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From: Mark Eliot 
Sent: Thursday, February 2, 2023 10:29 AM 
To: Amourence Lee <alee@cityofsanmateo.org> 
Cc: City Council (San Mateo) <CityCouncil@cityofsanmateo.org> 
Subject: A question

Dear Mayor Lee, 

As you know, the City Council will be holding its annual goal-setting session soon. This will be followed 
by several rounds of budget review, with an adopted budget in June. For years, citizens have implored 
the City to prioritize bicycle and pedestrian safety and access and to meaningfully increase the budget 
for bike/ped infrastructure projects. Also for years, the Council has accepted proposed Capital 
Improvement Program budgets without any changes. As a result, we continue to see only small, 
incremental improvements that are mostly due to opportunistic painting on repaving projects. The 
whole exercise seems rather pointless. 
 
Therefore in advance of this year's goal-setting meeting, I have a question for you: 
 
What steps do you think we need to take to significantly accelerate the construction of bike/ped 
infrastructure in San Mateo? 
 
I will be very grateful for your answer. 
 
Sincerely, 
Mark Eliot 
 



From:
To: City Council (San Mateo)
Cc: Patrice Olds; Drew Corbett; Azalea Mitch
Subject: Pls add to Blue Sky Strategic Priority 2022-2023 Plan
Date: Tuesday, February 7, 2023 6:11:34 PM
Attachments: image0.jpeg

2/7/23

Dear Councilmembers,

I'm requesting that the Council add to the 2022-2023 Strategic Priority List 
a directive to submit a letter of Map Revision to FEMA to remove my 
property and many of my neighbor's properties from the Flood Zone map.

Here’s why: 

 In 2015, some 8,000 properties in the City were removed from the FEMA 
Flood Zone map. My property is located at 70 McLellan Ave., (one block 
North of E. Hillsdale Blvd @ Curtis) and had never been in a flood zone. 
After the 2015 revision, it was suddenly added. FEMA had determined that 
my property would experience at least one foot or more of “interior residual 
flooding" in the event of a 100 YEAR STORM. 
 On December 31, 2022,  FEMA’s flood mapping for our City was put to the test. 
At the City Council Meeting on January 3rd, Public Works Director, Ms. Mitch, 
classified the December 31, 2022 storm as a "200 YEAR STORM”. IF the 
mapping was correct, my property, along with many of my neighbor's properties, 
should have been underwater with extensive flood damage, right? We had NO 
flooding whatsoever, thankfully. 

I highly suspect an error has been made with FEMA’s mapping. In light of the 
Blue Sky meeting, I felt compelled to bring this to the Council's attention. I’m 
asking for your assistance in having this matter looked into and rectified by the 
City and FEMA. 

Please see the attached 2015 Flood Zone map. It indicates flooding of at 
least one foot would occur from El Camino down E. Hillsdale Blvd. to 
approx. Highway 101, which didn't happen either.

Respectfully,

John Harris



Devra Harris



 











The Campaign for Fossil Free Buildings in Silicon Valley 

350 Silicon Valley, Acterra, Bay Area for Clean Environment, Carbon Free Silicon Valley, Carbon 
Free Palo Alto, Carbon Free Mountain View, Cinnamon Energy Systems, Citizens’ Climate 
Lobby San Mateo County, Citizens Environmental Council of Burlingame, Clean Coalition, 
Climate Reality Project: Santa Clara County, Coltura, Cool Block, Earthy B, Electrify Now, 
emeraldECO, Fossil Free Mid-Peninsula, GreenTown Los Altos, Indivisible Ross Valley, Kitchens 
of Life, Menlo Spark, Menlo Together, Mothers Out Front Silicon Valley, npc Solar, Pacifica 
Climate Committee, Peninsula Interfaith Climate Action, Project Green Home, Redwood 
Energy, SIDCO Homes, San Carlos Green, San Francisco Bay Physicians for Social Responsibility, 
San Mateo Climate Action Team, Sierra Club Loma Prieta Chapter, Sustainable San Mateo 
County, Sustainable Silicon Valley, Sunnyvale Cool, Silicon Valley Youth Climate Action, and 
Silicon Valley Youth Climate Strike

February 7 , 2023

RE: Support for a Comprehensive City of San Mateo Ordinance for Existing Buildings 
including an End of Gas Distribution By 2030 

Dear San Mateo Mayor and City Council,

We, the undersigned, on behalf of the Campaign for Fossil Free Buildings in Silicon Valley 
(FFBSV) and the San Mateo Climate Action Team, urge the City of San Mateo to adopt a 
comprehensive ordinance for “Existing Buildings Electrification,” effective January 1, 2025, 
that would immediately accelerate the conversion of all fossil gas uses to electric and provide, 
in accordance with your already adopted FY 2022-23 objective, the date of 2030 for 
elimination of methane gas use.

Local building electrification regulations are critically needed to facilitate the necessary 
transition from fossil gas at the speed and scale called for by the Intergovernmental Panel on 
Climate Change, as well as to address the air quality, health, and safety impacts of current 
fossil gas use in our homes and other buildings.



We strongly support adoption by San Mateo of the existing building electrification language 
that was considered by the City of Half Moon Bay on December 7, 2021, with one important 
modification: Considering that the IPCC recommends a swift transition from fossil fuel use in 
order to maintain safe living conditions, we recommend that effective January 1, 2025, all 
building permits for replacement of gas equipment shall require replacement of such 
equipment with only electric alternatives.  This will give homeowners, tenants, business 
owners, equipment suppliers, and contractors sufficient time to plan for the transition from 
gas to electric.  

We further recommend an End of Gas Flow date of 2030, a date which San Mateo wisely 
adopted in its 2022-23 City Council objective:

Establish policies to decarbonize existing buildings and
infrastructure, and eliminate methane gas use by 2030.

To meet this goal, the City Council directed staff to establish policies to decarbonize and 
electrify existing buildings and eliminate natural gas use by 2030. The City’s Climate Action 
Plan identifies electrifying existing buildings as a key strategy to reduce communitywide 
greenhouse gas emissions. In 2020, the City Council adopted an ordinance requiring all new 
residential buildings and office buildings be all-electric. On November 7, 2022, the City Council 
approved an ordinance that will expand the all-electric requirement to all new buildings and 
require electric-readiness and electric appliances retrofits for specific home remodels 
beginning January 1, 2023. 

Additionally, the City of San Mateo has shown even more leadership by taking the bold step of 
requesting proposals for a plan to identify and analyze policy options to decarbonize San 
Mateo’s existing building stock. We propose that the final plan include these items.

Financing for electrification, with special focus on residents (homeowners and tenants) 
and business owners; including loans, rebates, on bill financing, and the Inflation 
Reduction Act.

Peninsula Clean Energy’s Existing Building Decarbonization Ordinance. 

New Buildings Institute’s Existing Building Decarbonization Code as it applies to full 
electrification of all existing residential buildings.

Home energy assessments (such as those required by the cities of Berkeley and 
Piedmont) with special focus on full electrification on all existing residential buildings.

Commercial building performance standards (such as those required by the cities of 



Brisbane and San Jose).

At the bottom of this letter, we have included the ordinance language that we suggest.

We note that a roadmap will be instrumental in meeting a 2030 gas phase out goal. In 
addition to San Mateo, several other cities are currently working along the path towards this 
2030 goal including San Jose, San Palo Alto and Menlo Park, while Peninsula Clean Energy is 
currently working on an aggressive building decarbonization plan.  Given the adoption of the 
Inflation Reduction Act, the typical San Mateo homeowner will receive $25,000 in 
electrification funding.  This money, in addition to local funding (e.g., through Peninsula Clean 
Energy) and other low income programs will assure a just and equitable transition.

We propose the above policies for these reasons:

Building Electrification is an Urgent Climate Action

Although the devastating increase in catastrophic wildfires and disastrous flooding throughout 
California has raised public awareness of climate change, the depth of the climate crisis is 
even worse than is commonly understood and demands urgent action. 

