Sixty 31°' Avenue

B O H A N N O Nm San Mateo, CA 94403-3404

February 5, 2025

City of San Mateo Planning Division
330 West 20th Avenue
San Mateo, CA 94403-1388

Subject: Cover Letter - Hillsdale Reimagined SB 330 Preliminary Application Submission
Dear All,

On behalf of HSC Property Owner, LLC (the “Owner” and “Applicant’), we are excited to submit
the enclosed preliminary application for Hillsdale Reimagined (the “Project”), a vibrant conceptual
vision for the Hillsdale Shopping Center’s next chapter. Located at 358 East Sailer Drive (APNs
042-121-060, 039-490-170, 039-490-050) and within half-a-mile of the Hillsdale Caltrain Station,
Hillsdale Reimagined: builds off recent redevelopment efforts at the center’s “North Block;”
advances City priorities for housing and density near transit, as adopted in San Mateo’s General
Plan 2040; and reflects several years of community listening about what makes Hillsdale special
and what will continue to make it a valued local resource and regional destination. The Project
will thoughtfully transform the Hillsdale Shopping Center’s Central and South Blocks into a
revitalized retail hub organized around a series of open spaces while introducing new housing and
office programs that support the site’s vibrancy and economic vitality. Hillsdale Reimagined
integrates with its surroundings, provides critical housing at a transit-adjacent site, advances a new
network of pedestrian-first streetscapes and open spaces, evolves the site’s retail to remain relevant
and successful, and introduces a mix of uses that ensures that Hillsdale continues to be a local
amenity and regional draw into the future.

Context and Community Input

We first would like to recognize the City’s tremendous efforts in recent City-wide planning efforts,
including the successful certification of the Housing Element Update 2023-2031, adoption of
General Plan 2040, and passage of Measure T. We commend the City’s extensive outreach and
community engagement efforts and for the resulting vision for density in the transit-oriented,
mixed-use development areas identified in the new general plan. The Project conforms with all of
these recently adopted planning policies, including providing more than the Housing Element-
allocated 1,200 housing units on the site.

For nearly 70 years, the Hillsdale Shopping Center has been an integral part of San Mateo and the
broader peninsula as a place to shop and gather for generations of residents. With extensive
changes in the retail landscape, the mall’s role as that vibrant community space and economic
engine is at risk. But we have a unique opportunity to reimagine Hillsdale and strengthen its future
in the context of these challenging headwinds. Throughout its long history, the Hillsdale Shopping
Center has consistently evolved to keep pace with changes in consumer tastes and community
preferences. In fact, the enclosure of the mall itself was an evolution of the original Hillsdale
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format. Today is no different, and the Project positions Hillsdale to maintain its vibrancy and
function as a gathering place while serving as an even greater resource for San Mateo and the
region.

With this context in mind, we embarked on an extensive community engagement process to gather
input about how Hillsdale can address San Mateo’s needs and should continue to reinvent itself.
Starting in 2019, an outreach program consisting of open houses, site tours, one-on-one meetings,
visioning sessions, and even a storefront pop-up in the mall revealed the community’s primary
desires to have the next iteration of Hillsdale address: the need for housing and economic vitality;
enhanced retail and dining; more spaces to gather with family and friends; and a diverse program
mix. A consistent form-based preference was to allow for additional height in appropriate
locations in order to make room for more open space and more shopping and dining destinations,
as well as a more seamless transition to the adjacent Beresford neighborhood. This feedback, in
conjunction with the General Plan 2040 zoning districts that concentrate height towards El Camino
Real and the Hillsdale Caltrain Station and away from the single-family neighbors shaped the
proposed Hillsdale Reimagined plan.

Project Description

As described in the preliminary application materials, Hillsdale Reimagined is located on
approximately 32.5 acres comprising the central and southern portions of the Hillsdale Shopping
Center site. (It leaves the recently redeveloped North Block untouched). The Project will replace
the existing indoor mall structure and the auxiliary large-format retail buildings with residential,
commercial, and mixed-use buildings clustered around a new Hillsdale Center (retail) and
Hillsdale Square (park). The Project is organized around the following principles: a walkable
neighborhood of unparalleled quality; an extraordinary place to work, live, and shop; and an
epicenter of community.

Hillsdale Reimagined includes approximately 1,350 new homes, including over 200 below-
market-rate homes and inclusive of both for-rent apartments and for-sale townhomes. It includes
a net addition of approximately 570,000 gsf of commercial space (as measured according to San
Mateo zoning definitions). Retail, residential, and office/R&D spaces have been distributed
thoughtfully throughout the site so that they leverage off their adjacencies but blend and support
the central Hillsdale Center and Hillsdale Square that structure the neighborhood. Retail is
organized within a plaza-like, walkable center across 31" Avenue from the North Block,
harnessing and adding to that dynamic shopping, dining, and entertainment experience. The retail
environment is additionally reinforced by street-facing ground-floor retail in surrounding
buildings, creating a vibrant mixed-use environment. Commercial office/lab buildings are located
towards El Camino Real and the Hillsdale Caltrain Station, ensuring their associated height
compliments the City’s own priority to collocate height with transit and ensuring that workers can
easily access their workplaces via Caltrain and the main arterials. As one moves southwest across
the site, the Project transitions to a residential program organized by a series of pedestrian- and
bicycle-only greenways and comfortable streetscapes. Density decreases as the plan transitions
from apartments to townhomes and as the plan becomes more small-scale to begin blending with
the single-family Beresford neighborhood next door. Two rows of townhomes fronting a new
pedestrian and bicycle greenway along Edison Street are a direct outgrowth of neighborhood input
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and complement the single-family homes across Edison Street, replacing what is currently a
concrete parking garage. Taken together, the mix of retail, residential, office, and open space
ensures the new neighborhood’s vitality — both economically and also experientially.

The enclosed preliminary application package is just the next step in an ongoing collaboration with
the community and City to implement this exciting vision for the future. We are excited to present
this preliminary application that complies with existing codes and regulations, including the
existing Hillsdale Station Area Plan, and we look forward to following up with a community open
house and then a formal application submission that continues to support the City’s vision for this
area. Throughout, we are excited to be advancing a plan that enables Hillsdale to remain the “heart
of the peninsula” and the valued gathering space that it has been for generations.

Sincerely,
David D. Bohannon II
HSC Property Owner, LLC



