
 

 

 
June 18, 2025 
 
Ms. Elaine Ling 
City of San Mateo 
Community Development Department 
330 West 20th Avenue 
San Mateo, CA 94403 

 
Subject:  Cover Letter - Hillsdale Reimagined Master Development Plan & Vesting   
      Tentative Map Application 
 
Dear Ms. Ling, 
 
On behalf of HSC Property Owner, LLC (the “Owner” and “Applicant”), we are excited to submit 
the enclosed Master Development Plan (“MDP”) application and Vesting Tentative Map (“VTM”) 
application (collectively the “Applications”) for Hillsdale Reimagined, also referred to as the 
Hillsdale District (both the “Project”).  This vibrant vision for the Hillsdale Shopping Center’s 
next chapter is located on portions of 358 East Sailer Drive (APNs 042-121-060, 039-490-170, 
039-490-050) (the “Site”) and within half-a-mile of the Hillsdale Caltrain Station. 
 
In the Preliminary Application submitted for the Project on February 5, 2025, we highlighted that 
the Project: 

• Builds off recent, well-received redevelopment efforts at Hillsdale’s “North Block” retail 
district (location of the outdoor plaza, Pinstripes, Cinepolis, Apple, and others); 

• Addresses an increasingly challenging retail environment that threatens the ongoing 
economic vitality of the Site; 

• Advances City priorities for housing and density near transit, as adopted in San Mateo’s 
General Plan 2040 and as outlined in the City’s Housing Element Plan; and 

• Reflects several years of community listening about what makes Hillsdale special and what 
will continue to make it a valued local resource and place of gathering. 
 

Since the Preliminary Application submission, we have continued to engage with the community, 
outline the Project’s conformance with City policies, and further detailed the MDP and VTM 
materials.  The Project itself, however, remains committed to thoughtfully transforming the 
Hillsdale Shopping Center’s Central Block (the area between 31st Avenue and Hillsdale 
Boulevard), South Block (the area between Hillsdale Boulevard and Laurel Creek), and unused 
36th Avenue parking lot into a right-sized and more vibrant, exciting retail hub organized around 
a series of open spaces while simultaneously introducing new housing and office, research, or lab 
uses that support the site’s economic vitality; make the district an attractive place to gather; and 
meet San Mateo’s needs. 
 
At a glance, the Project: 

• Provides a critical range of housing types and number of homes at a transit-adjacent site; 
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• Reinvents the site’s retail infrastructure to remain relevant and successful into the future; 
• Adds high-quality office and/or research space to help San Mateo attract the best 

employers and employees; 
• Advances a new network of pedestrian-first streetscapes and a system of open spaces 

totaling nearly 4.5 acres where none currently exist; 
• Introduces an overall mix of uses that ensures Hillsdale continues to be a local amenity 

and regional draw, as well as have a positive fiscal impact on the City of San Mateo; and 
• Integrates with its surroundings by allocating higher densities and heights, as well as more 

commercial uses, towards El Camino Real, and lower densities and heights in conjunction 
with more residential uses towards the existing residential neighborhoods to the Site’s 
west and south. 

 
In sum, the Hillsdale District 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 serving as the heart of the Peninsula. 

Project Description 

As described in the Preliminary Application materials, Hillsdale Reimagined is located on an 
approximately 32.66-acre portion of the Hillsdale Shopping Center property (the Project leaves 
the recently redeveloped North Block untouched). The Project will replace the approximately 
1,500,000 gross square feet of existing indoor mall and large-format retail buildings in the Central 
and South Blocks with up to approximately 2,390,000 gross square feet of net new residential, 
commercial, and mixed-use buildings including up to 1,670 new homes, all organized within a 
new circulation network and around nearly 4.5 acres of open space. 

Open Space & Circulation 

From its genesis, the Hilldale District prioritized how people move through, gather, and experience 
the district.  A network of open spaces organize the plan and encourage visitors, shoppers, 
residents, workers, and neighbors to both comfortably move through and gather within the Site. 
 
Building off the success of the outdoor plaza and redeveloped retail node of the North Block, a 
proposed Hillsdale Center plaza brings a similar environment and energy across to the south side 
of 31st Avenue.  This plaza contains and is surrounded by ground-level retail spaces, giving it the 
feeling of a walkable, outdoor shopping district.  Continuing through the Site, a highly-
programmed open space called Hillsdale Square is proposed and responds to community feedback 
indicating a desire for active open space that can host special events, serve as a community 
gathering spot, and be dynamic and lively.  This location (in previous conceptual plans along the 
southern edge of the Site) sits in the center of the site and serves as the focal point for the entire 
plan.  Although greener than Hillsdale Center, this space is flanked by retail uses and is envisioned 
to host various community-oriented events.  Continuing even further south and towards Hillsdale 
Boulevard, another open space – the South Plaza – helps draw people through the site and provides 
a diversity of open space experiences. 
 



