CITY OF SAN MATEO

CHAPTER 2. EXISTING CONDITIONS
This chapter provides a brief summary of the City policies that regulate
development in the Plan area, an overview of the area’s physical
characteristics, and a description of development Opportunities and
Constraints. This Plan focuses on the areas adjacent to the Hillsdale and
Hayward Park Caltrain Stations, as well as other areas in close proximity
to these stations.

The General Plan
San Mateo’s General Plan is a long term policy document that regulates
and guides development in the City. The following provides a brief
overview of the seven General Plan sections most relevant to this Plan:
•

Major Proposals

•

Land Use Element

•

Circulation Element

•

Housing Element

•

Urban Design Element

•

Conservation, Open Space, Parks and Recreation Element

•

Measure H

•

Measure P (the measure extending Measure H)

Major Proposals
The fundamental building blocks of the General Plan are eight “Major
Proposals”, which synthesize the City’s efforts to balance the need for
growth and work to preserve the City’s existing quality of life, which
include the following:
•

Increase housing opportunities while maintaining the character
of existing single family neighborhoods
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•

Maintain the commitment to strengthening the downtown as a
major commercial, residential and cultural center

•

Concentrate new development near transportation and transit
corridors

•

Beautify and improve El Camino Real

•

Improve design quality and maintain established height limits

•

Develop a strategy to limit traffic congestion

•

Increase open space and recreational opportunities

•

Establish and maintain San Mateo as a sustainable city

Each of these major proposals is reinforced by Goals and Policies
throughout the General Plan.

Land Use Element
The General Plan Land Use Element is the fundamental tool used for
guiding development throughout the City. The intent of the Land Use
Element, is to
“…establish policies which will achieve the City’s vision of the future, one
of managed growth”
Supporting this, are several goals and policies that inform the location,
type and intensity of uses throughout the City, as shown in Figure 2.1.
All potential and desired uses are addressed in the element, including
residential, commercial, and public services and facilities.
The Land Use Element divides the City into ten Planning Areas, for
which Area-Specific Policies are provided. Portions of two of these,
the “Hayward Park” area and the “Hillsdale” area, are located within the
Corridor Plan area.
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Policies for the Hayward Park area recognize the need to protect the area’s
many well established single family neighborhoods, but also encourage
higher density residential and commercial development at key locations.
Particular emphasis for new, higher density development is placed on the
area adjacent to the Hayward Park Station, the “Crossroads” office area
and the Concar Shopping Center.
Several policies are also provided for the Hillsdale area. Because of the
diversity of land uses found in this area, policies address several topic areas.
Policies are established to protect small neighborhood serving commercial
areas, service commercial uses, and well established neighborhoods that
surround the area. Policies are also identified to encourage revitalization
of land uses fronting onto or adjacent to El Camino Real, and that
encourage the intensification of uses in the area as well.
Of particular relevance to this Plan, are policies intended to maintain
and enhance the San Mateo County Expo Center, and that specifically
address the Bay Meadows racetrack, allowing continued use as a horse
racing facility, or in the event of redevelopment, that a specific plan be
prepared to ensure development in a comprehensive manner.

Circulation Element
In addition to improving the City-wide street system for multiple users
(autos, pedestrians bicycles, transit) the General Plan Circulation Element
addresses several recommended improvements to the street system and
establishes desired levels of service. Key policies in the element include
the “minimization of traffic diversions” onto local streets, and to “protect
local streets” from an influx of trips from new development. Another
important goal of the element is to:
“Maintain a street and highway system which accommodates future growth
while maintaining acceptable levels of service”
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The element recognizes the importance of “public transit as a
viable alternative to automobile travel for all citizens,” and includes
recommended enhancement of Hayward Park and Hillsdale Caltrain
stations for commuter use. “Grade separated” rail crossings for streets
are also recommended for each of the existing street/track crossings.
The element includes a goal promoting the development and maintenance
of a City-wide bicycle and pedestrian network, linking local and regional
destinations.