A report from California’s nonpartisan Legislative Analyst’s Office detailed how we are already 
experiencing the impacts of Climate Change.[1a]  In 2021, California experienced its hottest 
average summer temperatures, its second largest wildfire, and its third driest year (based on 
precipitation) on record, and we can expect extreme weather to intensify as the climate 
continues to change. For example, the LAO report estimates that $8 to $10 billion of existing 
property in California is likely to be underwater by 2050; extreme heat is projected to cause 
more deaths per year than from car accidents; and at least 13,000 existing housing units in the 
Bay Area alone, “will no longer be usable” because of sea rise over the next 40 to 100 years.
[1b]

Levels of CO2 in the atmosphere reached 417.1 parts per million last year, which is well above 
the 280-350 ppm scientists say is ideal for human life. This measurement is the highest level 
ever recorded, and it’s estimated to be the highest in the last 4.5 million years, more than 50% 
above the preindustrial levels. [1c]  

A sobering series of reports from the Intergovernmental Panel on Climate Change (IPCC) 
released from August 2021 through April 2022 have found that humans have had an 
“unequivocal” influence on climate change and warns that this decade is humanity’s last 
chance to limit warming.[1d]  While the IPCC report revealed that sadly, a 1.5°C rise in 
planetary temperature is now unavoidable, the potential to limit warming to below 2°C—and 
avoid even more catastrophic climate impacts—is still possible if the world can achieve net-
zero carbon emissions by 2050.[2] That means we need to begin phasing out fossil fuels right 
away, including methane gas used to heat and cook with.

 Strong Action Has Been Taken by Nearly All Cities and Both Counties

In the County of San Mateo, 17 of the 20 cities, and in the County of Santa Clara, 14 of the 16 



cities, as well as both County governments have already adopted electric requirements for 
new construction that avoid new methane gas use. Extending these benefits to existing homes 
and buildings is now urgently needed.

The recent Bay Area Reach Codes initiatives are important opportunities to advance policies 
throughout our region that will help cities meet their climate plan goals, demonstrate much 
needed progress in phasing out fossil fuel use, and lead to significant and quantifiable health 
and air quality benefits.[3]  

All-Electric homes and buildings are more efficient. According to the California Energy 
Commission, a modern high-efficiency heat pump electric water heater (available at all 
major retailers) costs roughly one-third less on utility bills to operate than the most 
efficient gas water heater.[4]  In addition, electric heat pump heating also provide air-
conditioning, resulting in less equipment, reduced maintenance costs, and greater 
climate resilience.

 Public Safety: Fossil gas is highly flammable. In the past 10 years, 9,000 gas explosions 
in the U.S have killed more than 500 people, and gas leaks have displaced and sickened 
thousands of people.[5] Methane gas also caused half the fires after two major California 
earthquakes.[6]

Health: Gas stoves release smog-forming compounds such as nitrogen dioxide, unburnt 
hydrocarbons and carbon monoxide pollution that doubles risks for heart and lung 
disease and triples the use of asthma medications.[7]  In fact, studies have shown that 
children living in homes using gas for cooking have a more than 40% higher risk of 
having asthma.[8]  Further, improperly vented gas appliances lead to carbon monoxide 
poisoning that results in thousands of emergency room visits and several hundred 
deaths every year.[9]

Climate: All-electric buildings are a highly visible and practical step forward to address 
the climate crisis, by breaking the cycle of fossil fuel dependency in buildings. This is the 
single biggest step that cities can take to address climate this year.

Resilience: Switching from gas to electric at the time of remodel or replacement helps 
avoid a complex, costly and likely inevitable switch to all-electric heating and appliances 
in the future, since gas prices are expected to rise sharply, and California is planning to 
eventually end gas distribution. PG&E has asked for a 24% gas rate increase and 
SoCalGas, a 42% increase, over the next couple years, and this is just the beginning.[10] 
Converting to all-electric now will help future-proof our cities and counties.

Many cities and counties in our region have already adopted climate emergency declarations. 
In keeping with these existing declarations and the latest science, we must actively begin a 



swift transition from polluting and unhealthy fossil fuels like methane gas. That means 
preventing new fossil fuel devices from committing to decades more use and aiming to end 
large scale distribution of fossil fuels by 2030. 

While it will be very difficult to end methane gas use by 2030, doing so is absolutely possible, 
if we work together on a pathway to success.  The rest of California, and the world, is looking 
to our region for leadership.  We must rise to that challenge and apply our valuable resources 
of money and time to avoid the worst impacts of the climate crisis.  Current and future 
generations deserve and depend on our best and boldest collaborative efforts.

Thank you for considering our comments. We would be pleased to provide additional 
information or respond to any questions that might arise. 

Sincerely,

San Mateo Climate Action Team*
Terry Nagel, Chair, Sustainable San Mateo County
Jennifer Thompson, Sustainable Silicon Valley
Cheryl Weiden, 350 Silicon Valley
Elaine Salinger, Citizens Climate Lobby
Sean Mendelson, Climate Reality and Mothers Out Front
Diane Bailey, Menlo Spark
Climate Reality Silicon Valley
Lauren Weston, Executive Director, Acterra: Action for a Healthy Planet
Crystal Hernandez, Acterra Student Ambassador Program
Anjuli Mishra, Silicon Valley Youth Climate Action, San Mateo County Chapter
Katie Rueff, Palo Alto Student Climate Coalition
Brian Stewart, Founder Electrify Now
Harry R. Moody, Board Chair, Gray Is Green, the National Senior Conservation Corp
NPC Solar
Michelle Hudson, San Mateo Resident
Robert Whitehair, San Mateo Resident
Leane Eberhart, San Mateo Resident & Architect
Joel Scott, San Mateo Resident
Megan Strain, San Mateo Resident
Dave Clark, San Mateo Resident
Teri Whitehair, San Mateo Resident
Gary Trott, San Mateo Resident
Libby Traubman, San Mateo Resident
Vivienne Scott, San Mateo Resident
Sue Blockstein, San Mateo Resident
Claire Shintani, San Mateo Resident
Wendy Chou, San Mateo Resident
Michelle Mandel, San Mateo Resident
Dylan Ackerman, San Mateo Resident
Kristie Eglsaer, San Mateo Resident
Zachary Scott, San Mateo Resident
Suzanne Bonilla, San Mateo Resident



Rick Bonilla, San Mateo Resident
Belinda Chlouber, San Mateo Resident
Mary Rose LeBaron, San Mateo Resident
Sunny Zhang, San Mateo Resident
Heather Wolnick, San Mateo Resident
Skye Nygaard, San Mateo Resident
Luke Xie, San Mateo Resident
Maggie Trinh, San Mateo Resident
Mike Sokolsky, San Mateo Resident
Lin He, San Mateo Resident
Nancy Schneider, San Mateo Resident
Ole Agesen, Bay Area Resident
Nancy Tierney, Bay Area Resident
Felix Mbuga, Bay Area Resident
Bruce Naegel, Bay Area Resident
Kevin Ma, Bay Area Resident
Mark Hoffberg, Bay Area Resident
Paul Meagher, Bay Area Resident
Kathy Battat, Bay Area Resident
John McKenna, Bay Area Resident

*San Mateo Climate Action Team is a San Mateo-based organization dedicated to local 
solutions to the climate crisis. Our membership includes 180+ climate-concerned community 
members working on behalf of strong local action.

FFBSV includes the 40 organizations listed at the top of this letter, working together to 
support an accelerated phase out of fossil fuels in homes and buildings. A rapid transition 
away from fossil fuel use is critical to avoid the very worst and irreversible impacts of climate 
change. Preventing the continued use of fossil fuels, including “natural gas” (which is 
comprised primarily of methane), creates more affordable, cleaner, healthier, and more 
resilient housing and buildings for communities throughout San Mateo and Santa Clara 
Counties. 

cc: San Mateo Sustainability and Infrastructure Commission
City Manager Drew Corbet
Assistant City Manager Kathy Kleinbaum
Sustainability Analyst Andrea Chow