 

 

In addition to the provision of these plazas and green spaces, Hillsdale Reimagined also prioritizes 
green corridors that move pedestrians and cyclists through the Site and contribute to active 
circulation.  The Site’s western edge includes an Edison Greenway with separate cycling and 
walking paths designed to soften the transition to the adjacent residential neighborhood of the 
Lanes and to provide a valuable recreational amenity.  In response to the positive community 
reception to this feature, a second, pedestrian-only greenway called Townhome Way was added 
further within the Site.  Perpendicularly intersecting both of these greenways is the Neighborhood 
Passage, another pedestrian-only greenway open space that connects the surrounding 
neighborhoods with the Project’s central open spaces and serves as the east-west spine of the 
master development plan. 
 
Since the previous Preliminary Application submission, an additional on-property dedicated bike 
path has been included adjacent to Hillsdale Boulevard, and a pedestrian walking path has been 
added to portions of the property that front Laurel Creek. 
 
The walking paths throughout the plan facilitate residents, shoppers, workers, and other 
community members getting out of their vehicles and circulating by foot once on Site.  The 
cycleways throughout the plan are organized to tie into future bike infrastructure outlined in the 
City’s 2020 Bicycle Master Plan.  In total, approximately 4.5 acres of open space – inclusive of 
plazas, open spaces, and greenways – are proposed on a property that doesn’t currently include 
any. 
 
Additionally, where the currently monolithic Central Block precludes comfortable pedestrian and 
vehicle passage through portions of the site and where the South Block is comprised of very car-
oriented surface parking fields without a comfortable pedestrian environment, a network of 
internal streets have been introduced as a way to organize the Project’s buildings and to provide 
comfortable access.  These streets are designed as complete streets with vegetation, street furniture, 
on-street parking, and wide sidewalks that make transversing them pleasant and attractive for an 
array of modes. 
 
Multi-Family and Townhouse Homes 
 
The Project will include meaningful new housing opportunities to help address San Mateo’s 
housing crisis and help the City meet its goal of producing 7,015 new homes as part of its Regional 
Housing Needs Assessment (RHNA) Housing Element Plan. 

The Project consists of up to 1,670 new homes within the new Mixed-Use Medium II designation.  
These homes include both rental apartments and for-sale townhomes.  The density and scale of 
buildings have been designed to transition from higher density apartments in the middle of the Site 
to lower density townhomes towards the adjacent, existing residential neighborhoods.  Along 
Edison Street, individual townhome front doors open onto the Edison Greenway and face the front 
doors of existing Beresford neighborhood homes.  Like the greenway itself, the introduction of 
lower townhomes along this edge was well-received by neighbors, and the area allocated to these 
homes was approximately double from earlier concept plan alternatives. 



 

 

Although precise architectural designs and floor plans have not been detailed for any of the 
residential buildings, a unit mix that ranges from studios to four-bedrooms is anticipated across 
the Hillsdale District, and in conjunction with options for both for-rent and for-sale occupancy, the 
Project will include a diverse range of housing types for different preferences and needs.  Fifteen 
percent of both the rental apartments and for-sale townhomes are proposed as BMR homes 
available to low- and moderate-income households respectively, totaling up to approximately 250 
BMR homes altogether. 

Commercial Space 

The commercial space within the Hillsdale District consists of a combination of stand-alone retail, 
ground floor retail, and workspace for office uses or potential research facilities and laboratories 
that would be compatible with surrounding residential uses.  These commercial buildings are 
clustered along El Camino Real and in the central portion of the Site to be complimentary with the 
other development patterns along El Camino and with Bay Meadows across the Caltrain tracks.  
The tallest buildings within the Project sit within this Mixed-Use High designation and leverage 
their proximity to the Hillsdale Caltrain Station. 

In total, up to approximately 2,100,000 gross square feet of commercial space is proposed, which 
is a net increase of approximately 600,000 gross square feet as compared to the existing shopping 
center facilities that will be replaced.  The commercial designation includes all non-residential 
uses on site.  Commercial retail space is included within this number and could flex as a proportion 
of the overall commercial space based on market demand for additional retail. 

