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PROJECT INDEX
EXISTING SITE CONTEXT 
PERSPECTIVE VIEWS
ZONING & PROJECT SUMMARY

This project proposes the adaptive reuse of an existing 12-story office tower into residential use, transforming an 
underutilized commercial building into a vibrant, transit-oriented housing community consistent with the City of 
San Mateo’s General Plan goals for mixed-use infill redevelopment.

The tower is part of an office complex built in the early 1970s totaling approximately 202,014 square feet of 
commercial space. The complex includes the tower, four (4) one- to two-story office buildings, and a multi-level 
parking structure and a surface parking lot. The site is zoned C4-1 and C3-1/R4 and designated Mixed-Use High 
under the City’s General Plan and El Camino Real Corridor Plan.

Located along El Camino Real, the tower sits atop a podium with direct pedestrian access from the public side-
walk. The existing basement, parking structure, and surface lot will remain, maintaining 586 parking spaces.  

The conversion will provide 156 residential units, including studio, one-bedroom, and two-bedroom apartments, 
expanding San Mateo’s housing supply in a centrally located, transit-accessible setting.

Ground-level improvements will include resident amenities that foster community and activate the streetscape 
such as a lobby, lounge, fitness area, and landscaped courtyards. Bicycle parking and enhanced pedestrian con-
nections will promote sustainable travel options.

Architectural upgrades will modernize the facade, introducing energy-efficient window systems and a refreshed 
paint scheme to highlight the existing pre-cast concrete design. The neutral, natural color palette will comple-
ment the surrounding urban context along El Camino Real.

The project seeks approval under AB 2011 (Housing for Working Families Act of 2022) and the State Density 
Bonus Law, supporting the City’s goals for sustainability, infill development, and efficient reuse of existing urban 
land, while transforming an aging office property into a contemporary, livable residential community.
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Building 3
EXISTING TO REMAIN 
+/- 20,664 sf
2 Stories

Building 3 (Garage)
EXISTING TO REMAIN
+/- 212,460 sf
4 Stories + Basement
+/- 567 Parking Spaces

Building 2 
+/- 121,144 sf
12 Stories

Site P
EXISTING TO REMAIN 
+/- 19 Parking Spaces

Building 4
EXISTING TO REMAIN 
+/- 22,650 sf
2 Stories

Building 5
EXISTING TO REMAIN 
+/- 23,300 sf
2 Stories

Building 1 
EXISTING TO REMAIN 
+/-14,256 sf
1 Story

EXISTING AREA PROPOSED
AREA

PARKING

BUILDING 1
1 STORY +/- 14,256 SF +/- 14,256 SF

BUILDING 2
12 STORIES +/- 121,144 SF +/- 121,144 SF

BUILDING 3
2 STORIES +/- 20,664 SF +/- 20,664 SF

BUILDING 3
(GARAGE)
4 STORIES + 
BASEMENT

+/- 212,460 SF +/- 212,460 SF +/- 567 Spaces

BUILDING 4
2 STORIES +/- 22,650 SF +/- 22,650 SF

BUILDING 5
2 STORIES +/- 23,300 SF +/- 23,300 SF

SITE P +/- 19 Spaces

TOTAL
202,014 SF

COMMERCIAL AREA

121,144 SF 
RESIDENTIAL AREA

80,870 SF
COMMERCIAL AREA

+/- 586 Spaces

NOTE: 
THE SCOPE OF PROJECT IS TO CONVERT THE EXISTING 
OFFICE TOWER (BUILDING T) TO RESIDENTIAL. 
THE REST OF THE SITE WILL REMAIN.
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ZONING SUMMARY PROJECT SUMMARY UNIT SUMMARY
ADDRESS:   	

APN:                   

ZONING:

LOT AREA:	
PARCEL 2 AREA:
LOT SLOPE:	

OCCUPANCIES: 

TYPE OF 
CONSTRUCTION:

NUMBER OF UNITS:
EXISTING  
PROPOSED

UNIT TYPES:            
STUDIO
1-BEDROOM 
2-BEDROOM

TOTAL:

PARKING: 
REQUIRED:

EXISTING/
PROVIDED: 
SITE P:
PARKING GARAGE:

2121 EL CAMINO REAL, 
SAN MATEO, CA 94403

039-073-490
039-073-500

C3-1 (REGIONAL/COMMUNITY 
COMMERCIAL)/ R4 (RESIDENTIAL 
OVERLAY, HIGH DENSITY)

C4-1 (SERVICE COMMERCIAL)

