friendly environment:  

a. Pedestrian access to peripheral garages should provide a safe and attractive walking environment.  
b. Sidewalks should be well maintained and be widened as opportunity becomes available to provide a pedestrian boulevard 
experience that might include elements such as outdoor dining.  
c. Vertical street elements should be minimized to improve pedestrian access.  
d. Continue practice of using pedestrian scale lights in the Downtown.  
e. Monitor the placement of utilities and other similar items to ensure that they do not adversely affect pedestrian movement 
and safety. 

IV.1 Building Heights. Relate the height of new buildings to the pattern of downtown and to the character of existing and proposed 
development. 

IV.2 Store Fronts in the Retail Core. Maintain the traditional store front environment of the Downtown Retail Core area by requiring 
new buildings to be constructed to the street property line. In the retail core area, require ground floor building walls to be 
dominated by windows and pedestrian entrances13 

IV.3 Design Guidelines. Evaluate the Downtown Design Guidelines to ensure that it:  

(1) Emphasizes the public realm - streets and sidewalks and public spaces in building design, scale, detail, and pattern of new 
developments;  

(2) Encourages building design to be compatible with the historic and architectural features common to many buildings in the 
Downtown;  

(3) Encourages a compatibility of diverse building styles; and  
(4) Encourages building details, surfaces, textures and materials that are interesting for the pedestrian.13 

IV.6 Downtown Design Guidelines/Downtown Historic District Design Guidelines. Revise the Downtown and Historic District Design 
Guidelines to give consideration to new development within a historic preservation context, thereby providing a balance between 
preserving a unique community asset (in the form of a historic district with intact distinct historic and contributor structures) and 
providing for new development and improvements within the downtown area. 

V.1 Downtown Parking. Enhance Downtown Parking Supply. The following should be examined for feasibility:  



a. Public parking at 5th and Railroad Avenues in combination with redevelopment of the site at 4th, 5th and Railroad (former 
Kinko’s site).  

b. Additional parking in the vicinity of 5th Avenue and San Mateo Drive in the event that the existing Central Park Tennis Court 
Garage is demolished. This additional parking should, at a minimum, be sufficient to replace the eliminated spaces.  

c. Public parking at the City-owned site bounded by 5th Avenue, the railroad, and South Claremont.14 

V.2 Downtown Parking Funding Strategies. Funding of additional public parking in Downtown should consider the following 
principles:  

a. Property owners should participate in the funding of future parking expansion through assessments or other appropriate 
methods.  
b. Parking in-lieu fees when combined with assessments and other parking revenues should be maintained at a level to provide 
the full cost of constructing a new parking space. 

V.5 Limited Parking Zone. Restrict parking on primary pedestrian retail streets to reduce traffic congestion, ensure retail continuity 
and maintain the pedestrian environment. The Limited Parking Zone, as shown on the CPID map, restricts parking on primary 
pedestrian streets to ensure that they are not interrupted by surface parking lots, curb cuts and other vehicular traffic oriented 
improvements. This is accomplished by:  

(1) Restricting curb cuts;  
(2) Limiting off-street above grade parking;  
(3) Limiting commercial parking provided onsite to the visitor component only; and  
(4) Retaining angled, on-street parking. 

V.7 Downtown Plan Parking Standards. Maintain reduced parking requirements within the Downtown Plan area for non-residential 
uses. Explore new technologies to increase parking availability and/or efficiency. 

V.8 Parking for Projects Within One-Half Mile of the Downtown Transit Center. On a case-by-case basis, consider parking reductions 
for projects within 0.5 mile of the Downtown Transit Center. 

VIII.2 Transportation Demand Management (TDM). Required participation in TDM measures, such as car/van pooling, car sharing, 
staggered work hours and transit use, as a condition of approval for projects anticipated to generate significant parking and traffic 
impacts. 

VIII.3 Downtown Transportation Management Agency (TMA). Develop a Downtown TMA to provide support and oversight of the 
Downtown residential and commercial transportation opportunities and enhance the use of public transit and/or bicycles while 
reducing the use of single occupant vehicles.  

VIII. 4 Support Sustainable Transportation Initiatives. Implement Downtown Area Plan policies calling for use of Transportation 
Demand Management (TDM) measures, establishment of a Transportation Management Association (TMA), and other measures to 
reduce vehicle trips and encourage transit use and promote bicycle and pedestrian accessibility.  

VIII.5 City-Wide Sustainable Initiatives Plan. As the recommendations of the Sustainable Initiatives Plan and Climate Action Plan for 
Operations and Facilities are implemented by the General Plan or by separate ordinance, resolution or procedures, incorporate 
them by reference into the Downtown Plan. 

 

 



 



  



 

 
 



 

 



 



 



 

 
 

  



DOWNTOWN RETAIL CORE DESIGN GUIDELINES 

https://www.cityofsanmateo.org/DocumentCenter/View/42557/Downtown-Retail-Core-and-Downtown-Historic-District-Design-
Guidelines?bidId= 
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https://www.cityofsanmateo.org/DocumentCenter/View/42557/Downtown-Retail-Core-and-Downtown-Historic-District-Design-Guidelines?bidId=


 



 



 



 



 



 



 



 



 



 



 



 
 

 

 

 



Source: 2020 Bicycle Master Plan   

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

https://www.cityofsanmateo.org/3944/Bicycle-Master-Plan-2020
https://www.cityofsanmateo.org/3944/Bicycle-Master-Plan-2020


Source: 2012 Pedestrian Master Plan 

 

https://www.cityofsanmateo.org/2218/Pedestrian-Master-Plan
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