Housing Element
The General Plan’s Housing Element provides policy direction toward
meeting the City’s housing needs. Included within the element are goals
intended to maintain the quality of existing neighborhoods, and to provide
a variety of housing types meeting the needs of many different residents.
In order to achieve these goals the element establishes policies specifically
intended to protect existing neighborhoods and to encourage and guide
new housing development.
An important consideration within the element is to ensure the City’s
compliance with the ABAG Fair Share Housing Allocation, including
recommendations and policies for both publicly and privately
funded affordable housing development. Also included are sites
recommended for the construction of multi-family development, and
criteria for establishing other multi-family development sites, including
the following:
•

Have adequate size to allow for self contained housing
development and include adequate on-site parking and usable
open space;

San Mateo Rail Corridor Transit-Oriented Development Plan

•

Have good access to arterial streets;

•

Maintain reasonable buffer to single-family districts; and
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•

Constitute a logical extension of

existing multi-family

development at compatible and appropriate densities or are
zoned for commercial use.

The element includes the promotion of mixed-use developments, which
include residential and commercial uses within a single building. Among
sites where mixed-use development is currently permitted is the K-Mart
site.

Urban Design Element
The Urban Design Element of the General Plan discusses the need to
enhance “City Image, and Design.” Fundamental to this is the policy
intended to create and strengthen visual “focal points” in the City,
mentioning downtown, Hillsdale Mall, and the Crossroads offices as
examples of existing focal points. Each of these areas is important and
easily recognizable as community defining hubs of activity. Both Hillsdale
and Hayward Park stations could be recognized as important elements
of future transit-oriented neighborhoods or district which in and of
themselves would be new “focal points.” These new focal points, like
those existing, would be discernable because of more intensive land uses,
and consistent architecture and landscape architecture.
Additional City Image and Form policies emphasize the creation of
Gateways at key locations, the appropriate regulation of signs, and
the improvement of visual quality along key transportation corridors
including:
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•

Direct corridors to focal points

•

El Camino Real

•

Minor Corridors

•

Railroad Corridor

City of San Mateo

THE GENERAL PLAN

The Design section of the element provides general scale, style, materials,
siting, and landscape requirements for residential and commercial uses.
These guidelines are reinforced by several policies intended to “maintain
and enhance” the City’s residential neighborhoods, and to improve the
“visual character, livability and vitality of commercial areas.”

Conservation, Open Space, Parks and Recreation
Element
This element of the General Plan combines several topics that are required
by state law and add to the quality of life of City residents. Within the
element are several policies intended to ensure the protection of important
natural and urban resources, and parks and recreational facilities.
Fundamental to policies regarding natural resources is protection and
enhancement of habitat areas, and the conservation of open space areas.
Urban resource policies emphasize the protection of heritage trees and
other “human-made” elements that contribute to the City’s character and
quality of life, and the “aesthetic and functional” quality of the public
realm, including “public open spaces, trail systems, scenic roadways and
street trees and plantings.” Several policies are included to support the
overall goals of improving the City’s park and recreation system.

Measure H
Measure H was approved by City voters in November 1991 and among
other things, established the maximum allowable heights and intensities
for development in the City. Measure H amended the General Plan to:
“...preserve livability and suburban character of the City…by reducing
height limits and densities while providing for the level of economic growth
projected in the General Plan and increasing the City’s commitment to
providing its fair share of affordable housing”
Measure H established maximum building heights within the City, which
are represented on the “Building Height Plan.” These heights are related
to both land use and location. In general, the maximum building height is

San Mateo Rail Corridor Transit-Oriented Development Plan
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55 feet, with exceptions that include maximums of 75 feet for projects in
certain designated areas that have good access to freeways and rail stations
and projects that provide public benefits or amenities substantially greater
than code requirements. There are also two limited areas designated
for 90 feet, which are for lands designated for manufacturing, special
facilities, major institutions, and transit corridor uses, and both of which
are adjacent to the Hillsdale and Hayward Park Caltrain stations. Most
residential areas in the Plan area have a maximum allowable height of
32 feet, while most other areas have 40-55 feet set as a maximum height,
as shown in Figure 2.2.
The rationale behind this distribution of height districts was, in part, that
focusing higher intensities near highways and train stations would reduce
congestion on City streets, create higher value developments and a more
“recognizable urban form,” with nodes in areas that minimizes the impact
of dense development on surrounding neighborhoods and retains the
existing character of the City.