[1a] https://lao.ca.gov/Publications/Series/1
[1b] https://calmatters.org/environment/2022/04/california-climate-change-report-
legislature/
[1c] https://keelingcurve.ucsd.edu
https://www.axios.com/2022/05/04/april-sets-record-highest-co2-levels
[1d] https://www.ipcc.ch/report/ar6/wg3/
https://www.bloomberg.com/news/features/2021-08-09/ipcc-report-human-caused-climate-
change-unequivocal
[2]



 https://www.nytimes.com/2021/08/09/climate/climate-change-report-ipcc-un.html?
te=1&nl=climate-fwd:&emc=edit_clim_20210812
[3] See www.BayAreaReachCodes.org
[4] Rider, Ken, Email correspondence, ken.rider@energy.ca.gov. March 2020.
[5] Joseph, George. “30 Years of Oil and Gas Pipeline Accidents, Mapped.” Citylab. November 
30, 2016
Sellers, F., Weintraub, K. and Wootson, C. (2018). “Thousands of residents still out of their 
homes after gas explosions trigger deadly chaos in Massachusetts.” Washington 
Post.https://www.washingtonpost.com/national/thousands-of-residents-still-out-of-their-
homes-after-gas-explosions-trigger-deadly-chaos-in-massachusetts/2018/09/14/802ff690-
b830-11e8-94eb-3bd52dfe917b_story.html
[6] Los Angeles in 1994 and San Francisco in 1989, according to the California Seismic Safety 
Commission. (2002). “Improving Natural Gas Safety in Earthquakes.” SSC-02-03
Taylor, Ann. “The Northridge Earthquake: 20 Years Ago Today.” The Atlantic. January 17, 2014.
[7] Jarvis et al. (1996) “Evaluation of asthma prescription measures and health system 
performance based on emergency department utilization.” 
https://www.ncbi.nlm.nih.gov/pubmed/8618483
[8] Lin, W., Brunekreef, B. & Gehring, U. Meta-analysis of the effects of indoor nitrogen dioxide 
and gas cooking on asthma and wheeze in children. Int. J. Epidemiol. 42, 1724–1737 (2013).
[9] USDN, Methane Math, https://sfenvironment.org/sites/default/files/fliers/files/methane-
math_natural-gas-report_final.pdf
[10]  “California’s Gas System in Transition | Equitable, Affordable, Decarbonized and 

Smaller.” Gridworks, September 29, 2019. https://gridworks.org/wp-
content/uploads/2019/09/GW_Calif-Gas-System-report-1.pdf.

EXAMPLE ORDINANCE LANGUAGE 
This is based on Half Moon Bay’s 12/7/21 Proposed Electrification Ordinance, which has 
been modified here.

Chapter 14.06 is hereby added to Title 14 of the [City or County Name]l Code to read as 
follows: 
Chapter 14.06 ELECTRIFICATION OF BUILDINGS 
Sections 
14.06.010—Title 
14.06.020—Definitions 
14.06.030—Requirement for All-Electric Newly Constructed Buildings 
14.06.040—Prohibition on Conversion to Mixed-Fuel Buildings 
14.06.050—Major Remodels 
14.06.060—Minor Remodels 
14.06.070—New Appliances 
14.06.080—Termination of Gas Service 
14.06.090—Exceptions 
14.06.100—Infeasibility Waiver 
14.06.110—Appeal 
14.06.120—Periodic Review 
14.06.130—Violations 



14.06.010 Title 
This chapter shall be known as “Electrification of Buildings.” 
14.06.020 Definitions 
A. “Accessory Dwelling Unit” shall have the same meaning as specified in Section 18.02.040 of 
the [City or County Name] Code. 
B. “Affordable Housing” shall have the same meaning as specified in Section 18.02.040 of the 
[City or County Name] Municipal Code. 
C. “All-Electric Building” or “All-Electric Design” is a building or building design that uses a 
permanent supply of electricity as the source of energy for all space heating, water heating 
(including pools and spas), cooking appliances, and clothes drying appliances, and has no Fuel 
Gas plumbing installed in the building. 
D. “All-Electric Conversion” shall mean the conversion of a Mixed-Fuel building to a building 
that uses a permanent supply of electricity as the source of energy for all space heating, water 
heating (including pools and spas), decorative uses and lighting, cooking appliances, clothes 
drying appliances, and in which any previously existing Fuel Gas plumbing connection is 
capped or decommissioned. 
E. “Building” shall have the same meaning as specified in Section 18.02.040 of the [City or 
County Name] Municipal Code. Notwithstanding that definition, for purposes of this 
ordinance, “Building” does not include mobile homes or manufactured homes, pursuant to 
Health & Safety Code §§ 18015, 18030.5, and 18300(a). 
F. “Dwelling Unit” shall have the same meaning as specified in Section 18.02.040 of the [City 
or County Name] Municipal Code. 
G. “Electrically Pre-Wire" shall mean to install necessary electrical components to permit 
future conversion to electric appliances. The required Pre-Wiring measures shall include the 
following: 

a. A dedicated circuit, phased appropriately, for each appliance, with a minimum 
amperage requirement for a comparable electric appliance (see manufacturer’s 
recommendations) with an electrical receptacle or junction box that is connected to 
the electric panel with conductors of adequate capacity, extending to within 3 feet of 
the appliance and accessible with no obstructions. Appropriately sized conduit may be 
installed in lieu of conductors; 
b. Both end of the conductor or conduit shall be labeled with the words “For Future 
Electric appliance” and be electrically isolated; 
c. A circuit breaker shall be installed in the electrical panel for the branch circuit and 
labeled for each circuit (i.e., “For Future Electric Range”) and; 
d. All electrical components, including conductors, receptacles, junction boxes, or 
blank covers related to this section shall be installed in accordance with the California 
Electric Code.

H. “Fuel Gas” shall be as defined in the California Plumbing Code Section 208.0 and the 
California Mechanical Code Section 208.0. 
I. “Junior Accessory Dwelling Unit” means a unit as defined in California Government Code 
Section 65852.22. 
J. “Major Remodel” means any alteration or addition of floor area to an existing building that 
is equal to or greater than 500 square feet. 
K. “Minor Remodel” means any alteration or addition of less than 500 square feet to an 
existing building that includes any of the following: 1) adding or removing demising walls 
and/or 2) adding or removing cabinetry and/or countertops that constitute at least 25% of an 
area or room. 



L. “Mixed-Fuel Building” means a building that uses Fuel Gas as fuel for space heating or 
cooling, exterior heating, decorative uses or lighting, water heating (including pools and spas), 
cooking appliances, clothes drying appliances, or onsite generation of electricity (except 
where primarily fueled by onsite digestion of organic material). 
M. ”Mixed-Use Building” shall have the same meaning as specified for “Mixed Use” in Section 
18.02.040 of the [City or County Name] Municipal Code. 
N. “Newly Constructed Building” is a building that has never before been used or occupied for 
any purpose.
O. “Non-Residential Building” shall have the same meaning as specified in the California 
Energy Code Section 100.1. 
P. “Owner-Occupant” is a resident of a property who holds the title to that property. 
Q. “Residential Building” means a building in which sleeping accommodation is provided for 
normal residential purposes and includes one or more family dwellings, including private 
garages of such buildings. For purposes of this ordinance, “Residential Building” does not 
include mobile homes or manufactured homes, pursuant to Health & Safety Code §§ 18015, 
18030.5, and 18300(a). 

14.06.030 Requirement for All-Electric Newly Constructed Buildings 
Newly Constructed Buildings shall meet the definition of an All-Electric Building and shall be 
designed using an All-Electric Design.
Exceptions: 
1. Development projects for which all building and related permits have been issued and 
remain valid prior to January 1, 2023. These projects may be constructed as Mixed-Fuel 
Buildings; however, they must be Electrically Pre-Wired for future electric appliances in any 
location where a Fuel Gas appliance is installed. 

2. New and existing Accessory Dwelling Units and Junior Accessory Dwelling Units that are 
attached or wholly within an existing Mixed-Fuel Residential Building may utilize an existing 
Fuel Gas appliance for water heating and space heating until January 1, 2030. For clarification, 
any new appliances installed in a new or existing Accessory Dwelling Unit or Junior Accessory 
Dwelling Unit must be powered by electricity only, pursuant to section 14.06.070. 

3. This section shall not apply to development projects that have obtained vested rights 
pursuant to state law prior to the effective date of this Ordinance. 

14.06.040 Prohibition on Conversion to Mixed-Fuel Buildings 
A. Residential Buildings. No existing All-Electric Building may be converted into a Mixed-Fuel 
Building on or after the effective date of this Chapter. 
B. Non-Residential and Mixed-use Buildings. No existing All-Electric Building may be converted 
into a Mixed-Fuel Building on or after January 1, 2025. 

14.06.050 Major Remodels 

A. Residential Buildings. The entire ownership or tenant space shall be converted to All-Electric 
as part of any Major Remodel on or after January 1, 2023. 

Exception: Basic maintenance projects including but not limited to window replacements, 
energy efficiency projects, dry rot repair, floor covering replacements, or 



additions/renovations of outdoor decks. 
Note: Any conversion of existing space or added floor area associated with a new Accessory 
Dwelling Unit or Junior Accessory Dwelling Unit shall not be considered in the calculation of 
square footage for a Major Remodel of an existing structure. 

B. Non-Residential and Mixed-Use Buildings. The entire ownership or tenant space shall be 
converted to All-Electric as part of any Major Remodel on or after January 1, 2025. 

Exception: Basic maintenance projects including but not limited to window replacements, 
energy efficiency projects, dry rot repair, floor covering replacements, or 
additions/renovations of outdoor decks. 