+/- 146,661 SF (3.36 ACRES)
15,912 SF (0.37 ACRES)
0.01%

RESIDENTIAL      R-2
PARKING		  S-2
ASSEMBLY	         A-3
BUSINESS		  B

TYPE IA
FULLY SPRINKLERED

0 UNITS
156 UNITS

  40
108
    8
156

NOT REQUIRED PER AB 2097

586 SPACES TOTAL

19
567

Row Labels Unit Area Unit Count
Two_Bedroom 1,057 8

Unit-B1 1,111 2
Unit B2 1,121 4
Unit B3 874 2

Studio 423 40
Unit S1 407 36
Unit S2 570 4

One_Bedroom 563 108
Unit A1 568 18
Unit A2 694 36
Unit A3 485 36
Unit A4 455 18

Grand Total 553 156

`

Average Unit Size 553 Total Units 156

Sum of Area Column Labels

Row Labels Amenity Circulation Residential Service Grand Total Tower Update Site Area

Level-00-B1 872 349 1,221 Total Units 156
Level-01 4,215 872 349 5,436 Average Unit Size 553
Level-02 1,220 2,280 349 3,849 Net Leasable 86,232
Level-03 1,342 8,389 349 10,080 Total SF 121,144
Level-04 1,342 8,389 349 10,080
Level-05 1,342 8,389 349 10,080
Level-06 1,342 8,389 349 10,080 Reduce parking to account for assumed lost spaces
Level-07 1,342 8,389 349 10,080
Level-08 1,342 8,389 349 10,080
Level-09 1,342 8,389 349 10,080
Level-10 1,342 8,389 349 10,080
Level-11 1,342 8,389 349 10,080
Level-12 1,279 8,454 349 10,082
Level-Roof 521 349 870
Amenity 8,972 8,972
Grand Total 13,186 16,840 86,232 4,886 121,144

Row Labels Unit Area Unit Count

423

563

1,057

Studio One_Bedroom Two_Bedroom

Unit Size

One_Bedroom, 
108, 69%

Studio, 40, 26%

Two_Bedroom, 
8, 5%

Unit Mix
Row Labels Unit Area Unit Count

Two_Bedroom 1,057 8
Unit-B1 1,111 2
Unit B2 1,121 4
Unit B3 874 2

Studio 423 40
Unit S1 407 36
Unit S2 570 4

One_Bedroom 563 108
Unit A1 568 18
Unit A2 694 36
Unit A3 485 36
Unit A4 455 18

Grand Total 553 156

`

Average Unit Size 553 Total Units 156

Sum of Area Column Labels

Row Labels Amenity Circulation Residential Service Grand Total Tower Update Site Area

Level-00-B1 872 349 1,221 Total Units 156
Level-01 4,215 872 349 5,436 Average Unit Size 553
Level-02 1,220 2,280 349 3,849 Net Leasable 86,232
Level-03 1,342 8,389 349 10,080 Total SF 121,144
Level-04 1,342 8,389 349 10,080
Level-05 1,342 8,389 349 10,080
Level-06 1,342 8,389 349 10,080 Reduce parking to account for assumed lost spaces
Level-07 1,342 8,389 349 10,080
Level-08 1,342 8,389 349 10,080
Level-09 1,342 8,389 349 10,080
Level-10 1,342 8,389 349 10,080
Level-11 1,342 8,389 349 10,080
Level-12 1,279 8,454 349 10,082
Level-Roof 521 349 870
Amenity 8,972 8,972
Grand Total 13,186 16,840 86,232 4,886 121,144

Row Labels Unit Area Unit Count

423

563

1,057

Studio One_Bedroom Two_Bedroom

Unit Size

One_Bedroom, 
108, 69%

Studio, 40, 26%

Two_Bedroom, 
8, 5%

Unit Mix

Row Labels Unit Area Unit Count
Two_Bedroom 1,057 8

Unit-B1 1,111 2
Unit B2 1,121 4
Unit B3 874 2

Studio 423 40
Unit S1 407 36
Unit S2 570 4

One_Bedroom 563 108
Unit A1 568 18
Unit A2 694 36
Unit A3 485 36
Unit A4 455 18

Grand Total 553 156

`

Average Unit Size 553 Total Units 156

Sum of Area Column Labels

Row Labels Amenity Circulation Residential Service Grand Total Tower Update Site Area