Measure P
Measure P was approved by the voters in November 2004 and extended
the height and density provisions of Measure H. While there has been
discussion of limited areas within the Corridor Plan area that could exceed
those limits (up to 75 feet and 70 units per acre) under the “pubic benefit”
provisions in Measure H, Measure P did not include language to identify
additional “public benefit” areas. Thus, the Corridor Plan provides for
maximum heights of 55 feet and maximum densities of 50 units per
acre.
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The Plan Area: Physical
Characteristics
This section provides a brief overview of the physical characteristics of
development and land uses within the Plan area.

Development Pattern and Characteristics
The patterns and characteristics of development in the Plan area are
discernable geographically, that is to say, discrete districts can be generally
recognized by the size, type and density found in each. In general, seven
distinctive areas within the greater Plan area have been identified, as
shown in Figure 2.3, because of their unique qualities:
•

El Camino Real

•

Bay Meadows Racetrack and the San Mateo County Expo
Center

•

Civic Area

•

Hillsdale Court Commercial

•

Hayward Park East and West (including the Concar Shopping

LAND

Because of its size, proximity to important
roadways, and long term development
history, several different land uses are
located within the Plan area, accommodating
a wide variety of needs. The Plan area
is for the most part surrounded by well
established neighborhoods, and focused
on and around the Hillsdale and Hayward
Park Caltrain stations, but also includes
the eclectic collection of commercial uses
along El Camino Real, and Bay Meadows
racetrack, and the “Crossroads” office area.
In general, land uses in the Plan area include
the following:

•

Hillsdale and Hayward Park Caltrain
stations

•

Large regional and community-serving
retail centers including the Hillsdale
Shopping Center and the Concar
Shopping Center at Concar Drive;

•

Neighborhood-serving older shopping
districts, including along 25th Avenue
and much of El Camino Real;

•

Service commercial and warehouse
uses, such as printing shops or autorepair shops;

•

Bay Meadows racetrack and the San
Mateo County Expo facilities;

•

Schools, police department,
corporation yard, and other public/
institutional uses;

•

High-rise and campus-style ofﬁce
parks, and corporate hotels, primarily
along South Amphlett Boulevard;

•

Single-family and multi-family homes;

•

Trinta Park

Center)
•

The “Crossroads”

•

The northernmost portion of Fiesta Gardens

USE

Each of these areas includes a mix of land uses, but shares the characteristics
of similar block and building scale, as shown in Figures 2.4 and 2.5).
El Camino Real: This district includes the segment of El Camino Real

between State Route (SR) 92 and the City’s southern boundary with City
of Belmont, generally encompassing development on the east side of the
road, with a few parcels on the west side. Hillsdale Station and a small
surface parking lot are also located in the southern portion of this area.

(continued on next page)
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A key landmark in this area is the Hillsdale Shopping Center, a regional
Residential neighborhoods form a small
part of the Corridor Plan area. The Plan
area boundaries were specifically drawn
to exclude the majority of well established
residential neighborhoods in the area.
Neighborhoods within the Plan area were
included because they are relatively isolated
from other neighborhoods, are generally
bounded by areas where change in use is
likely and there is the need to ensure their
protection from possible impacts from new
development.