C. The requirements of this section shall apply at the time of completed building permit 
application. 

14.06.60 Minor Remodels 

A. Residential Buildings. Any Fuel Gas appliances within an area undergoing a Minor Remodel 
shall be converted to an equivalent appliance powered by electricity as part of the Minor 
Remodel on or after January 1, 2023. 
B. The requirements of this section shall apply at the time of Minor Remodel, whether or not a 
building permit is required. 
C. The addition of a Junior Accessory Dwelling Unit, the conversion of existing floor space into 
an Accessory Dwelling Unit, or the addition of an attached Accessory Dwelling Unit that is less 
than 500 square feet qualifies as a Minor Remodel. 

14.06.070 New Appliances 
Any new appliances installed in an Existing Residential, Non-Residential, or Mixed-Use Building 
shall be powered by electricity only on or after January 1, 2025

14.06.080 Termination of Gas Service 
No later than January 1, 2030, all buildings within [City or County Name] shall be All-Electric 
Buildings or All-Electric Conversions and all Fuel Gas plumbing lines shall be capped and/or 
decommissioned. 

14.06.090 Exceptions
A. Existing Deed Restricted Affordable Housing shall be exempt from Section 14.06.050, 
14.06.060 and 14.06.070 until January 1, 2027. 
B. Where the Owner-Occupant is a participant in the PG&E CARE or FERA Program, that 
Owner-Occupant shall be exempt from Sections 14.06.050, 14.06.060, and 14.06.070 until 
January 1, 2027. 
C. Fuel gas generators shall be exempt from the Chapter until January 1, 2030. 
D. The requirements of this Chapter shall not apply to the use of portable propane appliances 
for use outside of the building envelope, such as outdoor cooking, and outdoor heating 
appliances. 

14.06.100 Infeasibility Waiver 
A. Waiver. If an applicant for a permit for a Newly Constructed Building, or Major Remodel 



believes that physical or technical circumstances exist that make it technically or physically 
infeasible to meet the requirements of this Chapter in part or in whole, the applicant may 
request an infeasibility waiver as set forth below. Financial considerations alone shall not be a 
sufficient basis for technical or physical infeasibility. In applying for an exemption, the burden 
is on the Applicant to show infeasibility. If an applicant for a permit for a Minor Remodel, New 
Appliance, or an Exchange of Fuel Gas Appliance believes that physical or technical 
circumstances exist that make it financially, technically or physically infeasible to meet the 
requirements of this Chapter in part or in whole, the applicant may request an infeasibility 
waiver as set forth below. 
B. Application Process. An applicant may apply for an infeasibility waiver by submitting a 
written letter of justification for an infeasibility waiver as early as practicable. Where the 
project involves issuance of a Coastal Development Permit (CDP) the waiver request shall be 
filed concurrently and considered concurrently with the CDP. The applicant shall indicate in 
their letter of justification the maximum threshold of compliance he or she believes is feasible 
for the project and the circumstances that make it infeasible to fully comply with this Chapter. 
Circumstances that constitute infeasibility include, but are not limited to the following: 

1. There is conflict with another City regulation, such as those requiring historic 
preservation;
2. There is a lack of commercially available materials, appliances, and/or technologies 
to comply with the requirements of this Chapter; 
3. Applying the requirements of this Chapter would effectuate an unconstitutional 
interference;
4. Applying the requirements of this Chapter would create a health hazard, such as lack 
of heat from any source in an inhabited space for more than 48 hours causing unsafe 
indoor air temperature, or prolonged lack of access to hot water. 

C. Review of Exemption. Where the City Manager or his/her designee determines that it is 
infeasible for the applicant to fully meet the requirements of this Chapter based on the 
information provided, the City Manager or his/her designee shall determine the maximum 
feasible threshold of compliance reasonably achievable for the project and condition the 
approval accordingly. The decision of the City Manager or his/her designee shall be provided 
to the applicant in writing. If an exemption is granted but the City Manager or his/her 
designee determines that the applicant can still achieve a certain threshold of compliance, the 
applicant shall be required to comply with this Chapter in all other respects and shall be 
required to achieve, in accordance with this Chapter, the threshold of compliance determined 
to be achievable by the City Manager or his/her designee. 
D. Final Determination. If the City Manager or his/her designee determines that it is 
reasonably possible for the applicant to fully meet the requirements of this Chapter, the 
request for an exemption shall be denied and the City Manager or his/her designee shall so 
notify the applicant in writing. 
E. Expiration. The City Manager or his/her designee shall not grant infeasibility waivers on or 
after January 1, 2030. All Infeasibility Waivers granted previously shall expire on January 1, 
2030. 

14.06.110 Appeal 
A. Any aggrieved Applicant may appeal the determination of the City Manager or his/her 
designee regarding the granting or denial of an exception or infeasibility waiver pursuant to 
this Chapter. 
B. Any appeal must be filed in writing with the City Clerk not later than fourteen (14) days 



after the date of the City’s determination. The appeal shall state the alleged error or reason 
for the appeal. 
C. The appeal shall be processed and considered by the City Council in accordance with the 
provisions of the [City or County Name] Municipal Code. 

14.06.120 Periodic Review 

A. The City intends for all buildings to be fully electrified by 2030 and thus monitoring and 
managing implementation is necessary.
B. The City Council shall review the effectiveness of this Chapter in conjunction with the 
annual review of the City’s adopted Climate Action and Adaptation Plan (CAAP). 
C. The City Council shall review this Chapter in conjunction with the triannual building code 
adoption cycle to ensure it is at least as stringent as State Code and to ensure progress under 
this Chapter is sufficient in conjunction with the City’s Greenhouse Gas Emission Reduction 
Goals. 

14.06.130 Violations 
An owner of a building, a tenant and/or an agent representing the owner subject to this 
Chapter who fails to comply with any of requirements of this Chapter shall be subject to fines 
and penalties contained in Title 4 (Code Enforcement) and any other enforcement provisions 
authorized by the California Building Code or related Codes 



The Campaign for Fossil Free Buildings in Silicon Valley 

350 Silicon Valley, Acterra, Bay Area for Clean Environment, Carbon Free Silicon Valley, Carbon 
Free Palo Alto, Carbon Free Mountain View, Cinnamon Energy Systems, Citizens’ Climate 
Lobby San Mateo County, Citizens Environmental Council of Burlingame, Clean Coalition, 
Climate Reality Project: Santa Clara County, Coltura, Cool Block, Earthy B, Electrify Now, 
emeraldECO, Fossil Free Mid-Peninsula, GreenTown Los Altos, Indivisible Ross Valley, Kitchens 
of Life, Menlo Spark, Menlo Together, Mothers Out Front Silicon Valley, npc Solar, Pacifica 
Climate Committee, Peninsula Interfaith Climate Action, Project Green Home, Redwood 
Energy, SIDCO Homes, San Carlos Green, San Francisco Bay Physicians for Social Responsibility, 
San Mateo Climate Action Team, Sierra Club Loma Prieta Chapter, Sustainable San Mateo 
County, Sustainable Silicon Valley, Sunnyvale Cool, Silicon Valley Youth Climate Action, and 
Silicon Valley Youth Climate Strike

February 7 , 2023

RE: Support for a Comprehensive City of San Mateo Ordinance for Existing Buildings 
including an End of Gas Distribution By 2030 

Dear San Mateo Mayor and City Council,

We, the undersigned, on behalf of the Campaign for Fossil Free Buildings in Silicon Valley 
(FFBSV) and the San Mateo Climate Action Team, urge the City of San Mateo to adopt a 
comprehensive ordinance for “Existing Buildings Electrification,” effective January 1, 2025, 
that would immediately accelerate the conversion of all fossil gas uses to electric and provide, 
in accordance with your already adopted FY 2022-23 objective, the date of 2030 for 
elimination of methane gas use.

Local building electrification regulations are critically needed to facilitate the necessary 
transition from fossil gas at the speed and scale called for by the Intergovernmental Panel on 
Climate Change, as well as to address the air quality, health, and safety impacts of current 
fossil gas use in our homes and other buildings.



We strongly support adoption by San Mateo of the existing building electrification language 
that was considered by the City of Half Moon Bay on December 7, 2021, with one important 
modification: Considering that the IPCC recommends a swift transition from fossil fuel use in 
order to maintain safe living conditions, we recommend that effective January 1, 2025, all 
building permits for replacement of gas equipment shall require replacement of such 
equipment with only electric alternatives.  This will give homeowners, tenants, business 
owners, equipment suppliers, and contractors sufficient time to plan for the transition from 
gas to electric.  

