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Agenda

1. Context: Why update zoning?

2. Basics of zoning

3. Zoning barriers in SMC (+mini Q&A)
4. Best practices for zoning reform

5. Beyond zoning

6. Engaging in San Mateo and beyond
7. Q&A!
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Speakers Alfred Twu

Berkeley Planning Commissioner &

Rent Board Commissioner
« Elaineis a housing architectand 4  Alfred has worked on '

Elaine Uang, Van Meter William Pollack

advocate. At VMWP, she led Berkeley's Southside
teams to realize affordable Plan, Middle Housing
senior, educator, veterans, and ordinance, and also
family housing. She lives with works as an architect
her family in Palo Alto, and and artist.

served on the Comprehensive
Plan and Housing Element
committees & co-founded Palo
Alto Forward
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Density Uses
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Form Based Code

Any Number of Homes as Long as it Fits!

v

v
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Some also allow nonresidential uses
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SAN FRANCISCO BAY

Why update zoning?

-~

o (ities must plan for new homes =@

~

e Many communities updating
Zoning now

o Redwood City Downtown Area
Plan

o San Carlos Downtown Plan

o Daly City, SSF, San Carlos, Belmont,
Menlo Park, and many others 8

u pdate d ZO n i n g fo r H E Source: ESRI, 2022; City of San Mateo, 2023; PlaceWorks, 2024
{2 city Limits —— Caltrain I Parcels that conform to Measure Y
In San Mateo, Measure Twas just o= 205 ewen
the beginning! ﬁ
8 EE%S ESRIS’|\-II ||G=
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R1 SINGLE FAMILY ZONING BARRIERS

= o SETBACKS
= I
i o FAR-FLOOR AREA RATIO
I ng 4 DAYLIGHT PLANES & HEIGHTS
il | o PARKING REQUIREMENTS
e
TC | 0‘&;
8
. &Q@K
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YARDS (SETBACKS)

Interior Lots YARDS (SETBACKS)

Corner Lots

20' Minimum to Garage
From Sireet Property Line

Front Yard i w, Fear Yarg.
25 (R1-A)

15 (R1B & C) 20" Minimum to Garage

From Sireet Property Line

25 (R1-A)

& ‘

. 10° Minimum | Street Side Yard
For Second Stories. 15% of fot width, Minimum 7.5

\ Maximumi5' (R1-B & C)
Maximum 25 (R1-A;

CROSS SECTION OF
THE DAYLIGHT PLANE

=

E 12'

SIDE PROPERTY LINE
11

Rear Yard:

Single-Family Dwellings

Under 3,000 sq. ft. of
floor area*

2 garage spaces

3,000-3,749 sq. ft. of
floor area*

2 garage spaces plus 1 additional space. Additional space may be
uncovered.

3,750 sq. ft. of floor
area* and above

Requirements above plus 1 additional space for each 750 sq. ft. of
floor area*. Additional spaces may be uncovered.

* Excluding enclosed parking facilities, uninhabitable accessory structures and covered patios.

(c) Location in required yards. Required parking may not be located within a required front
yard or side yard.

e
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YOU CAN'T USE A WHOLE LOT -
R1 SINGLE FAMILY ZONES

o SETBACKS
o FRONT 20}
o INTERIOR SIDE 5-7°
o STREETSIDE: 7.5°0R 15% WIDTH
o REAR15°LEVEL 1,25 LEVEL 2

o DAYLIGHT PLANES
o 12’AT PROPERTY LINE, 45 DEGREE ANGLE

o HEIGHT -
o 24'WALL PLATE (2 STORIES)
o 32'TOROOF

o FLOOR AREARATIO
o 0.4FORR1-A, 0.5FORR1-B &R-1C TYPICAL R1 LOT, 50°X 120’ CORNER s

HHHHHHH
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R3 MIDDLE HOUSING ZONING BARRIERS

o SETBACKS

o HEIGHTS/STORIES

o OPEN SPACE REQUIREMENTS
o PARKING REQUIREMENTS

HHHHHHH
3 LEADERSHIP
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MISSING MIDDLE: R3 MULTI FAMILY ZONES

o SETBACKS:
o ((FRONT 15’'MIN

o | SIDE 6’MIN 2 STORIES, %2> HEIGHT 3 STORIES
o { REAR 15’MIN OR %2 HEIGHT

le HEIGHT: GENERAL PLAN 2040
"« FLOOR AREA RATIO (FAR) 0.85

Building Height/Setback Example

R3 Zoned, 3-story, Interior Lot, Multi-family Project
(If not directly adjacent to an R1 or R2 property)

