CITY OF SAN MATEO

CHAPTER 1. INTRODUCTION
W H AT I S T R A N S I T ORIENTED
DEVELOPMENT?

Executive Summary
The intent of the San Mateo Rail Corridor Transit Oriented Development
Plan (Plan) is to allow, encourage, and provide guidance for the creation
of world class transit-oriented development (TOD) within a half-mile

Transit-Oriented Development (TOD) refers
to the concept of creating pedestrian friendly
neighborhoods and districts in close and
convenient proximity to transit stations, with
the idea that a desirable living environment
is being created, which is served by transit.
Fundamental to this are three planning
considerations: Density, Directness, and
Design.

radius of the Hillsdale and Hayward Park Caltrain station areas, while
maintaining and improving the quality of life of for those who already
live and work in the area.
The Plan area, as shown in Figure 1.1, includes transit supportive policies,
land uses, development densities, height standards, and design guidelines.
Bringing these together are two special TOD zones located within the

DENSITY is a primary consideration in
TOD design because it is essential to have
a critical mass, or in simple terms, enough
people close enough to transit stations, to
actually result in an increase in transit usage.
Consequently, multi-family housing and
employment centers are considered among
the most appropriate transit supportive
land uses. Neighborhood and commuter
serving businesses such as small shops
and restaurants are also appropriate and
contribute to the area’s vitality.

DIRECTNESS

refers to accessibility
to transit stations by pedestrians, bicycles,
autos and buses. People are generally more
likely to walk to and from transit stations if they
are provided with a direct and pleasant route
from transit to their destination. Circuitous
pedestrian ways tend to discourage transit
use because of inconvenience; people would
rather drive alone than take long, indirect
walks from the station home or to work. In
general, people are willing to walk up to
about one-half mile between the station and
their destination if the route is efficient and
inviting.

larger Plan area. The TOD zones include sites where redevelopment could
occur, within approximately of ½ mile of both stations. The Plan also
includes goals and policies to improve the street system and pedestrian
friendliness for other places within the Plan area, not in TOD zones,
where existing uses may remain, and existing zoning and development
standards are retained.
Contributing to the realization of this endeavor are potential benefits
resulting from the Joint Powers Board’s (JPB) increasing investment in its
Caltrain commuter rail line, including the redesign of both stations, and
more frequent service with the introduction of its Baby Bullet commutehour express train service. These improvements will add to the desirability
of living and working near the stations.
Implementation of the Corridor Plan and resultant development will
bring several long-term benefits to the City of San Mateo, including the
following:
•

Improved access to Caltrain stations for pedestrians, bicycles,
autos, and buses, enhancing transit’s attractiveness to residents
throughout the City.
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•

DESIGN

of the buildings and streets
near stations greatly influences transit use.
People should be provided with a safe and
attractive environment to walk through once
they’ve arrived at a station. This environment
is often referred to as the “public realm”,
or the collective experience of streets,
buildings, and landscape, which forms the
places people visit. Sidewalks should be
continuous, lined with street trees, and
fronted with building entries, shop fronts,
and maintained landscapes. People will not
consider transit an attractive alternative if they
need to walk through unsafe, monotonous or
isolated places to get from the station to their
destination.

New development near the stations will be consistent with goals,
objectives and policies adopted by the City of San Mateo specially
tailored for the TOD area.

•

Higher-density housing recommended near the two stations will
add to the City’s housing stock and help alleviate some of the
pressures present throughout the Bay Area for affordable and
market rate housing.