We further recommend an End of Gas Flow date of 2030, a date which San Mateo wisely 
adopted in its 2022-23 City Council objective:

Establish policies to decarbonize existing buildings and
infrastructure, and eliminate methane gas use by 2030.

To meet this goal, the City Council directed staff to establish policies to decarbonize and 
electrify existing buildings and eliminate natural gas use by 2030. The City’s Climate Action 
Plan identifies electrifying existing buildings as a key strategy to reduce communitywide 
greenhouse gas emissions. In 2020, the City Council adopted an ordinance requiring all new 
residential buildings and office buildings be all-electric. On November 7, 2022, the City Council 
approved an ordinance that will expand the all-electric requirement to all new buildings and 
require electric-readiness and electric appliances retrofits for specific home remodels 
beginning January 1, 2023. 

Additionally, the City of San Mateo has shown even more leadership by taking the bold step of 
requesting proposals for a plan to identify and analyze policy options to decarbonize San 
Mateo’s existing building stock. We propose that the final plan include these items.

Financing for electrification, with special focus on residents (homeowners and tenants) 
and business owners; including loans, rebates, on bill financing, and the Inflation 
Reduction Act.

Peninsula Clean Energy’s Existing Building Decarbonization Ordinance. 

New Buildings Institute’s Existing Building Decarbonization Code as it applies to full 
electrification of all existing residential buildings.

Home energy assessments (such as those required by the cities of Berkeley and 
Piedmont) with special focus on full electrification on all existing residential buildings.

Commercial building performance standards (such as those required by the cities of 



Brisbane and San Jose).

At the bottom of this letter, we have included the ordinance language that we suggest.

We note that a roadmap will be instrumental in meeting a 2030 gas phase out goal. In 
addition to San Mateo, several other cities are currently working along the path towards this 
2030 goal including San Jose, San Palo Alto and Menlo Park, while Peninsula Clean Energy is 
currently working on an aggressive building decarbonization plan.  Given the adoption of the 
Inflation Reduction Act, the typical San Mateo homeowner will receive $25,000 in 
electrification funding.  This money, in addition to local funding (e.g., through Peninsula Clean 
Energy) and other low income programs will assure a just and equitable transition.

We propose the above policies for these reasons:

Building Electrification is an Urgent Climate Action

Although the devastating increase in catastrophic wildfires and disastrous flooding throughout 
California has raised public awareness of climate change, the depth of the climate crisis is 
even worse than is commonly understood and demands urgent action. 

A report from California’s nonpartisan Legislative Analyst’s Office detailed how we are already 
experiencing the impacts of Climate Change.[1a]  In 2021, California experienced its hottest 
average summer temperatures, its second largest wildfire, and its third driest year (based on 
precipitation) on record, and we can expect extreme weather to intensify as the climate 
continues to change. For example, the LAO report estimates that $8 to $10 billion of existing 
property in California is likely to be underwater by 2050; extreme heat is projected to cause 
more deaths per year than from car accidents; and at least 13,000 existing housing units in the 
Bay Area alone, “will no longer be usable” because of sea rise over the next 40 to 100 years.
[1b]

Levels of CO2 in the atmosphere reached 417.1 parts per million last year, which is well above 
the 280-350 ppm scientists say is ideal for human life. This measurement is the highest level 
ever recorded, and it’s estimated to be the highest in the last 4.5 million years, more than 50% 
above the preindustrial levels. [1c]  

A sobering series of reports from the Intergovernmental Panel on Climate Change (IPCC) 
released from August 2021 through April 2022 have found that humans have had an 
“unequivocal” influence on climate change and warns that this decade is humanity’s last 
chance to limit warming.[1d]  While the IPCC report revealed that sadly, a 1.5°C rise in 
planetary temperature is now unavoidable, the potential to limit warming to below 2°C—and 
avoid even more catastrophic climate impacts—is still possible if the world can achieve net-
zero carbon emissions by 2050.[2] That means we need to begin phasing out fossil fuels right 
away, including methane gas used to heat and cook with.

 Strong Action Has Been Taken by Nearly All Cities and Both Counties

In the County of San Mateo, 17 of the 20 cities, and in the County of Santa Clara, 14 of the 16 



cities, as well as both County governments have already adopted electric requirements for 
new construction that avoid new methane gas use. Extending these benefits to existing homes 
and buildings is now urgently needed.

The recent Bay Area Reach Codes initiatives are important opportunities to advance policies 
throughout our region that will help cities meet their climate plan goals, demonstrate much 
needed progress in phasing out fossil fuel use, and lead to significant and quantifiable health 
and air quality benefits.[3]  

All-Electric homes and buildings are more efficient. According to the California Energy 
Commission, a modern high-efficiency heat pump electric water heater (available at all 
major retailers) costs roughly one-third less on utility bills to operate than the most 
efficient gas water heater.[4]  In addition, electric heat pump heating also provide air-
conditioning, resulting in less equipment, reduced maintenance costs, and greater 
climate resilience.

 Public Safety: Fossil gas is highly flammable. In the past 10 years, 9,000 gas explosions 
in the U.S have killed more than 500 people, and gas leaks have displaced and sickened 
thousands of people.[5] Methane gas also caused half the fires after two major California 
earthquakes.[6]

Health: Gas stoves release smog-forming compounds such as nitrogen dioxide, unburnt 
hydrocarbons and carbon monoxide pollution that doubles risks for heart and lung 
disease and triples the use of asthma medications.[7]  In fact, studies have shown that 
children living in homes using gas for cooking have a more than 40% higher risk of 
having asthma.[8]  Further, improperly vented gas appliances lead to carbon monoxide 
poisoning that results in thousands of emergency room visits and several hundred 
deaths every year.[9]

Climate: All-electric buildings are a highly visible and practical step forward to address 
the climate crisis, by breaking the cycle of fossil fuel dependency in buildings. This is the 
single biggest step that cities can take to address climate this year.

Resilience: Switching from gas to electric at the time of remodel or replacement helps 
avoid a complex, costly and likely inevitable switch to all-electric heating and appliances 
in the future, since gas prices are expected to rise sharply, and California is planning to 
eventually end gas distribution. PG&E has asked for a 24% gas rate increase and 
SoCalGas, a 42% increase, over the next couple years, and this is just the beginning.[10] 
Converting to all-electric now will help future-proof our cities and counties.

Many cities and counties in our region have already adopted climate emergency declarations. 
In keeping with these existing declarations and the latest science, we must actively begin a 



swift transition from polluting and unhealthy fossil fuels like methane gas. That means 
preventing new fossil fuel devices from committing to decades more use and aiming to end 
large scale distribution of fossil fuels by 2030. 

While it will be very difficult to end methane gas use by 2030, doing so is absolutely possible, 
if we work together on a pathway to success.  The rest of California, and the world, is looking 
to our region for leadership.  We must rise to that challenge and apply our valuable resources 
of money and time to avoid the worst impacts of the climate crisis.  Current and future 
generations deserve and depend on our best and boldest collaborative efforts.

Thank you for considering our comments. We would be pleased to provide additional 
information or respond to any questions that might arise. 

Sincerely,

San Mateo Climate Action Team*
Terry Nagel, Chair, Sustainable San Mateo County
Jennifer Thompson, Sustainable Silicon Valley
Cheryl Weiden, 350 Silicon Valley
Elaine Salinger, Citizens Climate Lobby
Sean Mendelson, Climate Reality and Mothers Out Front
Diane Bailey, Menlo Spark
Climate Reality Silicon Valley
Lauren Weston, Executive Director, Acterra: Action for a Healthy Planet
Crystal Hernandez, Acterra Student Ambassador Program
Anjuli Mishra, Silicon Valley Youth Climate Action, San Mateo County Chapter
Katie Rueff, Palo Alto Student Climate Coalition
Brian Stewart, Founder Electrify Now
Harry R. Moody, Board Chair, Gray Is Green, the National Senior Conservation Corp
NPC Solar
Michelle Hudson, San Mateo Resident
Robert Whitehair, San Mateo Resident
Leane Eberhart, San Mateo Resident & Architect
Joel Scott, San Mateo Resident
Megan Strain, San Mateo Resident
Dave Clark, San Mateo Resident
Teri Whitehair, San Mateo Resident
Gary Trott, San Mateo Resident
Libby Traubman, San Mateo Resident
Vivienne Scott, San Mateo Resident
Sue Blockstein, San Mateo Resident
Claire Shintani, San Mateo Resident
Wendy Chou, San Mateo Resident
Michelle Mandel, San Mateo Resident
Dylan Ackerman, San Mateo Resident
Kristie Eglsaer, San Mateo Resident
Zachary Scott, San Mateo Resident
Suzanne Bonilla, San Mateo Resident