B This concept Is llustrated for the right side, but

|
s would be applicable al any point along the
oh T flbe Sathack BRIG nermetar o ™
—————— m Setback on right side may be 6 fest since the 3rd
| story is set back at least 25% of the building width
| on that side.
o B Setback on left side must be 1/2 half the bullding
| mJg‘ﬂ helght (15' based on assumed 30' plate helght)
¥ v + width
5 : widh) | o, 100 Property
| f————— 79— Bulding widih
th:, ;' t 75— (25% of buldng width)
| 3rd story
oraaim e
1t & 2nd stories 1L5' Front Setback 15— 1ot story s
100" & + 4
-4 - ; =
Plan View Eeashon HOUSING
not to scale) (not to scale)
(not to scale) soal 14 LEADERSHIP
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R3 MIDDLE HOUSING MULTI FAMILY ZONES

o MINIMUM UNIT SIZE STANDARDS
o 1BEDROOM - 540 SF
o 2BEDROOM - 750 SF
o 3 BEDROOM - 960 SF

o PARKING REQUIREMENTS

o (1 BEDROOM - 1.8 SPACES/UNIT ~540 SF |

o | 2 BEDROOM - 2.0 SPACES/UNIT ~600SF | |

o | 3 BEDROOM- 2.2 SPACES/UNIT~660SF | °
> PEDRUOM - 2.2 SPALES/ANTT =000 5F

o OPEN SPACE REQUIREMENT 200 SF/UNIF
o 1BEDROOM - 200 SF ’
o 2 BEDROOM - 400 SF
o 35 BEDROOM-600 SF

15

),

size for 2 parking spaces: 650 FT?

2 BEDROOM APARTMENT

1.5 PARKING SPACES
INCLUDING AISLES




CASE STUDY: R3 MULTI FAMILY ZONES

_ UNIT MIN UNIT | #PARKING SPACES | MIN TOTAL BLDG | OPEN SPACE

TYPICAL 50 x 150 LOT = 7500 SF TYPE SIZE (300 SF/SPACE) SF (200 SF/BDRM)
FAR 0.85x 7500 SF = 6,375 SF {-BDRM | 540 5F 1.8 SPACES X 300 SF | 540 SF + 540 SF =

o INCLUDES RESIDENTIAL UNIT & = 540 SF 1080 SF 200 SF

COVERED PARKING SQUARE FEET
= 3-80RM | 750 <F 2.0 SPACES X 300 SF | 750 SF + 600 SF =

SETBACKS & BUILDABLE AREA = 600 SF 1350 SF 400 SF

o FOR 2 STORY BLDG = 4380 SF < BDRM | 960 SF %.2650%&5 X 300 SF 22(2)05; 660 SF = 0

o FOR 3 STORY BLDG = 2120 SF - 20U oF 202U OF

HOW MANY & WHAT TYPE OF UNITS FIT IN 6,375 SF?

16
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CASE STUDIES: R3 MULTI FAMILY ZONES




/==.,.. A, “"‘7 .— MIXED USE CBD - ZONING BARRIERS
g T . SETBACKS
] e “ o UPPER FLOOR DAYLIGHT PLANES

Li<ey I £ BT o PARKING REQUIREMENTS
o FIRE EXITING
o HEIGHT MEASUREMENT DATUM

DAL AVE C4'15 -
i C1-3/R5 o

C 153IR5
QrR6D O
&
R6-D/SC
b,o
i @%
&
O | HOUSING
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CBD ZONING CODE SNIPPETS

Building Additional
Yard
. Height Yard
Requirement :
Standard | Requirement
Buildings Building Portions of
shall be set height at the building
back a the over 30 feet
minimum of setback in height
15 feetto a line shall shall be
maximum of be a setback a
20 feet from minimum minimum of 8
the Third and of 20 feet | feet behind
Fourth toa the front
Avenue maximum | building
property lines | of 30 facade as
for at least feet. established
60% of the in
building conformance
frontage. with the "yard

requirement”
column.