retail center. These uses are for the most part automobile-oriented,
designed to accommodate visitors driving, rather than walking to shop
for major purchases. These uses are developed on large parcels with single
ownership.
The rest of the development along El Camino Real includes a diverse mix
of goods, services, restaurants, offices, and housing types on generally
smaller parcels of land. Buildings built along El Camino Real are generally
built up-to the sidewalk facing the street with limited or no setbacks
fronting relatively narrow but continuous sidewalks. These buildings are
for the most part commercial, and include a wide variety of styles and
scales. New development and remodels of existing buildings is occurring
in the south end of this area. Many of the buildings in the area are one
and two story structures, yet a taller mid-rise building is located near the
northern end of the area, near 20th Avenue.
Residential neighborhoods form a small part of the Corridor Plan area.
The Plan area boundaries were specifically drawn to exclude the majority
of well established residential neighborhoods in the area. Neighborhoods
within the Plan area were included because they are relatively isolated from
other neighborhoods, are generally bounded by areas where change in use
is likely and there is the need to ensure their protection from possible
impacts from new development.
Located generally one-parcel behind El Camino Real and just north of
20th Avenue is a well established residential neighborhood that includes
both single and multiple family residences. This tightly knit neighborhood
features tree lined streets and Trinta Park, a City park, which has ball
fields.

San Mateo Rail Corridor Transit-Oriented Development Plan
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Bay Meadows Racetrack and the San Mateo County Expo Center:

These two long term City uses are characteristically similar in that they
are both large areas, include prominent central activity structures, and

M A J O R P R O P E RT Y
OWNERS

are surrounded by large surface parking areas. These uses are bounded
by Delaware Street, Saratoga Drive, the Caltrain tracks, and the Glendale
Village neighborhood. The County Expo Center, which hosts the annual
County Fair has expressed the desire to remain in the area for the long
term, and is in the process of preparing a new master plan.
Bay Meadows Racetrack is currently used for horse racing; however, the
owners of the facility have an application before the City to redevelop
the site with a mix of office space, multi-family residences and some
neighborhood scale retail uses in a TOD project. This desire for change is
at least in part motivated by the San Mateo County Joint Powers Board’s
(JPB’s) desire to relocate Hillsdale Station to this area, generally between
28th and 31st Avenues. The relocated station would become an important
transit hub, enhancing the opportunity for transit-oriented development
and the viability of the described new district.
Civic Area: This area, bounded by Delaware Street, Pacific Boulevard

and SR 92, includes two prominent City-owned land uses, including the
Police Department and Corporation yard. Other uses in the area include a
large privately owned yard, service commercial uses, public storage facility
and, an anomalous townhouse development. Most of the buildings in
this area are relatively small and do not follow a discernable development

Property ownerships patterns within the
Plan area affect the potential for change
and the rate of change. Much of the land
within the Plan area is owned by a relatively
small handful of property owners, as shown
in Figure 2.6. The greatest potential for
change in the Plan area is on large parcels
under single ownership. Owners of large
parcels have the opportunity to create
major developments or improvements
that significantly change land use patterns
and affect the character and quality of the
surroundings.
While developments of this magnitude
have great potential to help achieve the
goals of the Corridor Plan, they should be
carefully reviewed and guided to ensure
that they produce results that contribute to
the desired character of the area. Changes
to small parcels under different individual
ownerships also have the potential to
improve the character of the Corridor Plan
area, but these changes will occur slowly
and incrementally over time.
While the City does not intend to pursue
parcel assembly to facilitate larger
developments, it does support owners
of individual continuous parcels who are
interested in combining their land to create
a larger development opportunity.

pattern.
Hillsdale Court Commercial: This is the small commercial area in the

vicinity of Hillsdale Boulevard and Saratoga Avenue and along E. Hillsdale
Court (east of Saratoga Avenue). This area includes the now-vacant San
Mateo Motel site and various retail uses. Multi-family uses exist along the
southerly frontage of E. Hillsdale Court, but are not included within the
study area.
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Hayward Park East and West: Development west of the Hayward

Park Station predominantly consists of a well established single-family
residential neighborhood, generally bounded by El Camino Real, Leslie

D E L AWA R E S T R E E T
EXTENSION

Street, SR 92, and 17th Avenue. However, some neighborhood serving
businesses and multiple family residences line portions of 17th Avenue,
and service commercial uses line both sides of Leslie Street.
Development east of Hayward Park Station, between the train tracks,
SR 92, South Grant Avenue and portions of Concar Drive and Delaware
Street consists primarily of large “floor plate” buildings surrounded by
large surface parking lots. The most prominent uses in this area include
the Post Office, K-Mart, and the Concar Shopping Center. Each of these
uses for several reasons is likely to remain for the foreseeable future.