The potential to create class “A” office space in close proximity of
the stations will help San Mateo maintain its stature as an attractive
employment center in the Bay Area by retaining existing and attracting
new employers. Recommended improvements to the City’s street network
will add roadway connections, improving mobility throughout the Plan
area, contributing to the completion of the city-wide street network.
The City’s park system would be enhanced with the creation of a large
civic park and smaller neighborhood parks in the Plan area.
The concepts in this Plan were shaped through a collaborative planning
process including input from a Citizen Advisory Committee (CAC)
representing local land owners, residents, and businesses, City staff, and
public agencies staff. It reflects a vision shaped by a common desire
to create world class transit oriented development, and is informed
by property ownership patterns, technical, market, and urban design
considerations.
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A Vision of the Corridor Plan Area
in 2020
REGION
The City of San Mateo is part of the midPeninsula region of the San Francisco Bay
area. The Corridor Plan area lies at the
crossroads of Highway 101 and SR 92,
roughly two miles south of downtown San
Mateo. The Plan area extends from about
16th Avenue to the Belmont border and
encompasses an area that is roughly 4.5
miles long and 1.5 miles wide. The most
formative elements of the study area are
the Caltrain rail corridor and Hillsdale and
Hayward Park stations.

This vision or “snapshot of the future” characterizes what the Corridor
Plan area could look like after two decades of changes and improvements
based on the policies in the Corridor Plan and the City’s General Plan.
The purpose of this section is to clarify the intent and spirit of the Plan.
In the Plan area of the future, transit and pedestrian friendly environments
will have contributed to the creation of new and distinctive neighborhoods
and districts, harmoniously woven into the fabric of the city that surrounds
them. Inviting and convenient streets meet the needs of pedestrians,
bicycles, and motorists alike, providing direct access to Hillsdale and
Hayward Park Stations, home, work, and shopping. Although different
in scale and character, the area’s train stations are important civic hubs
of activity.
•

As an important multi-modal transportation center, Hillsdale
Station is the heart of a vibrant mixed-use district, bustling
with activity. Residences and offices that surround the station
boast distinctive character and the use of rich building materials.
Residents and employees from these neighborhoods and offices
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easily walk along tree lined streets to and from work via Caltrain.
Along the way, they will be able to shop for daily needs and
dine along the inviting and interesting Delaware “Main Street.”

PLAN AREA

AND

Residents and visitors of all ages will be able to enjoy centrally

CHANGE

located parks providing active and passive outdoor recreational
Figure 1.1 is an aerial photograph from
2004, showing the boundary of the Plan
area, drawn to exclude many of the well
established single-family neighborhoods in
the area. Pockets of single-family and multifamily housing exist within the Plan Area.
The Corridor Plan does not propose any
land use changes to these neighborhoods,
but proposes improved connections to the
Caltrain stations.
Most of the land in the Corridor Plan area
is developed with low-intensity commercial
and industrial use such as shopping centers,
corporation and storage yards, or special
uses such as the Bay Meadows horse racing
track and the San Mateo County Expo Center.
Over the 20-year horizon of this Corridor
Plan, market pressures will likely spur
interest in intensification, infill, or complete
redevelopment of many of these properties.
Others may remain largely as they are today,
to continue providing valuable commercial
and industrial services or uniquely San
Mateo amenities such as the County Fair.
The Corridor Plan allows both to occur.

activities.
•

Hayward Park Station is a conveniently accessible and inviting
neighborhood serving stop along the Caltrain line, which nearby
residents comfortably walk to and from. Shops and residences
face the major streets that people walk along to get to and from
the station. Neighborhood greens provide peaceful retreat
for area residents. The residential buildings that surround the
station are mindful of the scale and character of the area’s well
established neighborhoods, accented by their street front porches
and entries, and attractive plazas and courtyards.

•

New grade separated street/railroad crossings makes for easier
east/west travel, and better connect the Plan area with the rest of
the City. The redesigned Delaware Street offers an alternative to
El Camino Real for local travel, and provides convenient access
from both station areas, and the San Mateo County Expo Center,
to State Route (SR) 92.

•

The transformed Concar retail center has an attractive street
presence along Concar Drive, animated with interesting
architecture, broad sidewalks, street trees and street lights. Within,
shopping needs for residents from throughout the City are met,
and people live above and around a collection of large and small
scale retailers.

•

The Crossroads office buildings located along Highway 101
and SR 92 retain their stature as a desirable business address,
enhanced by their convenient proximity to transit stations, shops,
and services. The San Mateo County Expo Center continues to
host numerous events, including the County Fair.
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•

The revitalized businesses along El Camino Real continue to
meet a variety of needs for city residents, offering numerous
goods and services. Business is enhanced because of attractive
storefronts and tree lined sidewalks.