The office and research commercial space provide both the economic returns necessary to 
construct the complimentary housing and retail uses, as well as contribute to the diverse users that 
will help activate the new Hillsdale neighborhood at different times of the day and support a strong 
retail presence. 

Recent Community Engagement 

As stated in our Preliminary Application cover letter, we 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, all of which 
included extensive community engagement and citizen support for those policies and measures.  
The Project conforms with these recently adopted planning policies, as further outlined in the 
enclosed Processing Letter and Consistency Analysis.  In addition to these City-initiated efforts 
and the extensive community engagement conducted by the Applicant between 2021 and 
Preliminary Application submittal, we have continued to meet with community members since 
February. 

In March, we hosted two three-hour open houses at the North Block where we shared the preferred 
concept plan with San Mateo residents and took questions from the approximately 250 participants 
who attended.  These events were held on: 

• March 15, 2025 



 

 

• March 26, 2025 
 

In April, we mailed flyers to all residents within 1,000 feet of the property. We then hosted the 
City’s required pre-application Neighborhood Meeting over Zoom with nearly 125 attendees on: 

• April 29, 2025 

In response to feedback from some participants requesting that there be more opportunity to 
discuss specific items of interest in greater depth, we initiated a series of hour-long “Ask Me 
Anything” sessions that were capped at 8 participants in an effort to give each participant the time 
and space to engage in more detail on topics of their choosing.  Three sessions have been held to 
date, on: 

• May 7, 2025 
• May 28, 2025 
• June 10, 2025 

 
We’ve also engaged with specific community and neighborhood organizations.  Select meetings 
have included: 

• February 27, 2025 – informal “Arrowood and Edison” neighbors 
• April 15, 2025 – Beresford Neighborhood Association Board Meeting 
• June 5, 2025 – San Mateo Rotary Connection 

 
We plan to continue this community outreach going forward, and furthermore, we would like to 
formally request to participate in an optional Planning Commission (or City Council) Study 
Session for the Project.  Although this is not required as part of the application process at this point 
in the entitlement process, we would welcome an opportunity to share our vision for the Site and 
to collaborate with these City bodies.  Throughout, we are excited to advance a plan that reinforces 
Hillsdale as the “heart of the peninsula.” 
 
Anticipated Next Steps 
 
These Applications describe an overall framework for the Hillsdale District by defining the Site’s 
allowed future program, uses, densities, and heights, as well as the guiding characteristics and 
design guidelines that will shape the eventual project. 
 
The materials included in this submission are as follows: 

1. Submission Cover Letter (this document) 
2. Processing Letter and Consistency Analysis  
3. Planning Application Form 
4. Property Owner Authorization 
5. Planning Application Processing Costs Form 
6. Statement of Completion of Required Neighborhood Meeting Notice and Affidavit 
7. Tentative Maps Application Processing Time Waiver 



 

 

8. Hazardous Materials and Air Quality Checklist 
9. “Required Tress Planting” Form 
10. “Existing Tree Evaluation Schedule with Landscape Unit Values” Form 
11. Master Development Plan Set 
12. Arborist Report 
13. Title Report 
14. Soils and Geologist Report Waiver Request Letter 
15. Vesting Tentative Map Set 

 
The Applications do not further detail specific architecture of each building because the Master 
Development Plan and Vesting Tentative Map are intended to guide the eventual design, but 
specific approvals for each future building would be anticipated to be sought through a Site Plan 
and Architectural Review (SPAR) and Site Development Planning Application (SDPA) process. 
The master development plan and map, in this way, place constraining parameters on the eventual 
build-out of the Project that ensures a thoughtful layout and organization, appropriate allocation 
of uses, and the creation of a vibrant neighborhood.  Thus, there is inherent flexibility built in so 
that buildings can be appropriately shaped, designed, and constructed within the Project’s 
allowable envelopes.  But actual building architecture is therefore not included in the Applications. 
We anticipate that the Project will be developed across phases as outlined in the accompanying 
VTM. 
 
We look forward to working in an increasingly collaborative manner with the City to advance this 
overall vision that has come from years of community engagement, as manifested in both the City’s 
recently adopted policies and in these Applications themselves.  We look forward to working with 
you to ensure that Hillsdale is well poised for the future and continues to be a resource to the 
community, a place of pride for San Mateo, and an economic engine for the City. 
 
 
 
Sincerely, 
David D. Bohannon II 
HSC Property Owner, LLC 