Within the Bay Meadows properties, the City’s
General Plan Vision 2010 proposes extending
Delaware Street, which currently terminates
about 400 feet south of 25th Avenue,
south to Pacific Boulevard, which currently
terminates about 400 feet north of Hillsdale
Boulevard. The General Plan states that the
roadway should be four lanes (two lanes in
each direction), Appendix D, page 1). The
General Plan Policy C2.3 states that the City
will “enact fiscal policies to provide that the
roadway improvements listed in Appendix D
are funded and accomplished through the
timeframe of the Plan (2010).”

However, should the K-Mart site be redeveloped, it would be ideally
suited for higher density residential uses, specifically because of its close
proximity to the train station.

M O D I F I C AT I O N S TO
S TAT E R O U T E 92 R A M P S

Because of the adjacent building types and development patterns,
the Hayward Park Station itself is largely hidden from view from the
neighborhoods that surround it.
The “Crossroads”: This area includes the “Crossroads” office

development area, a premier business address with several mid-rise office
buildings, and also includes a recently remodeled business hotel and a
nearby low-rise office campus. These uses are unlikely to change in the
foreseeable future. Employees and visitors to this area benefit from their
close proximity to Highway 101, SR 92 and Hayward Park Station.
The northernmost portion of Fiesta Gardens: The Plan area includes

the northernmost portion of the Fiesta Gardens neighborhood. This

Caltrans, the City of San Mateo, and the
San Mateo County Transportation Authority
have evaluated potential modifications to the
segment of State Route (SR) 92 between
the El Camino Real and Delaware Street
on and off ramps, with the goal of reducing
automobile weaving movements on SR 92.
The weaving movements occur because
many drivers use SR 92 as a local eastwest access road to get over the Caltrain
tracks. Options studied include modification
of the SR 92 / El Camino interchange to a
partial cloverleaf, collector/distributor roads,
and braided ramps. The Caltrans study and
design process will be proceeding given the
voter extension of the half cent sales tax
(Measure A) in November 2004.

area includes a combination of neighborhood serving retail uses, service
commercial uses and some multiple family housing. These uses are for the
most part relatively small buildings, located on small parcels. No change
of these well established uses is likely in the foreseeable future. None of
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the single family residences located in the Fiesta Gardens neighborhood
are included in the Plan area.

Circulation
Existing Street Network
The Plan area is accessed and crossed by several important streets, and
is easily accessible to Highways 101 and SR 92. The following provides a
brief summary of key streets in the Plan area.
El Camino Real. El Camino Real is an important connector through the

length of the City, linking it to other cities to the north and south, carrying
a high volume of traffic. This broad road is fronted by commercial uses
of all types. It is lined by relatively narrow, but continuous sidewalks. The
El Camino Real Master Plan identifies a series of physical improvements
to the street that will allow it to continue its role as a major traffic arterial,
while improving the street for pedestrians and providing a framework for
area revitalization.
Concar Drive. Concar Drive is an east-west west running street, linking

the “Crossroads” area with SR 92. This well used four lane road is fronted
by a wall lining the 19th Avenue neighborhood and large surface parking
areas, resulting in the creation of an uninviting pedestrian environment.
Delaware Street. Delaware Street is a four lane north-south road,

traversing the heart of the Plan area. It functions as an important link
between neighborhoods and districts, and SR 92. Uses fronting the road
consist primarily of commercial and public facilities (shopping centers,
police station, service businesses, San Mateo County Expo Center, and
Bay Meadows racetrack), as well as a handful of single and multi-family
homes. Although the street is lined with sidewalks, the busy nature of the
road results in an unpleasant experience for pedestrians.
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Saratoga Drive. Saratoga Drive is a relatively new road connecting

Delaware Street to Highway 101. The street was designed as part of Bay
Meadows Phase I for a level of “build-out” development that has not yet
been attained, and currently has excess capacity.
25th Avenue. 25th Avenue is the only local street crossing the train

tracks in the Plan area, and as such is well used. It links the terminus of
Delaware Street to El Camino Real, and is fronted by a mix of commercial
uses. West of El Camino Real it is fronted by neighborhood commercial
uses.