Rick Bonilla, San Mateo Resident
Belinda Chlouber, San Mateo Resident
Mary Rose LeBaron, San Mateo Resident
Sunny Zhang, San Mateo Resident
Heather Wolnick, San Mateo Resident
Skye Nygaard, San Mateo Resident
Luke Xie, San Mateo Resident
Maggie Trinh, San Mateo Resident
Mike Sokolsky, San Mateo Resident
Lin He, San Mateo Resident
Nancy Schneider, San Mateo Resident
Ole Agesen, Bay Area Resident
Nancy Tierney, Bay Area Resident
Felix Mbuga, Bay Area Resident
Bruce Naegel, Bay Area Resident
Kevin Ma, Bay Area Resident
Mark Hoffberg, Bay Area Resident
Paul Meagher, Bay Area Resident
Kathy Battat, Bay Area Resident
John McKenna, Bay Area Resident

*San Mateo Climate Action Team is a San Mateo-based organization dedicated to local 
solutions to the climate crisis. Our membership includes 180+ climate-concerned community 
members working on behalf of strong local action.

FFBSV includes the 40 organizations listed at the top of this letter, working together to 
support an accelerated phase out of fossil fuels in homes and buildings. A rapid transition 
away from fossil fuel use is critical to avoid the very worst and irreversible impacts of climate 
change. Preventing the continued use of fossil fuels, including “natural gas” (which is 
comprised primarily of methane), creates more affordable, cleaner, healthier, and more 
resilient housing and buildings for communities throughout San Mateo and Santa Clara 
Counties. 

cc: San Mateo Sustainability and Infrastructure Commission
City Manager Drew Corbet
Assistant City Manager Kathy Kleinbaum
Sustainability Analyst Andrea Chow

[1a] https://lao.ca.gov/Publications/Series/1
[1b] https://calmatters.org/environment/2022/04/california-climate-change-report-
legislature/
[1c] https://keelingcurve.ucsd.edu
https://www.axios.com/2022/05/04/april-sets-record-highest-co2-levels
[1d] https://www.ipcc.ch/report/ar6/wg3/
https://www.bloomberg.com/news/features/2021-08-09/ipcc-report-human-caused-climate-
change-unequivocal
[2]



 https://www.nytimes.com/2021/08/09/climate/climate-change-report-ipcc-un.html?
te=1&nl=climate-fwd:&emc=edit_clim_20210812
[3] See www.BayAreaReachCodes.org
[4] Rider, Ken, Email correspondence, ken.rider@energy.ca.gov. March 2020.
[5] Joseph, George. “30 Years of Oil and Gas Pipeline Accidents, Mapped.” Citylab. November 
30, 2016
Sellers, F., Weintraub, K. and Wootson, C. (2018). “Thousands of residents still out of their 
homes after gas explosions trigger deadly chaos in Massachusetts.” Washington 
Post.https://www.washingtonpost.com/national/thousands-of-residents-still-out-of-their-
homes-after-gas-explosions-trigger-deadly-chaos-in-massachusetts/2018/09/14/802ff690-
b830-11e8-94eb-3bd52dfe917b_story.html
[6] Los Angeles in 1994 and San Francisco in 1989, according to the California Seismic Safety 
Commission. (2002). “Improving Natural Gas Safety in Earthquakes.” SSC-02-03
Taylor, Ann. “The Northridge Earthquake: 20 Years Ago Today.” The Atlantic. January 17, 2014.
[7] Jarvis et al. (1996) “Evaluation of asthma prescription measures and health system 
performance based on emergency department utilization.” 
https://www.ncbi.nlm.nih.gov/pubmed/8618483
[8] Lin, W., Brunekreef, B. & Gehring, U. Meta-analysis of the effects of indoor nitrogen dioxide 
and gas cooking on asthma and wheeze in children. Int. J. Epidemiol. 42, 1724–1737 (2013).
[9] USDN, Methane Math, https://sfenvironment.org/sites/default/files/fliers/files/methane-
math_natural-gas-report_final.pdf
[10]  “California’s Gas System in Transition | Equitable, Affordable, Decarbonized and 

Smaller.” Gridworks, September 29, 2019. https://gridworks.org/wp-
content/uploads/2019/09/GW_Calif-Gas-System-report-1.pdf.

EXAMPLE ORDINANCE LANGUAGE 
This is based on Half Moon Bay’s 12/7/21 Proposed Electrification Ordinance, which has 
been modified here.

Chapter 14.06 is hereby added to Title 14 of the [City or County Name]l Code to read as 
follows: 
Chapter 14.06 ELECTRIFICATION OF BUILDINGS 
Sections 
14.06.010—Title 
14.06.020—Definitions 
14.06.030—Requirement for All-Electric Newly Constructed Buildings 
14.06.040—Prohibition on Conversion to Mixed-Fuel Buildings 
14.06.050—Major Remodels 
14.06.060—Minor Remodels 
14.06.070—New Appliances 
14.06.080—Termination of Gas Service 
14.06.090—Exceptions 
14.06.100—Infeasibility Waiver 
14.06.110—Appeal 
14.06.120—Periodic Review 
14.06.130—Violations 



14.06.010 Title 
This chapter shall be known as “Electrification of Buildings.” 
14.06.020 Definitions 
A. “Accessory Dwelling Unit” shall have the same meaning as specified in Section 18.02.040 of 
the [City or County Name] Code. 
B. “Affordable Housing” shall have the same meaning as specified in Section 18.02.040 of the 
[City or County Name] Municipal Code. 
C. “All-Electric Building” or “All-Electric Design” is a building or building design that uses a 
permanent supply of electricity as the source of energy for all space heating, water heating 
(including pools and spas), cooking appliances, and clothes drying appliances, and has no Fuel 
Gas plumbing installed in the building. 
D. “All-Electric Conversion” shall mean the conversion of a Mixed-Fuel building to a building 
that uses a permanent supply of electricity as the source of energy for all space heating, water 
heating (including pools and spas), decorative uses and lighting, cooking appliances, clothes 
drying appliances, and in which any previously existing Fuel Gas plumbing connection is 
capped or decommissioned. 
E. “Building” shall have the same meaning as specified in Section 18.02.040 of the [City or 
County Name] Municipal Code. Notwithstanding that definition, for purposes of this 
ordinance, “Building” does not include mobile homes or manufactured homes, pursuant to 
Health & Safety Code §§ 18015, 18030.5, and 18300(a). 
F. “Dwelling Unit” shall have the same meaning as specified in Section 18.02.040 of the [City 
or County Name] Municipal Code. 
G. “Electrically Pre-Wire" shall mean to install necessary electrical components to permit 
future conversion to electric appliances. The required Pre-Wiring measures shall include the 
following: 

a. A dedicated circuit, phased appropriately, for each appliance, with a minimum 
amperage requirement for a comparable electric appliance (see manufacturer’s 
recommendations) with an electrical receptacle or junction box that is connected to 
the electric panel with conductors of adequate capacity, extending to within 3 feet of 
the appliance and accessible with no obstructions. Appropriately sized conduit may be 
installed in lieu of conductors; 
b. Both end of the conductor or conduit shall be labeled with the words “For Future 
Electric appliance” and be electrically isolated; 
c. A circuit breaker shall be installed in the electrical panel for the branch circuit and 
labeled for each circuit (i.e., “For Future Electric Range”) and; 
d. All electrical components, including conductors, receptacles, junction boxes, or 
blank covers related to this section shall be installed in accordance with the California 
Electric Code.

H. “Fuel Gas” shall be as defined in the California Plumbing Code Section 208.0 and the 
California Mechanical Code Section 208.0. 
I. “Junior Accessory Dwelling Unit” means a unit as defined in California Government Code 
Section 65852.22. 
J. “Major Remodel” means any alteration or addition of floor area to an existing building that 
is equal to or greater than 500 square feet. 
K. “Minor Remodel” means any alteration or addition of less than 500 square feet to an 
existing building that includes any of the following: 1) adding or removing demising walls 
and/or 2) adding or removing cabinetry and/or countertops that constitute at least 25% of an 
area or room. 