Level-00-B1 872 349 1,221 Total Units 156
Level-01 4,215 872 349 5,436 Average Unit Size 553
Level-02 1,220 2,280 349 3,849 Net Leasable 86,232
Level-03 1,342 8,389 349 10,080 Total SF 121,144
Level-04 1,342 8,389 349 10,080
Level-05 1,342 8,389 349 10,080
Level-06 1,342 8,389 349 10,080 Reduce parking to account for assumed lost spaces
Level-07 1,342 8,389 349 10,080
Level-08 1,342 8,389 349 10,080
Level-09 1,342 8,389 349 10,080
Level-10 1,342 8,389 349 10,080
Level-11 1,342 8,389 349 10,080
Level-12 1,279 8,454 349 10,082
Level-Roof 521 349 870
Amenity 8,972 8,972
Grand Total 13,186 16,840 86,232 4,886 121,144

Row Labels Unit Area Unit Count

423

563

1,057

Studio One_Bedroom Two_Bedroom

Unit Size

One_Bedroom, 
108, 69%

Studio, 40, 26%

Two_Bedroom, 
8, 5%

Unit Mix

Row Labels Unit Area Unit Count
Two_Bedroom 1,057 8

Unit-B1 1,111 2
Unit B2 1,121 4
Unit B3 874 2

Studio 423 40
Unit S1 407 36
Unit S2 570 4

One_Bedroom 563 108
Unit A1 568 18
Unit A2 694 36
Unit A3 485 36
Unit A4 455 18

Grand Total 553 156

`

Average Unit Size 553 Total Units 156

Sum of Area Column Labels

Row Labels Amenity Circulation Residential Service Grand Total Tower Update Site Area

Level-00-B1 872 349 1,221 Total Units 156
Level-01 4,215 872 349 5,436 Average Unit Size 553
Level-02 1,220 2,280 349 3,849 Net Leasable 86,232
Level-03 1,342 8,389 349 10,080 Total SF 121,144
Level-04 1,342 8,389 349 10,080
Level-05 1,342 8,389 349 10,080
Level-06 1,342 8,389 349 10,080 Reduce parking to account for assumed lost spaces
Level-07 1,342 8,389 349 10,080
Level-08 1,342 8,389 349 10,080
Level-09 1,342 8,389 349 10,080
Level-10 1,342 8,389 349 10,080
Level-11 1,342 8,389 349 10,080
Level-12 1,279 8,454 349 10,082
Level-Roof 521 349 870
Amenity 8,972 8,972
Grand Total 13,186 16,840 86,232 4,886 121,144

Row Labels Unit Area Unit Count

423

563

1,057

Studio One_Bedroom Two_Bedroom

Unit Size

One_Bedroom, 
108, 69%

Studio, 40, 26%

Two_Bedroom, 
8, 5%

Unit Mix

Row Labels Unit Area Unit Count
Two_Bedroom 1,057 8

Unit-B1 1,111 2
Unit B2 1,121 4
Unit B3 874 2

Studio 423 40
Unit S1 407 36
Unit S2 570 4

One_Bedroom 563 108
Unit A1 568 18
Unit A2 694 36
Unit A3 485 36
Unit A4 455 18

Grand Total 553 156

`

Average Unit Size 553 Total Units 156

Sum of Area Column Labels

Row Labels Amenity Circulation Residential Service Grand Total Tower Update Site Area

Level-00-B1 872 349 1,221 Total Units 156
Level-01 4,215 872 349 5,436 Average Unit Size 553
Level-02 1,220 2,280 349 3,849 Net Leasable 86,232
Level-03 1,342 8,389 349 10,080 Total SF 121,144
Level-04 1,342 8,389 349 10,080
Level-05 1,342 8,389 349 10,080
Level-06 1,342 8,389 349 10,080 Reduce parking to account for assumed lost spaces
Level-07 1,342 8,389 349 10,080
Level-08 1,342 8,389 349 10,080
Level-09 1,342 8,389 349 10,080
Level-10 1,342 8,389 349 10,080
Level-11 1,342 8,389 349 10,080
Level-12 1,279 8,454 349 10,082
Level-Roof 521 349 870
Amenity 8,972 8,972
Grand Total 13,186 16,840 86,232 4,886 121,144

Row Labels Unit Area Unit Count

423

563

1,057

Studio One_Bedroom Two_Bedroom

Unit Size

One_Bedroom, 
108, 69%

Studio, 40, 26%

Two_Bedroom, 
8, 5%

Unit Mix

BIKE PARKING         OUTSIDE DOWNTOWN AREA (PER SMMC 27.64.262 (f)(2)(A))

