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PROJECT SITE
• 1 parcel / 0.37 acres

• C1-2/R5 (Neighborhood  
Commercial/Residential Overlay – Mixed Use)

• Restaurant uses, former San Mateo Locks

• Surrounding Uses:
• B Street – Retail, restaurants, services at ground floor, 

offices and residential on upper levels. 

• First Avenue – Transit Station, public garages, police 
substation, restaurants, retail
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PROJECT DESCRIPTION
• Zoning reclassification 

• Proposed change from C1-2/R5 to CBD)

• Would increase max. allowable F.A.R. from 2.0 to 3.0.

• Proposed Development
• 4-story, mixed-use commercial & office

• Proposed FAR ~ 2.54 

• Total Floor Area ~ 40,789 sq ft

• Retail ~ 5,424 sq ft

• Offices  ~ 35,365 sq ft

• Open Space (ground level) ~ 403 sq ft

• No on-site parking, loading from shared driveway
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CODE AND POLICY REVIEW

ØZoning Reclassification

ØProposed Development

oSite Plan and Architectural Review 

(SPAR) for new building and site 

improvements

oSite Development Planning 

Application (SDPA) for tree removal
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Applicable policies/codes include:

Ø General Plan 

Ø Downtown Area Plan

Ø Zoning Code

Ø Central Parking Improvement District 

(CPID)

Ø Downtown Retail Core Design 

Guidelines

Ø Bicycle Master Plan 

Ø Pedestrian Master Plan 



POTENTIAL CONFORMANCE ISSUES:

ØZoning Reclassification

ØDesign

ØParking, loading zone

ØChanges in the public right-of-way
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Zoning Reclassification
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Zoning Reclassification - Findings

Ø The proposed amendment is in conformance with the 

goals, policies, and objectives of the General Plan; and 

Ø The proposed amendment would not be detrimental to 

the public interest, health, safety, convenience, or 

general welfare of the City.
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Zoning Reclassification 
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Zoning MapLand Use Map



Zoning Reclassification
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Retail Core Subarea

Project Site



Zoning Reclassification
ØDowntown Area Plan

Ø North B Street

Ø No Required Retail 

Frontage Zone or Ground 

level open space 

requirements

Ø Retail Core 

Ø Subject to Required 

Retail Frontage Zone & 

Ground floor open space 

requirements
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CODE AND POLICY REVIEW ØZoning Code
Ø FAR: 2.0 vs 3.0

Ø Setback/Building Line

Ø Ground level open space

Ø Building Line/Setback

Ø Required Retail Frontage
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CODE AND POLICY REVIEW ØZoning Code
Ø Required Retail Frontage (cont.)

Ø View of Interiors

Ø Ground floor entries to other uses

Ø Second floor offices

Ø Archaeological 

Ø Historical Evaluation

Ø Tree Removal

Ø Note: more information needed to 
verify consistency with: parking, 
bicycle parking, loading, etc.
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DISCUSSION ITEMS – Zoning Reclassification

ØDoes the Planning Commission have any 

comments regarding the zoning reclassification?
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Design: Building, Site Design & Right-of-Way
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BUILDING DESIGN & SITE PLAN - Findings
Ø Site Plan and Architectural Review (SPAR) (focused findings):

Ø Structures, site plan, and landscaping are in scale and harmonious with the 

neighborhood

Ø The development meets all applicable standards and conforms with the 

General Plan

Ø Site Development Planning Application for tree removal (findings):

Ø The development will address all concerns regarding surface grading, structure 

foundations, drainage, subsurface conditions, erosion, landscaping and tree removal 

have been addressed. 
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Building Design
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Building Design
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Building Design
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Building Design
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A. Relate height of new buildings to pattern of Downtown.
B. Building fronts should recognize traditional lot widths in Downtown. 
C. Achieve compatibility of diverse building styles by recognizing 

architectural elements common to most buildings.
D. Provide detailing that enriches the architectural character & provides 

three dimensional depth to façade. 
E. Entrances.
F. Use Windows to Define Floor Levels.
G. Awning/Canopies
H. Maintain visually interesting activity at the sidewalk edge.
I. Articulate the pedestrian area through the use of architectural and 

pedestrian improvements.
J. Private Plazas, outdoor restaurant seating & outdoor display of 

merchandise.
K. Alleyways/Midblock pedestrian areas.