Building/Structure . .
Bulk Dimensions

Height (Feet)
0 thru 55 No limitation
56 thru 75 Above fifty-five (55)

feet maximum
building dimension
of 150 lineal feet and
maximum diagonal
dimension of 170
lineal feet.

(2) Bulk is measured as illustrated in the
following diagrams:

STREET WALL AREA

BUILDING HEIGHT (MEASURED FROM
GRADE TO PLATE LINE)

STREET WALL HEIGHT EQUAL
TO THE GREATER OF A OR 36 FEET W

MIDPOINT OF PUBLIC A STREET GRADE
RIGHT-OF-WAY



CBD PARKING REQUIREMENTS

MINIMUM PARKING STALLS REQUIRED (i P ornd | k.
STALLS PER 1,000 GROSS SQUARE FEET OF FLOOR AREA T = : AR
EXCEPT WHERE OTHERWISE INDICATED iE - 5 :
g
Use Empl-oyeel Visitor/ Total :?,
Resident Customer | -
5 N 1
(D) Residential uses (within the 7 : : g
Retail Core Subarea as defined : : |5
lo
in the Downtown Specific Plan) I 15
[ |
k |
Studio 1.0 per unit 0.2 1.2 per unit - e
1 bedroom 1.3 per unit 0.2 15perunit | |
2 BEDROOM APARTMENT 1.5 PARKING SPACES
I 900 FT? INCLUDING AISLES
2 bedrooms 1.5 per unit 0.2 1.7 per unit ° \ 488 FT* /
3 or more bedrooms 1.8 per unit 0.2 2.0 per unit
§ |
o
(5) Location of Parking. Surface parking shall not be permitted within 50 feet of j[
property lines designated for required retail frontage and shall be required to be located
HOUSING
behind a building meeting the requirements of this fitle. LEADERSHIP
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CASE STUDY: CBD MULTI FAMILY ZONES




CASE STUDY: CBD MULTI FAMILY ZONES







Practices + Case
udies (Alfred in general,
" Flaine focused on
| ureSidentialn)




_/_

Berkeley
Southside Plan - C-T Zone

o Commercial district ] = .
o Small lots Rt
e Transit access e T

Height: 85 feet max
Yards: None Required
Density: No Limit
Parking: None Required




Berkeley Demolition Ordinance
Protects existing tenants when their building is redeveloped.

I « Relocation Payment

h o Replacement Units

- 1
1

: o Right to Return
26 S
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Ground Floor Retail
How to avoid vacancies

o Floorplan shape & size

o Live-work units
o Sidewalk width

HHHHHHH
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\ !/

Zoni 1g changes are necessary,
~ but not sufficient (Elaine)




MO" AGENCIES, MO’ PROBLEMS

» CPLANNING DEPARTMENT - ZONING COMPLIANCE

BUILDING DEPARTMENT - BLDG/STRUCT/MEP PERMIT
FIRE DEPARTMENT - FIRE ACCESS, ALARM/SPRINKLERS

PUBLIC WORKS
o TENTATIVE/FINAL MAPS, LOT SPLITS

o SIDEWALKS, STREET WORK, CURB CUTS, STREET LIGHTS, TREES

o STORMWATER, SEWER CONNECTION
ELECTRIC & GAS CONNECTION (PG&E)
WATER CONNECTION (CAL WATER)
COMMUNICATIONS (AT&T, COMCAST, SONIC)

29

ZONING IS ONLY STEP ONE IN THE
PROCESS TO BUILDING HOUSING!!

THERE ARE MANY OTHER AGENCIES
TO WORK WITH AND REGULATORY
HURDLES TO DEALWITH

e

HOUSING
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FEES, FEES, FEES

Childcare Development Fee Transportation Improvement Fee Housing Impact Fees for Residential Development Projects

Fee Per Square Foot of Net New Residential

SMMC Chapter 23.65 established a childcare development fee
to fund childcare facilities necessitated by new development.