Transit Service
Caltrain.

The Peninsula Joint Powers Board (JPB), an organization

composed of representatives of San Mateo County Transit District
(SamTrans), San Francisco City and County, and the Santa Clara Valley
Transportation Authority, operates Caltrain. Caltrain service runs from
San Francisco to San Jose and Gilroy. Over the last decade, Caltrain
has experienced about a 50 percent increase in ridership. The City of
San Mateo currently has four Caltrain stations: downtown San Mateo,
Hayward Park, Bay Meadows (which is only open on race days), and
Hillsdale. At opposite ends of the Plan area, the Hayward Park and
Hillsdale Caltrain stations are about 1.25 miles apart. More trains stop at
the Hillsdale Station than the Hayward Park Station, resulting in shorter
intervals between trains at Hillsdale than at Hayward Park.
SamTrans. SamTrans operates buses along El Camino and other arterial

roads that connect to locations on the Peninsula and San Francisco. There
is no connecting SamTrans bus service at the Hayward Park Caltrain
Station. However, many different routes serve the Hillsdale Caltrain
Station.
AC Transit. In March 2003, AC Transit began a pilot program offering

Transbay Express bus service linking the East Bay with the Peninsula.
The new “M” line provides limited-stop service between the Caltrans
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Park and Ride lot (on Center Street at Interstate 580) in Castro Valley and

C A LT R A I N B A B Y B U L L E T
(E X P R E S S S E RV I C E ) I N
D E TA I L

the existing Hillsdale Caltrain Station in San Mateo, with stops enroute
at east bay BART stations and other locations. Line M is part of the
new Regional Express Bus program, coordinated by the Metropolitan
Transportation Commission. The service is funded during a three-year

Caltrain’s Baby Bullet, express train service
increases the attraction of the Hillsdale
Station to potential riders, leading to increased
demand for connecting bus service, park and
ride lots, and pedestrian amenities. According
to the Joint Powers Board’s ridership and
parking projects for 2020, the relocated
Hillsdale Station will require approximately
1,360 parking spaces within walking distance
of the station as well as bays for 4 articulated
buses and 8 to 10 shuttle buses. The express
service also requires construction of passing
tracks within the Hillsdale Station area, for a
total of four tracks in this area.

demonstration period by a $2 million federal Congestion Mitigation and
Air Quality grant.
Caltrain Baby Bullet (Express Service). The JPB has implemented

an express train service, which runs between San Jose and San Francisco
in about 45 minutes (a non-express trip takes more than an hour and a
half). The Hillsdale Station was selected by the JPB as one of the limited
express service station stops since the City is pursuing transit-oriented
development at the race track area. Other express station locations
include: Tamien, San Jose, Sunnyvale, Mountain View, Palo Alto, Menlo

As part of its effort to improve travel times,
reliability, and air quality and to reduce noise,
the Joint Powers Board is planning to electrify
Caltrain throughout its corridor. Preliminary
design and environmental studies are
currently underway. Electrified trains require
overhead “catenary” wires to carry the
electrical power. These overhead wires would
increase the clearance requirements if the
train were to pass under elevated roadways.
Therefore, the roadway grade separations
proposed in this Corridor Plan call for the
roads to pass under the train, with a lower
and more feasible clearance requirement.

Park, Redwood City, San Mateo, Millbrae (for San Francisco Airport), and
in San Francisco, 22nd Street and 4th Street.

Opportunities and Constraints
Improved transit facilities and service, and underutilized parcels in close
proximity to both train stations, offer exciting opportunities in both
the short-term and long-term to transform key portions of the Plan
area into vibrant, mixed-use neighborhoods and districts. Conversely,
property ownership patterns and physical constraints are among many
potential constraints that could also influence new development patterns.