Other Design Considerations: Blank Wall, Materials 

Design Guidelines “represent minimum criteria for acceptable development”. 
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DISCUSSION ITEMS – Building Design
Ø Would the Planning Commission recommend improving the proposed project design to address the 

following:
o Relate height of new buildings to pattern of Downtown;
o Design building fronts that recognize the traditional lot widths in Downtown;
o Incorporate key architectural elements common to not buildings in Downtown;
o Incorporate architectural detailing that is in scale with human proportions, adds interest and create three 

dimensional appearance to the building face;
o Incorporate recessed entrances to provide for window shopping, pedestrian standing room and protection 

from wind and rain;
o Incorporate different window sizes with larger windows at the ground floor to enhance the ground floor 

commercial uses and smaller windows on upper levels to distinguish it as a different use;
o Utilize awnings/canopies to add depth to ground floor storefronts and provide location for future signage; 

and
o Incorporate design elements that provide for alley that is architecturally attractive, safe and inviting for 

pedestrians, and accommodates the necessary back of house services and loading?

Ø Does the Planning Commission have other design or site comments? 
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Site Plan & Public Right-of-Way
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Site Plan & Public Right-of-Way
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CODE AND POLICY REVIEW 

Pedestrian Master Plan 

• Master Plan: 11 – 15 ft. 

sidewalk envisioned 

• Proposed:

• B St sidewalk: ~16 ft - 22 ft

• First Ave sidewalk: ~8 ft – 24 ft

• Expand into parking, travel 

lane
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CODE AND POLICY REVIEW 
Bicycle Master Plan

• Future bicycle lane along First 

Ave.

• City project

• Along B St – future CC ss on 

future of B St

• Potential conflict with sidewalk 

expansion into the right-of-way
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DISCUSSION ITEMS – Site Plan & Right-of-Way
Ø Should the proposed sidewalk width be 11’ to 15’ to align with the Pedestrian Master 

Plan, or should a wider sidewalk be considered?

Ø If wider sidewalks are desired, should that additional width be created in the public 

ROW, on private property or combination of both?
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ØNeighborhood Meeting held on April 11, 2022 (6 attendees) - concerns raised:

o Building design, height and size, 

o Materials  

o Alley as an extension of Main Street.

o Right of way changes

ØPublic Comments received:

o Design & materials

o Public right-of-way changes

o Proposed uses

o Parking

o Construction noise 

NEIGHBORHOOD MEETING & PUBLIC COMMENTS
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Ø Rezoning Reclassification:  Does the Planning Commission have any recommendations regarding the zoning reclassification?
Ø Building Design & Site Plan:  

o Would the Planning Commission recommend improving the proposed project design to address the following:
• Relate height of new buildings to pattern of Downtown;
• Design building fronts that recognize the traditional lot widths in Downtown;
• Incorporate key architectural elements common to not buildings in Downtown;
• Incorporate architectural detailing that is in scale with human proportions, adds interest and create three dimensional 

appearance to the building face;
• Incorporate recessed entrances to provide for window shopping, pedestrian standing room and protection from wind 

and rain;
• Incorporate different window sizes with larger windows at the ground floor to enhance the ground floor commercial 

uses and smaller windows on upper levels to distinguish it as a different use;
• Utilize awnings/canopies to add depth to ground floor storefronts and provide location for future signage; and
• Incorporate design elements that provide for alley that is architecturally attractive, safe and inviting for pedestrians, 

and accommodates the necessary back of house services and loading?
o Does the Planning Commission have other design or site comments? 

Ø Public Right-of-Way: 
o Should the proposed sidewalk width be 11’ to 15’ to align with the Pedestrian Master Plan, or should a wider sidewalk be 

considered?
o If wider sidewalks are desired, should that additional width be created in the public ROW, on private property or 

combination of both?

RECAP: Questions to Consider
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Thank You!
Julia Klein, Principal Planner

Community Development Department
jklein@cityofsanmateo.org

650-522-7216
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