Each of these possibilities could occur under the guidance of the Plan.

R e l a t i o n s h i p t o t h e C i t y ’s G e n e r a l
Plan
San Mateo’s General Plan (1997 update) includes many proposals and
policies that support the goals of this Corridor Plan, including efficient
use of land near transit stations. Existing City regulations do not
specifically include transit supportive densities or development standards,
or provide complete guidance as to how to transform the Corridor Plan
area to create TOD.
In order to realize the desired vision of TOD at Hillsdale and Hayward
Park stations, this plan recommends amending the General Plan to include
the following: specific TOD supportive policies for land use, circulation
and design; two TOD’s with land use and maximum height diagram; and
TOD design guidelines.
As adopted, this Plan is a stand alone document that supports
implementation of the City’s General Plan. New development and major
modifications to existing development in the Corridor Plan area must
comply with the updated General Plan and this Plan. Property owners
within the two TOD’s are highly encouraged to pursue TOD opportunities,
rather than their current uses.
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THE ROLE

OF THE

C O M M U N I T Y A D V I S O RY
C O M M I T T E E S (CAC S )
IN THE CORRIDOR PLAN
PROCESS

Environmental Review of the
Corridor Plan
As required by the California Environmental Quality Act (CEQA), an
Environmental Impact Report (EIR) (SCH #200304-2170) was prepared
(and certified on June 6, 2005) that assessed the policies and development
scenarios of the Corridor Plan as well as the Bay Meadows II Specific

Two Citizen Advisory Committees (CACs)
have helped shape the evolution of the two
phases of the Corridor Plan since the process
began in 1999. Both were advisory to the
Planning Commission and City Council. Final
decision-making authority on adoption and
policy direction for the Corridor Plan as well
as the Bay Meadows Specific Plan lies with
the City Council, based on recommendations
by the Planning Commission, the CAC, and
other public input.

Plan being proposed by the Bay Meadows Land Company. An EIR is

The first CAC assisted in developing the
product of the first phase of the Corridor Plan
process, the Concept Plan document (June
2000). The Concept Plan established goals
to guide the evaluation of alternatives and
proposed plans within the corridor. Its goals
encourage appropriate land use and density
changes for San Mateo, improvement of
transit’s function and pedestrian amenities,
and protection of existing communities
from the impacts of new development.
The Concept Plan also includes a set of
generalized land use alternatives that served
as the framework for exploring development
possibilities and alternatives for the Corridor
Plan EIR.

EIR assesses the potential impacts of development within the range

After completion of the Concept Plan, the
City Council appointed a subsequent CAC
to assist in the preparation of this Corridor
Plan document and to develop alternatives
for analysis in the Corridor Plan’s EIR. This
CAC evaluated land use and transportation
options in the Project area, explored the
potential for agreement on complex issues,
and provided guidance on the objectives
of the Corridor Plan. As explained in their
Mission Statement, the CAC sought to follow
these principles during its deliberations:
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required when certain thresholds of development are proposed, and also
whenever proposed policies would require a change to a City’s General
Plan.
As part of the Corridor Plan process, the CAC developed two land use
alternatives representing low-end and high-end development scenarios
that could occur under the proposed policies of the Corridor Plan. The
of these two scenarios, as well as potential impacts associated with the
supporting policies. The EIR also assesses several intermediate-range
scenarios, different combinations of land uses within different subareas
of the corridor, and variations in the Corridor Plan street system.
With this type of “sensitivity analysis” of different scenarios, the EIR
helps to define the appropriate amount of development that may
occur without creating significant environmental impacts that cannot
be mitigated. It also outlines mitigation measures that may be used to
minimize unavoidable environmental impacts of development.
The Corridor Plan EIR assesses the impacts of development throughout
the entire Corridor Plan area. The Bay Meadows mixed-use TOD project
that is being proposed by the Bay Meadows Land Company is also analyzed
in the Corridor Plan EIR. If that specific project is not pursued, future
development proposals for the Bay Meadows site may have to conduct
additional environmental review if the project differs from the current
proposal. Individual future development actions within the Corridor Plan
area may also have to undergo separate environmental review.
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Phase I Corridor Plan Goals

•

Balance the legitimate needs and
goals of the community as a whole
and each constituency that works,
lives, uses, or owns property in the
Project area.