SMMC Chapter 27.13 established a transportation
improvement fee for new development to fund City-wide
traffic improvements to mitigate the cumulative impacts of

Type of Residential Unit Floor Area

$0 per square foot for the first 2,500 sq ft

Single-Family Detached Home (1 unit)

Land Use Catego Unit Fee 5.00 h foot 2,500
- i gory new development and to accommodate future development. :5 BEREER fsqtu:rethoof o‘;ezr -
Single-Family Detached Home (2 to 4 units) Soier!) i s s g
Single-family Per Dwelling $4,677.29 Land Use Category Unit Fee $12.50 per each square foot over 2,500
Multi-family Per Dwelling  $3,373.46 Residential S"Ttg')e"Fam"y Retashediomei(aer mors ey
units
ingle-famil Per Dwellin 7,348.46
. g 2 24 g > PFownhomes & Condominiums (4 or fewer ~ $5 per square foot for the first 2,500 sq ft Ty
Park In-Lieu/Impact Fee It-famil lli
ulti-family Per Dwelling $3,711.23 nits)** $12.50 per each square foot over 2,500 _
The City’s Park In-Lieu and Impact fees on new residential Wastewater Capacity Charge Apartments (any development size) $T0
development were established to accommodate the increased
. . SMMC Chapter 7.38 established a wastewater capacity charge OTHER AGENCY REVIEW FEES
demand for park and recreation facilities. SMMC Chapter 13.05 : THE FOLLOWING FEES ARE SET BY OTHER ORDINANCES AND ARE SUBJECT TO CHANGE
established the impact fee on new residential development for:all new/developmentsito recoveria proportionate share of Department of Public Works
4 s costs for existing and future wastewater system facilities and Review $400
that does not include a subdivision map, and SMMC Chapter —__—"l . nfw - expanded contisctions “to ‘tha City Each additional service (Review or Site Inspections, see Note 6) $100
g Facfe i 3 Environmental Health Services
M established the in-lieu fee on new residential wastewater systems Planning Application Review (septic and/or well, hazardous material, food facility) $1,640
developments that includes a subdivision map. . Sewered Land Division Application $1,312
Unsewered Land Division Application (12 hr retainer) $3,936
. . i i i Land Use Service Hourly Rate 328
Dwelling Unit Types Fee Residential Unit Fee e $1$,640
L $28,627.00/unit  Single-Family Per Dwelling $11,772.66 San Mateo County Fire Review (See Note 7)
- . Single Family $187
Multi-family 2-4 Units $28,140.00/unit =rarsiy Multi Family $374
Multi-family 5+ UNitS......ccooeeveeeiienieiieceeiceeene $20,448.00/unit Studio/1-bedroom Per Dwelling $5,885.74 Py Commene 24
2 badicom Per Dwelling $9,810.36 Commercial Tenant Improvement $187
3+-bedroom Per Dwelling $11,772.66
- HOUSING




FIRE EXITS/STAIRS

4.106.4.2.1 New Construction. Fifteen percent (15%) of dwelling units with parking
spaces shall be EVCS with Level 2 EV Ready. ALMS shall be permitted to reduce load

when multiple vehicles are charging. Eighty-five percent (85%) of dwelling units with

parking spaces shall be provided with a Low Power Level 2 EV Ready space. EV ready
spaces and EVCS in multifamily developments shall comply with California Building Code,

Chapter 11A, Section 1109A. EVCS shall comply with the accessibility provisions for EV

chargers in the California Building Code, Chapter 11B.

Note: The total number of EV spaces should be one-hundred percent (100%) of dwelling
units or one-hundred percent (100%) of parking spaces, whichever is less.

EV CHARGING

(

S ENEL

Long-term stay multipl

(i.e., apartr 0
NFPA
1009% 0

Maximum stories

Type llIA

Type lIB

e-family facilities (R-2) and Short-term (R-1)
nvents, dormitories, fraternities and sororities for R-2; hotels and motels for R-1)

TypeVA

TypeVB

Maximum building
height(ft)

85

75

70

W

(at maximum
permitted stories)
(ft?)

c/U,UUu

TOU 000

4230,U0UU

Single floor area
(ft?)

90,000

60,000

45,000

26,250

Total building area
(ft?), single-story
building

114,000

76,000

57,000

33,250

Total building area
(ft?), two-story

building

180,000

120,000

90,000

52,500

ZONING/BUILDING CODE MISALIGNMENT
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“Engaging in the City of San
Mateo (or other cities!)