L. “Mixed-Fuel Building” means a building that uses Fuel Gas as fuel for space heating or 
cooling, exterior heating, decorative uses or lighting, water heating (including pools and spas), 
cooking appliances, clothes drying appliances, or onsite generation of electricity (except 
where primarily fueled by onsite digestion of organic material). 
M. ”Mixed-Use Building” shall have the same meaning as specified for “Mixed Use” in Section 
18.02.040 of the [City or County Name] Municipal Code. 
N. “Newly Constructed Building” is a building that has never before been used or occupied for 
any purpose.
O. “Non-Residential Building” shall have the same meaning as specified in the California 
Energy Code Section 100.1. 
P. “Owner-Occupant” is a resident of a property who holds the title to that property. 
Q. “Residential Building” means a building in which sleeping accommodation is provided for 
normal residential purposes and includes one or more family dwellings, including private 
garages of such buildings. For purposes of this ordinance, “Residential Building” does not 
include mobile homes or manufactured homes, pursuant to Health & Safety Code §§ 18015, 
18030.5, and 18300(a). 

14.06.030 Requirement for All-Electric Newly Constructed Buildings 
Newly Constructed Buildings shall meet the definition of an All-Electric Building and shall be 
designed using an All-Electric Design.
Exceptions: 
1. Development projects for which all building and related permits have been issued and 
remain valid prior to January 1, 2023. These projects may be constructed as Mixed-Fuel 
Buildings; however, they must be Electrically Pre-Wired for future electric appliances in any 
location where a Fuel Gas appliance is installed. 

2. New and existing Accessory Dwelling Units and Junior Accessory Dwelling Units that are 
attached or wholly within an existing Mixed-Fuel Residential Building may utilize an existing 
Fuel Gas appliance for water heating and space heating until January 1, 2030. For clarification, 
any new appliances installed in a new or existing Accessory Dwelling Unit or Junior Accessory 
Dwelling Unit must be powered by electricity only, pursuant to section 14.06.070. 

3. This section shall not apply to development projects that have obtained vested rights 
pursuant to state law prior to the effective date of this Ordinance. 

14.06.040 Prohibition on Conversion to Mixed-Fuel Buildings 
A. Residential Buildings. No existing All-Electric Building may be converted into a Mixed-Fuel 
Building on or after the effective date of this Chapter. 
B. Non-Residential and Mixed-use Buildings. No existing All-Electric Building may be converted 
into a Mixed-Fuel Building on or after January 1, 2025. 

14.06.050 Major Remodels 

A. Residential Buildings. The entire ownership or tenant space shall be converted to All-Electric 
as part of any Major Remodel on or after January 1, 2023. 

Exception: Basic maintenance projects including but not limited to window replacements, 
energy efficiency projects, dry rot repair, floor covering replacements, or 



additions/renovations of outdoor decks. 
Note: Any conversion of existing space or added floor area associated with a new Accessory 
Dwelling Unit or Junior Accessory Dwelling Unit shall not be considered in the calculation of 
square footage for a Major Remodel of an existing structure. 

B. Non-Residential and Mixed-Use Buildings. The entire ownership or tenant space shall be 
converted to All-Electric as part of any Major Remodel on or after January 1, 2025. 

Exception: Basic maintenance projects including but not limited to window replacements, 
energy efficiency projects, dry rot repair, floor covering replacements, or 
additions/renovations of outdoor decks. 

C. The requirements of this section shall apply at the time of completed building permit 
application. 

14.06.60 Minor Remodels 

A. Residential Buildings. Any Fuel Gas appliances within an area undergoing a Minor Remodel 
shall be converted to an equivalent appliance powered by electricity as part of the Minor 
Remodel on or after January 1, 2023. 
B. The requirements of this section shall apply at the time of Minor Remodel, whether or not a 
building permit is required. 
C. The addition of a Junior Accessory Dwelling Unit, the conversion of existing floor space into 
an Accessory Dwelling Unit, or the addition of an attached Accessory Dwelling Unit that is less 
than 500 square feet qualifies as a Minor Remodel. 

14.06.070 New Appliances 
Any new appliances installed in an Existing Residential, Non-Residential, or Mixed-Use Building 
shall be powered by electricity only on or after January 1, 2025

14.06.080 Termination of Gas Service 
No later than January 1, 2030, all buildings within [City or County Name] shall be All-Electric 
Buildings or All-Electric Conversions and all Fuel Gas plumbing lines shall be capped and/or 
decommissioned. 

14.06.090 Exceptions
A. Existing Deed Restricted Affordable Housing shall be exempt from Section 14.06.050, 
14.06.060 and 14.06.070 until January 1, 2027. 
B. Where the Owner-Occupant is a participant in the PG&E CARE or FERA Program, that 
Owner-Occupant shall be exempt from Sections 14.06.050, 14.06.060, and 14.06.070 until 
January 1, 2027. 
C. Fuel gas generators shall be exempt from the Chapter until January 1, 2030. 
D. The requirements of this Chapter shall not apply to the use of portable propane appliances 
for use outside of the building envelope, such as outdoor cooking, and outdoor heating 
appliances. 

14.06.100 Infeasibility Waiver 
A. Waiver. If an applicant for a permit for a Newly Constructed Building, or Major Remodel 



believes that physical or technical circumstances exist that make it technically or physically 
infeasible to meet the requirements of this Chapter in part or in whole, the applicant may 
request an infeasibility waiver as set forth below. Financial considerations alone shall not be a 
sufficient basis for technical or physical infeasibility. In applying for an exemption, the burden 
is on the Applicant to show infeasibility. If an applicant for a permit for a Minor Remodel, New 
Appliance, or an Exchange of Fuel Gas Appliance believes that physical or technical 
circumstances exist that make it financially, technically or physically infeasible to meet the 
requirements of this Chapter in part or in whole, the applicant may request an infeasibility 
waiver as set forth below. 
B. Application Process. An applicant may apply for an infeasibility waiver by submitting a 
written letter of justification for an infeasibility waiver as early as practicable. Where the 
project involves issuance of a Coastal Development Permit (CDP) the waiver request shall be 
filed concurrently and considered concurrently with the CDP. The applicant shall indicate in 
their letter of justification the maximum threshold of compliance he or she believes is feasible 
for the project and the circumstances that make it infeasible to fully comply with this Chapter. 
Circumstances that constitute infeasibility include, but are not limited to the following: 

1. There is conflict with another City regulation, such as those requiring historic 
preservation;
2. There is a lack of commercially available materials, appliances, and/or technologies 
to comply with the requirements of this Chapter; 
3. Applying the requirements of this Chapter would effectuate an unconstitutional 
interference;
4. Applying the requirements of this Chapter would create a health hazard, such as lack 
of heat from any source in an inhabited space for more than 48 hours causing unsafe 
indoor air temperature, or prolonged lack of access to hot water. 

C. Review of Exemption. Where the City Manager or his/her designee determines that it is 
infeasible for the applicant to fully meet the requirements of this Chapter based on the 
information provided, the City Manager or his/her designee shall determine the maximum 
feasible threshold of compliance reasonably achievable for the project and condition the 
approval accordingly. The decision of the City Manager or his/her designee shall be provided 
to the applicant in writing. If an exemption is granted but the City Manager or his/her 
designee determines that the applicant can still achieve a certain threshold of compliance, the 
applicant shall be required to comply with this Chapter in all other respects and shall be 
required to achieve, in accordance with this Chapter, the threshold of compliance determined 
to be achievable by the City Manager or his/her designee. 
D. Final Determination. If the City Manager or his/her designee determines that it is 
reasonably possible for the applicant to fully meet the requirements of this Chapter, the 
request for an exemption shall be denied and the City Manager or his/her designee shall so 
notify the applicant in writing. 
E. Expiration. The City Manager or his/her designee shall not grant infeasibility waivers on or 
after January 1, 2030. All Infeasibility Waivers granted previously shall expire on January 1, 
2030. 

14.06.110 Appeal 
A. Any aggrieved Applicant may appeal the determination of the City Manager or his/her 
designee regarding the granting or denial of an exception or infeasibility waiver pursuant to 
this Chapter. 
B. Any appeal must be filed in writing with the City Clerk not later than fourteen (14) days 



after the date of the City’s determination. The appeal shall state the alleged error or reason 
for the appeal. 
C. The appeal shall be processed and considered by the City Council in accordance with the 
provisions of the [City or County Name] Municipal Code. 

14.06.120 Periodic Review 

A. The City intends for all buildings to be fully electrified by 2030 and thus monitoring and 
managing implementation is necessary.
B. The City Council shall review the effectiveness of this Chapter in conjunction with the 
annual review of the City’s adopted Climate Action and Adaptation Plan (CAAP). 
C. The City Council shall review this Chapter in conjunction with the triannual building code 
adoption cycle to ensure it is at least as stringent as State Code and to ensure progress under 
this Chapter is sufficient in conjunction with the City’s Greenhouse Gas Emission Reduction 
Goals. 