LONG-TERM SHORT-TERM

REQUIRED PROVIDED REQUIRED PROVIDED

STUDIO 1.0 PER UNIT 40 0.05 PER UNIT 2

ONE-BEDROOM 1.0 PER UNIT 108 0.05 PER UNIT 6

TWO-BEDROOM 1.25 PER UNIT 10 0.1 PER UNIT 1

TOTAL 158 9

DENSITY      (PER GENERAL PLAN 2040 LAND USE MAP)

ALLOWED PROVIDED PROVIDED AFTER SUBDIVISION

R4 (OVERLAY DISTRICT)

100-130 DU/AC 45 DU/AC 421 DU/AC

SETBACKS         (PER SMMC 27.30.060)

REQUIRED
EXISTING/PROVIDED

C3 C4

FRONT 10’ 22.72’

BUILD-TO-LINE ALLOWED FOR 50% MAX OF THE FRONTAGE 40%

FAR          (PER SMMC 27.34.050 (a))

ALLOWED EXISTING/PROVIDED

C3-1 C4-1 R4 (OVERLAY DISTRICT)

1.0 1.0 2.0 1.4

HEIGHT          (PER SAN MATEO BUILDING HEIGHT PLAN)

ALLOWED
EXISTING/PROVIDED

C3 C4 PER GENERAL PLAN 2040 LAND USE 
MAP

40’-55’ 30’ +/-175’

5-8 STORIES 12 STORIES + 1 LEVEL OF BASEMENT

DEFINITIONS:
1. F.A.R. PER SAN MATEO ZONING CODE IS THE GROSS FLOOR AREA OF THE BUILDINGS ON A ZONING PLOT DIVIDED BY THE NET LOT AREA AND SHALL NOT INCLUDE THE FOLLOWING: OFF-STREET 
PARKING AND LOADING FACILITIES, INCLUDING AISLES, RAMPS, AND MANEUVERING SPACE.
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NOTE: 
THE SCOPE OF PROJECT IS TO CONVERT 
THE EXISTING OFFICE TOWER 
(BUILDING T) TO RESIDENTIAL. THE 
REST OF THE SITE WILL REMAIN.
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MATERIAL KEY: 

W - NEW WINDOWS TO MATCH EXISTING

ST - EXISTING STOREFORNT TO REMAIN

CP - EXISTING PRECAST CONCRETE PANELS TO REMAIN

NOTE: 
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LOWEST ADJACENT GRADE
ABOVE SEA ELEV. 13.00’
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 C
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21’

32’

3 (GARAGE)
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P

A2.3
2121 EL CAMINO REAL
SAN MATEO, CA
TCA # 2025-066 

NOVEMBER 3, 2025
PRELIMINARY APPLICATION SB 330 ELEVATIONS

MATERIAL KEY: 

W - NEW WINDOWS TO MATCH EXISTING

ST - EXISTING STOREFORNT TO REMAIN

CP - EXISTING PRECAST CONCRETE PANELS TO REMAIN

NOTE: 
NO CHANGE IS PROPOSED TO EXISTING ELEVATIONS 

W CPST

LEVEL 2
ELEV. +23’-0”

LEVEL 1
ELEV. +0’-0” 

ABOVE SEA ELEV. 17.00’

LEVEL 3
ELEV. +34’-6”

LEVEL 4
ELEV. +46’-0”

LEVEL 5
ELEV. +57’-6”

LEVEL 7
ELEV. +80’-6”

LEVEL 6
ELEV. +69’-0”

LEVEL 8
ELEV. +92’-0”

LEVEL 9
ELEV. +103’-6”

LEVEL 10
ELEV. +115’-0”

LEVEL 11
ELEV. +126’-6”

LEVEL 12
ELEV. +138’-0”

ROOF
ELEV. +150’-6”

TOP OF STAIR
ELEV. +162’-1”

TOP OF MECH. EQUIP
ELEV. +175’-0”

TOP OF PARAPET
ELEV. +155’-0”

HI
GH

ES
T 

OC
CU

PI
ED

 F
LO

OR
 1

42
’-0

”
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C 

BU
IL

DI
NG

 H
EI

GH
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’-6
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’-6
”

11
’-6
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”
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LOWEST ADJACENT GRADE
ABOVE SEA ELEV. 13.00’

ZO
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 C
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”

M
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GH
T 
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21’

32’

3 (GARAGE)
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A2.4
2121 EL CAMINO REAL
SAN MATEO, CA
TCA # 2025-066 