•

Develop solutions that beneﬁt the
community and Project area as a
whole and that minimize negative
impacts to any particular constituency.

•

Consider implementation constraints
including economic, political, and
market factors.

The vision of the Corridor Plan is the gradual transformation of key
underutilized opportunity areas within a one-half mile of the Hayward Park
and Hillsdale Stations into vibrant, attractive and walkable communities
that take advantage of the area’s regional transit service. During the Phase
I Concept Plan process, the CAC developed goals to articulate this vision
and help identify preliminary land use alternatives. In Phase II, the CAC
referred to these same goals when developing alternative land use plans
for evaluation in the Corridor Plan EIR.
The goals developed and approved by the CAC, which are used to guide
this Corridor Plan, are:
1. Encourage well-planned, compact development with a range of
land uses, including housing, commercial, recreation and open
space uses, in proximity to train stations. Compact development
shall minimize the need for automobile use and encourage
walking and the use of transit;

Regular, monthly CAC meetings provided
public outreach and a forum for public
participation. The meetings included
discussions on transit-oriented development
and the vision for the two station areas;
design workshops; technical discussions on
such topics as economics, train station/rail
improvements, transportation, and parking;
and presentations by land owners including
the Bay Meadows Land Company, the San
Mateo County Expo Center, and Concar
Enterprises.

2. Improve pedestrian, bicycle, shuttle, and vehicular access by
creating direct connections to the train stations and other
transportation facilities and local destinations;
3. Identify needed transportation and public improvements
including train station enhancements;
4. Create opportunities for land use change that are compatible
with and add value to surrounding neighborhoods;
5. Enhance economic development opportunities consistent with
the City’s Economic Development Strategy;

CAC members represented the interests of
their constituencies as well as others with
a direct interest in the Project area. The
CAC consisted of 17 members appointed
by the City Council, plus eight alternates.
CAC members included residents, property
owners and business owners in and near
the Corridor area, as well as community
members with broader perspectives, policy
interests, and City planning experience.
The Council and Commission also had
representatives on the CAC to assure liaison
during the planning process.

6. Improve local traffic conditions in study area;
7. Protect and improve neighborhood quality of life;
8. Create opportunities for land use change that are balanced with
the circulation system.
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Relationship to the El Camino Real
Master Plan
The El Camino Real Master Plan provides a vision for the El Camino Real
corridor (parcels having frontage onto El Camino) stretching from SR 92
to the Belmont border. The Master Plan provided the foundation for
analysis of the El Camino Real corridor within the Corridor Plan process.
In addition to a preferred land use alternative, the Master Plan includes
a streetscape plan, design guidelines, implementation strategies and
suggestions to achieve its established goals. The Master Plan’s preferred
land use alternative spells out desired land uses for seven different
segments along the Corridor. The entire study area of the El Camino
Real Master Plan falls within the Corridor Plan boundaries.
The El Camino Real Master Plan CAC forwarded the preferred land use
alternative to the Corridor Plan process for consideration and approval.
This allowed the land uses and development anticipated along El Camino
Real to be coordinated and analyzed for traffic impacts in combination
with expected land uses throughout the entire Corridor Plan area. The
San Mateo City Council adopted the El Camino Real Master Plan in
September 2001, contingent upon the review and approval of its preferred
land use alternative by the Corridor Plan process.
The policies in this Corridor Plan document are consistent with the
recommendations and guidelines described in the Master Plan for the
El Camino Corridor, with one exception:
•

The Corridor Plan proposes the addition of 17th and 28th Avenues
to the list of identified “theme intersections,” as defined in the
Master Plan.
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