14.06.130 Violations 
An owner of a building, a tenant and/or an agent representing the owner subject to this 
Chapter who fails to comply with any of requirements of this Chapter shall be subject to fines 
and penalties contained in Title 4 (Code Enforcement) and any other enforcement provisions 
authorized by the California Building Code or related Codes 
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San Mateo’s September 1989 “Historic Building Survey” has not been updated in over 33 
years.
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 is included and
request that it be re-written: The language is too vague and the timeframe
unacceptable.





From: lmaley@pacbell.net 
Sent: Thursday, February 9, 2023 8:46:02 PM
To: Patrice Olds <polds@cityofsanmateo.org>
Subject: Blue Sky Goals

My comments are below:

Sky Goal Setting
1. Crime and Safety – Our neighborhoods are experiencing so much crime and even

locked doors are not keeping out criminals. I don’t know the answer, but crime is so
commonplace and most go unpunished.

2. Pension Reform – The comments in the City Budget regarding pensions are sobering.
If CalPERS achieves its’ goal of 6.8% ROI, “it takes nearly all of the City’s sales tax
revenues….to cover the escalating cost of pension contributions for the General
Fund”. And “pension expenses are expected to increase significantly over the next five
to ten years….” We cannot afford to ignore this problem.

3. Noise Ordinance – the noise ordinance is nearly 20 years old and we need to address
todays issues. Many peninsula cities do not allow construction 7 days a week in
residential areas or for 12 hours a day. With major construction on the horizon in
residential areas and the requirement of heat pumps with compressors the health
and well-being of residents is at risk.

Thank you,

Lisa Maley



From: Mark Eliot 
Sent: Friday, February 10, 2023 11:45:22 AM
To: City Council (San Mateo) <CityCouncil@cityofsanmateo.org>
Subject: Blue Sky study session Feb 11





From: sue at Webfoot 
Sent: Friday, February 10, 2023 9:50:27 AM
To: Clerk <clerk@cityofsanmateo.org>; City Council (San Mateo) <CityCouncil@cityofsanmateo.org>
Subject: Comment for the San Mateo City Council Blue Sky Meeting





From: Susan Rowinski 
Sent: Friday, February 10, 2023 8:37:00 AM
To: City Council (San Mateo) <CityCouncil@cityofsanmateo.org>
Subject: Re: Kudos to PW : Feb 2023 SIC mtg

In my prior email I recommend watching the Feb 8 mtg before tomorrow's blue sky meeting,

 I understand there were technical issues w3hcih may have prevented watching the Feb 8 SIC mtg 
via the Zoom link. If that is the case attached is staff's presentation. 

Regarding the blue sky meeting expect to hear from residents about the NTAP.  PW stated  during
the Feb 8 SIC mtg of the 292 NTAP actions  identified, 242 actions have been completed. The
remaining 50 actions require significant funds to complete. 

I have been a part of NTAP since it inception in 2016 as a resident and a commissioner.  My sense is
NTAP has served it purpose.  The city now has ACTUAL safety/ traffic  data. This data was not
available when NTAP launched.  

The city  invested  funds  to create safety/ traffic datasets, which can easily be accessed by residents,
staff , to inform and guide where and how to invest  city funds for ped/ bike safety and traffic mgmt
projects/actions.  

The remaining NTAP projects, and any other resident feedback, can now be considered within the
context of the citys safety and traffic data.    

Council needs to provide direction tomorrow for PW on how to proceed with  city wide safety- traffic
mgmt projects/actions.  I understand some residents want to continue with NTAP.  

Best Regards,
Susan

Susan Rowinski
City of San Mateo 
Vice Chair, Sustainability & Infrastructure Commission

From: Susan Rowinski <srowinski@cityofsanmateo.org>



Sent: Wednesday, February 8, 2023 10:10 AM
To: City Council (San Mateo) <CityCouncil@cityofsanmateo.org>
Subject: Kudos to PW : Feb 2023 SIC mtg

Dear City Council,

I want to bring to your attention tonight's SIC mtg.  

During the Feb 8 SIC mtg PW will summarize and present the departments accomplishments in
Calendar Year (CY) 2022.  see attached meeting packet.

This presentation by PW was originally scheduled to occur during the SIC Dec 2022 or the Jan 2023
mtg, it  will (finally) be presented tonight.   

A couple of years ago the SIC unanimously voted to include in the final meeting of a Calendar Year an
agenda item dedicated to PW accomplishments. 

I understand my email is of short notice but if time allows tonight I encourage you to listen in. If
unable to attend tonight's meeting,  I encourage a review of the meeting's video before the Feb 11
Goal setting meeting.

Best Regards,
Susan

Susan Rowinski
City of San Mateo 
Vice Chair, Sustainability & Infrastructure Commission



From: Gary Trott 2 
Sent: Thursday, February 9, 2023 8:59:07 PM
To: City Council (San Mateo) <CityCouncil@cityofsanmateo.org>; Clerk <clerk@cityofsanmateo.org>
Cc: 'Gary Trott 2'
Subject: San Mateo City Council Blue Sky Meeting Feb 11, 2023

 

 

 

 





























From: Andrew Reback (Homeowner/Resident, 805 Highland Ave, San Mateo)
Proposed Additional Priorities for 2023 City of San Mateo - February 2023

Strategic/ Economic Impact
1. P0 (Critical) Government Request Ticket tracking system for resident/business requests. (Nash

5? Loraine 2? Newsom 4?) I’ve submitted requests to various departments via forms + emails + no
status, no response, no ability to follow-up. I have no idea the status of those asks, if I need to
escalate to a department head, to Council, or if the City is simply ignoring particular requests, or is
actually taking action.
● Rationale: service levels, cost savings with reduced duplicate requests, KPI/performance

tracking, rationalization for department staffing, managing staff and operations to defined service
levels.

2. P0 (Critical) Downtown BID/ Economic Development plan for Downtown (Maybe Item 52?)
● Rationale: San Mateo’s downtown is lagging our neighbors both in terms of its attraction of

businesses and shoppers. In a little over a decade, we’ve seen Burlingame, Redwood City, and
even San Carlos invest in and transform their downtowns and attract major new businesses and
sources of city revenue. Meanwhile, San Mateo lags - impeding our downtown’s growth and
stifling city revenue (55). On its current path - we might not have a downtown that really anyone
wants to go to. A dedicated business improvement district with funding sourced from businesses
while benefiting that same community is essential for us to become once again a competitive,
destination of a downtown on the Peninsula.

Parks & Rec - Capital Improvements
3. P0 Central Park Playground. (Item 40 needing Council Direction) Move through construction the

Central Park Playground improvements.
● Rationale: The city’s central park serving many of the city’s neighborhoods hasn’t had a

playground update in many decades, and is functionally deficient. Existing proposed design has
existed since 2022 and needs to move through implementation. Ask is to get committed funding
and construction start/completion dates - with construction ideally started by EOY 2023. Feels
like we’re left behind in the flats.

4. P1 Parks & Rec Facilities. Define and track annual progress against Parks & Rec facilities needs/
requirements document, in particular rec center needs, aquatic needs.
● Rationale: As a San Mateo citizen, resident, and homeowner I have NO IDEA where we are

against the master plan. I know what the deficiencies are based on numerous docs and reports,
but - can’t understand what we’re doing about it or when. Ask: Communicate where we are,
what’s coming and when, and where help (support, taxes, investment, advocacy) is needed to
advance any particular effort.

Streets & Safety
5. P1 Pedestrian Safety (including street lighting) Plan (item 15 also Newsom 5)

● Rationale: Enhance neighborhoods & safety. (Also Loraine 3, Hedges 4, but expedited)
● Ask: Knowing that this is on some list, this ask then is specifically – How can residents

understand the priorities, when they’ll be implemented, and align on prioritization? How can we
ensure funding for priority projects? Pedestrian crossings and biking within key parts of the city
are particularly fraught. Can we prioritize and fund access to/from key nodes - schools, key
dangerous avenues, etc, so that this isn’t a 15 year plan, instead fixing/addressing key nodes
and priority routes within say 2-5 years?

6. P1 Downtown & Peninsula Avenue Caltrain Grade separation (Beyond #12, Maybe Item 45)
● Rationale: traffic and noise mitigation; safety. The city has addressed the southern avenues.

What now about the crossings at the city’s northern edge - both downtown and Peninsula Ave.