Zoning District Dwellings Dwellings (ugg;?:?
(High Density))  (High Density))

Building Type Mid-Rise High-Rise Mid-Rise High-Rise

Next Steps

Density (du/net ac)
Minimum
If within 1/2 mile radius of a Caltrain Station (TOD
area) per the GP Land Use Map with 5+ units 50 >0 >0 0
All other projects with 5+ units - - 30 50
Maximum 99 130 99 130
_ . ) ) Non-Residential: Non-Residential
Residential Residential 62/4 76/5
i Project stories; Only: Only:
HER Ly Tyee (s} I/ stories i o Mixed-Use with | Mixed-Use with
68/6 90/8 i > ; ;
= Residential: 75 /6 | Residential: 98 /
Parcel Area (sq. ft) 10,000
Length (ft) 100
Width (ft) 100
: Setbacks (min) (ft)
Front and Street Side 0
If Across from Very-Low/Low Density District 5
If Abutting Very-Low/Low Density District 10
Side 0
If Abutting Very-Low/Low Density District 10
Rear 5
0.8 Miles
Source: ESRI, 2022; City of San Mateo, 2023; PlaceWorks, 2024 If Adjacent to Very-Low/Low Densnty District 15
{23 city Limis 7 i Open Space (per unit) (min.) (ft)
|| Sphere of Influence @ Caltrain Station
[ study Aveas 771 Y, Mile Radius Around Caltrain | Common Usable 200 (10 ft. min. dimension)

54 Private Usable 50 (5 ft. min. dimension)




L
Project Timeline

2025 2026 2027
Project Tasks [sun o auG ser ocT WOV OEC|IAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC|IAN FEB MAR APR MAY JUN UL AUG SEP |

d) Project Adminisiraion and Management

L1 Prmpct ek 0¥ Mosting

1.2, Werty Mastings wion Ciny Soatt

1.3 Ky Frogren Mewtings seih Cy et

L4 Moget Svebite

15 Ovgokng Progecs Manags meet

(3 Zoning Code Assessment - Research, Anclysis and Phasing Plon
L1 Bt Pt Reseah

24 Cormisturny ndysn of Othes Gy Maw

2%, Daft Framwewsts Cutine

25 Przpet Pruning Mas

(3 Community Outreach and Engagement
A1 Curmman iy Oumremch srd G0 pagureant M

13.c e Sareen
13 Sshatokder Mevtings

A4 Corvman iy Meomagy

1.4 et v ]
(4 Environmental Document (CEQA)
A1 ritiete CEOA Process - Muse | &=

A2 Frapct Dvacrgnas e | pe=rd

A1 Adverkirative Drefk Addendam - e 1 O pminm

A4 Sreeranech Drah Addandam - Prune | [ |

A5 Fral Addendum - Prase 1 ]

A4 Motce of Determration - Phase 1 [}

A vt CICA Process - Plawe )
AL Pragect Dpscrption - Phae J
A% Adeenirative Dve® Rddendum  Manse | _

A1 reerchack Draht Addends m - Phaes ) =
A1 Nirwl Adderdar - Mase 1 [ ]

A1 Natce of Dwtm mraton - Muse J ==
(5 Updates o Joning Code. Toning Map and Relcted Municipal Codes
L1 7vame | Advanranre Orak Josng Cade Amendenomn _

32 Fhase | Pubie Sevew Dvall foeeyg Cotie Amendee sty ]

L7 Pruane | Reviec Lot Josng Cade Areadreey f o w— |

3.8 Pume 1 P Toring Code Amesdrerts

A3 M2 Ovalt domwry Cotie A rversdon =
54 Praw 2 FubAc Bev ew Dnaft Joeing Coce Ammema ntt
57 Mot 2 Reviied Drak 2oneg Code Arendeseresy | g

B e T [ )
59 Mawnrg Cammiisar and Ty Coancl S3ady Sevuans

(6 Zoning Code Amendment Adoption Hearings
6.1 Phase L dowing Code Adepoe Hearrg Mirerss