NOVEMBER 3, 2025
PRELIMINARY APPLICATION SB 330 ELEVATIONS

EL CAMINO 
REAL

EL 13.5’

EL CAMINO REAL

MATERIAL KEY: 

W - NEW WINDOWS TO MATCH EXISTING

ST - EXISTING STOREFORNT TO REMAIN

CP - EXISTING PRECAST CONCRETE PANELS TO REMAIN

NOTE: 
NO CHANGE IS PROPOSED TO EXISTING ELEVATIONS 

W CPST

LEVEL 2
ELEV. +23’-0”

LEVEL 1
ELEV. +0’-0” 

ABOVE SEA ELEV. 17.00’

LEVEL 3
ELEV. +34’-6”

LEVEL 4
ELEV. +46’-0”

LEVEL 5
ELEV. +57’-6”

LEVEL 7
ELEV. +80’-6”

LEVEL 6
ELEV. +69’-0”

LEVEL 8
ELEV. +92’-0”

LEVEL 9
ELEV. +103’-6”

LEVEL 10
ELEV. +115’-0”

LEVEL 11
ELEV. +126’-6”

LEVEL 12
ELEV. +138’-0”

ROOF
ELEV. +150’-6”

TOP OF STAIR
ELEV. +162’-1”

TOP OF MECH. EQUIP
ELEV. +175’-0”

TOP OF PARAPET
ELEV. +155’-0”

HI
GH

ES
T 
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CU

PI
ED

 F
LO

OR
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42
’-0

”
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”
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”
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”
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’-6
”
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’-6

”
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’-6
”
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’-6

”
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’-6
”
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’-6

”
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’-6
”

11
’-6

”
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’-6
”

LOWEST ADJACENT GRADE
ABOVE SEA ELEV. 13.00’
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 C
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0’
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”

M
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. H
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16’

32’

64’

LEGEND

LOBBY / LEASING / AMENITY

VERTICAL CIRCULATION

CORRIDOR

UNITS

PARKING

BOH

PL

3 (GARAGE)

3

4

1

2

5

P

A3.1
2121 EL CAMINO REAL
SAN MATEO, CA
TCA # 2025-066 

NOVEMBER 3, 2025
PRELIMINARY APPLICATION SB 330 SECTION

PL

LEVEL 2
ELEV. +23’-0”

LEVEL 1
ELEV. +0’-0” 

ABOVE SEA ELEV. 17.00’

LEVEL 3
ELEV. +34’-6”

LEVEL 4
ELEV. +46’-0”

LEVEL 5
ELEV. +57’-6”

LEVEL 7
ELEV. +80’-6”

LEVEL 6
ELEV. +69’-0”

LEVEL 8
ELEV. +92’-0”

ROOF
ELEV. +150’-6”

TOP OF STAIR
ELEV. +162’-1”

TOP OF MECH.EQUIP
ELEV. +175’-0”

TOP OF PARAPET
ELEV. +157’-0”

11
’-6

”
23

’-0
”

11
’-6

”
11

’-6
”

11
’-6

”
11

’-6
”

11
’-6

”
12

’-6
”

BASEMENT LEVEL
ELEV. -9’-0”

EL CAMINO 
REAL

EL CAMINO REAL

PALM AVE

DEFINITIONS:
1. BUILDING HEIGHT PER CBC IS THE VERTICAL DISTANCE FROM GRADE PLANE TO THE AVERAGE HEIGHT OF THE HIGHEST ROOF SURFACE.
2. BUILDING HEIGHT PER SAN MATEO ZONING CODE IS THE VERTICAL DISTANCE, MEASURED FROM EXISTING GRADE AT ANY POINT ALONG THE PERIMETER OF A BUILDING, TO THE HIGHEST PLATE LINE 
OF THE STRUCTURE DIRECTLY ABOVE THAT POINT, REGARDLESS OF WHETHER THAT POINT IS ON THE SAME PLANE AS THE BUILDING WHERE IT TOUCHES THE GROUND.

EL 13.00’
EL 17.00’

EL 8.00’

LEVEL 9
ELEV. +103’-6”

11
’-6

”

LEVEL 10
ELEV. +115’-0”

11
’-6

”

LEVEL 11
ELEV. +126’-6”

11
’-6

”

LEVEL 12
ELEV. +138’-0”

11
’-6

”

UNITS

LOBBY/LEASING

GARAGE

BUILDING 5 (EXISTING TO REMAIN) BUILDING 3. GARAGE (EXISTING TO REMAIN)