R E L O C AT I O N O F
H I L L S D A L E S TAT I O N
As a result of the express service and the
clearance requirements for four-tracking,
the Joint Powers Board plans to move the
existing Hillsdale Station north so that the
platforms are located between 28th and 31st
Avenues. The relocated station will allow
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The following provides an overview of development opportunities and
constraints:

Opportunities
•

The Plan area is located near the mid-point of the San Francisco
peninsula, strategically located between San Francisco and San
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Jose, with excellent access to Highways 101 and SR 92, and
Caltrain service at two stations.
•

The existing Hayward Park Caltrain Station and the relocated

improved vehicular access and parking as
well as safer platforms and easier transfers
to buses and shuttles.

Hillsdale Station have the potential to become hubs of two new
transit-oriented developments.
•

Underutilized land around both train stations provides a good
opportunity for reuse with higher-intensity housing, office, and
mixed-use development that takes advantage of the potential
benefits of improved transit service.

•

Many parcels in the Corridor Plan area are of sufficient size to

G R A D E S E PA R AT I O N S
The new station will require longer, 1000foot platforms and will involve one or
more grade-separated crossings. The Bay
Meadows Caltrain Station, which is currently
open for service only on race days, will be
eliminated.

allow higher-intensity development without adversely affecting
the single-family scale of neighborhoods in the Plan area.
•

With new development, the City’s street system could be improved,
providing new east/west and north/south connections, providing
increased mobility for existing and new residents and workers.

Constraints
•

Fragmented land ownership and small parcel sizes in some areas
make it difficult to create new developments without parcel
assembly.

•

Railroad tracks are a barrier to vehicular and pedestrian access.
Creating connections across the tracks will be costly.

•

The proximity of development opportunity sites to single-family
neighborhoods may limit the ability to create higher-intensity
development. Careful attention to appropriate transitions
between new and existing development will be important.

•

The existing General Plan and Measure P limit the allowable
densities and heights of new development. Measure P is a voterenacted ordinance setting height and density limits throughout
the City, based upon land use designation and location. The

The JPB has evaluated a number of different
options for roadway / track grade separations
which would allow local and express trains
to travel more quickly and safely, without
having to stop for automobile cross-traffic.
The JPB is planning to construct a gradeseparated crossing at 25th Avenue when
the elevated tracks are built, to replace
the existing at-grade roadway crossing.
The JPB does not plan to construct an
automobile-accessible
grade-separated
crossing north of SR 92 within the Plan area,
due to cost, grade limitations, and clearance
requirements. However, grade-separated
pedestrian crossings will be built as part of
the Hayward Park station.
Today, two roadway grade separations at or
near the existing Hillsdale station provide
examples of undesirable grade separation
configurations. One grade-separation is
where Hillsdale Boulevard passes under
the railroad tracks and Pacific Boulevard,
and one is where El Camino Real passes
under Hillsdale Boulevard. Pedestrians on
El Camino Real walk along narrow side
access lanes, avoiding the underpass.
Pedestrians on Hillsdale use narrow
sidewalks to cross under the railroad
tracks.

maximum height for multi-family residential, office and retail
uses is 55 feet and the maximum density for residential uses is 50
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units per acre, except in a limited number of specific sites. Any

PEDESTRIAN ACCESS

potential increase to intensities and height limits for these uses,
outside of the existing “exception” sites, prior to its expiration at

The degree of connectivity in a street network
and pedestrian pathway system has a great
impact on the potential to walk to destinations
with the Plan Area. A large percentage of the
plan area is within a reasonable walk of either
the Hayward Park Station or the future site of
the relocated Hillsdale Station. Unfortunately,
existing pedestrian access routes to both
stations are either circuitous or unpleasant.
In some places, sidewalks are inconsistent,
and in others, pedestrians must walk through
isolated areas or along informal dirt paths to
get to the stations.
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the end of 2020 requires a vote of the people.
•

Many existing businesses near transit stations are not transitoriented, but will continue to be economically viable, and are
unlikely to close or relocate, such as the Concar Shopping Center
and the K-Mart, and some of the public facilities near the transit
stations, such as the City’s Corporation Yard.
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