B PR | Janing Cade ATOPEOR MERIEES ANPGRS - Manving Civwristion M@ CTy Caunil 1

63 Prase 2 Joreng Code Adoptsae Hearrg Materias

( B4 Phase ! Doy Code Aduptoe Heasvgs 2eadencr  Parvery Comerissbon arel Gy Comancd “

7 ) Implementation Plan

7.1 Dol ingementanen X ae

72 s weplerrartaton Tan

)
7R S e Lyeiaces ot by HOUSING
T4 521 Ty 1

B Place'Works Precaration of Project Task NI 553 Review of Work Products BN Fubic Review of Wark Products * Meetings- Conference Cats or In-Person



City of
San Mateo
Zoning Map
LEGEND

Zoning Districts
So tcn o i Zowg Dt
I G- Neighborhood Commercia
C2- Regional/Ce it
TRy commnty
C3- RegionalCommuniy
“ Commercial
[0 G- Senvice Commercal
I CE0-Cental Business
CBDIS- Centrl Business Support

e Make zoning simple!

ey
Nl X

o Standardize wherever possible | .

e Allow maximum rules

B 41- Manutacturing
S———
[ -
| [0 R1C- One Family Dweliing "C"
[ —
".‘/ = &Wgzﬁ}mﬂy Dwelings
[ ] mgr&"‘ﬁ%‘"‘" Dwelings
- o
v o s

A Agricultural

e Support mixed use neighborhoods

[Z0 BMSP- Bay Meadows Specific Plan
[ TC- Transportation Corridor
| TOD- Transit Orented Development
Disticts Noted on Map:

o Neighborhood retail is good

"} san Mateo City Limits
B a0 Francisco Bay & Lagoon
Assessor Parcels

e Provide incentives, not mandates

repared by
Planning Division
February 2017

HOUSING
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A few more asks

Legalize Missing Middle Leverage State Law

e Optinto SB 10 e SB7/9is good-let’s encourage its use!
e Encourage small apartments e Streamlining reduces staff work,

o Remove arbitrary barriers to small-lot community opposition

development e ADUs,SB9,AB 1123 all have potential

o Minimum lot size, width, FAR, etc

o Focus on basic form, ODS

HOUSING
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When should you ask for it?

City Council Meeting
February 23

Write personal letters to
citycouncil@cityofsanmateo.org

Write personal letters to
citycouncil@cityofsanmateo.org

HOUSING
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Support your friendly neighborhood housing orgs!

ONE
‘ SAN
HO

MATEO

LEADERSHIP
COUNCIL
Stay up to date with HLC Contact Karyl Eldridge at
Newsletters or contact Jeremy keldridge@cbnorcal.com to join

HHHHHHH
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Share feedback with us!

HHHHHHH
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Analysis
Needs of community
- Constraints to affordable homes
- Affirmatively Furthering Fair
element? . Housing focused primarily on sites
~ R el [ B and zoning

‘What is in a Ahdusmg H

Site Inventory
Law enforced more strongly

- Cities must respond to public
comments
- Larger scope, including equity




Legislative Process in Cities

e Council member has an idea

e Majority of council likes the idea

e Staff drafts ordinance

e May have ‘community input”

o Surveys, letters to properties

o Special public meetings, study sessions

e First reading, second reading...
o (an be waived or adopted without readings
o Each "reading” has a public hearing

o Approval by majority vote /1\

HOUSING
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YOU CAN'T USE A WHOLE LOT -
R1 SINGLE FAMILY ZONES

o SETBACKS
o FRONT 20}
o INTERIOR SIDE 5-7°
o STREETSIDE: 7.5°0R 15% WIDTH
o REAR15°LEVEL 1,25 LEVEL 2

o DAYLIGHT PLANES
o 12’AT PROPERTY LINE, 45 DEGREE ANGLE

o HEIGHT -
o 24'WALL PLATE (2 STORIES)
o 32'TOROOF

o FLOOR AREARATIO
o 0.4FORR1-A, 0.5FORR1-B &R-1C TYPICAL R1 LOT, 50°X 120’ CORNER s

HHHHHHH
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TYPICALR1 LOT, 50°X 1207 INFILL




CASE STUDIES: R3 MULTI FAMILY ZONES

HHHHHHH
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