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  The current zoning supports the existing land uses.  Country Club 
Park is zoned R-1/S-10 (One Family Residential, 20,000 square feet 
minimum lot size). 

 
 b. Development Potential 
 
  Although Broadmoor Village is fully developed, changing social and 

economic forces may warrant the reuse of certain structures.  For 
example, given the current trend of declining school enrollment, it 
is possible that one of the two elementary schools may be closed at 
some future date.  At that time, the County must consider alterna-
tive uses for the site, taking into account the impact of various 
uses on the surrounding residential area. 

 
  The western half of Colma, between El Camino and Interstate 280 

contains two large undeveloped parcels.  These vacant parcels have 
high accessibility and are located in the midst of an otherwise 
intensively developed area.  The present zoning allows commercial 
and industrial uses on these parcels. 

 
  Although Country Club Park is almost entirely developed, the large 

lots and the generally flat terrain presents the potential for 
increased density.  At the present time, however, increased density 
in Country Club Park may be constrained because there are no 
sanitary sewers. 

 
2. Mid-Bayside 
 
 Burlingame Hills, adjacent to the corporate limits of Burlingame and 

Hillsborough, comprises 156 acres of hillside land overlooking San 
Francisco Bay.  The area's first subdivision was platted in 1912 when 
the Mid-Bayside was growing rapidly.  The population of Burlingame Hills 
is 1,100 persons. 

 
 Highlands/Baywood Park, adjacent to the City of San Mateo and the Town 

of Hillsborough, occupies 1,251 acres of land immediately east of 
Crystal Springs Lakes.  Originally subdivided in the 1950's, this neigh-
borhood was developed during a great surge of development activity that 
occurred on the Bayside following World War II.  Presently, 4,500 
persons reside in the Highlands/Baywood Park neighborhood. 

 
 Devonshire lies on the western edge of the City of San Carlos.  First 

subdivided in the late 1920's, it covers nearly 300 acres and holds a 
population of 700. 

 
 a. Current Land Use Pattern and Zoning 
 
  Burlingame Hills is a neighborhood of low and medium low density 

(0.3-6 dwelling units/net acre) residential uses.  The neighborhood 
is divided into half acre lots; curvilinear streets, typical of the 
surrounding residential areas of Burlingame and Hillsborough, weave  
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  throughout the area.  The outer portions of this neighborhood are 
developed to a slightly higher density. 

 
  The current zoning in Burlingame Hills is consistent with the exist-

ing land use pattern.  The area is zoned R-1/S-9 (One Family Resi-
dential, 10,000 square feet minimum lot size) and R-1/S-10 (One 
Family Residential, 20,000 square feet minimum lot size). 

 
  The Highlands/Baywood Park is a residential neighborhood of medium 

low density (2.4-6.0 dwelling units/net acre).  Unlike most other 
urban neighborhoods, a large portion of the Highlands/Baywood Park 
area lies in open space uses, owing in part to the steep terrain.  
Within the residential area are churches, an elementary school and a 
community recreation facility.  Several County institutional facili-
ties, including Juvenile Hall and administrative offices, are 
clustered along Tower Road, near the southern edge of the Highlands.  
A small, neighborhood-oriented commercial center is located on 
Polhemus Road, a major thoroughfare.  Although located within the 
corporate limits of San Mateo, the center is the commercial core of 
the unincorporated Highlands/Baywood Park neighborhood. 

 
  The residential areas of the Highlands/Baywood Park are uniformly 

zoned R-1/S-8 (One Family Residential, 7,500 square feet minimum lot 
size) with the exception of two parcels zoned R-E/SS-107 (Residen-
tial Estates, 5 acre minimum lot size) and one parcel zoned R-3 
(Multiple Family Residential).  The open space areas are zoned RM 
(Resource Management).  The County institutional facilities are also 
zoned R-E (Residential Estates). 

 
  Devonshire is a single family residential neighborhood of low to 

medium low densities (0.3-6.0 dwelling units/net acre).  There are 
Uno other uses in this area. 

 
  Current zoning in Devonshire is R-1/S-7 (One Family Residential, 

5,000 square feet minimum lot size) and R-E/S-10 (Residential 
Estates, 20,000 square feet minimum lot size). 

 
 b. Development Potential 
 
  The land use pattern in Burlingame Hills is well established, and 

few lots remain undeveloped.  Some development of second units will 
likely occur. 

 
  Several large sites encompassing approximately 265 acres within the 

Highlands/Baywood Park neighborhood remain undeveloped (excluding 
watershed land).  Current zoning would allow approximately 90-120 
additional dwelling units in this area. 

 
  There are approximately 60 acres of undeveloped land in Devonshire.  

Development on most of this land, however, is constrained by steep 
slopes and limitations on sewer connections. 
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3. South Bayside 
 
 Palomar Park flanks the western edge of San Carlos.  It encompasses 

nearly 300 acres and supports a population of approximately 700 persons.  
It was first subdivided in the late 1920's, following the incorporation 
of San Carlos in 1925. 

 
 Emerald Lake Hills and Oak Knoll are located in the foothills over-

looking Redwood City.  This urban neighborhood is comprised of approxi-
mately 837 acres and is bounded by Redwood City, Woodside, Palomar Park 
and Edgewood County Park.  During the 1920's, the Emerald Lake area was 
a popular location for vacation homes, most of which have become perma-
nent residences.  The current population of Emerald Lake Hills and Oak 
Knoll is approximately 3,400 persons. 

 
 Adjoining Oak Knoll to the south is Kensington Square, a small residen-

tial neighborhood that encompasses approximately two city blocks.  The 
neighborhood is bounded on the west by Alameda de las Pulgas, and it 
extends one block east to include both sides of Upton Street.  The 
northern and southern edges are defined by Harding and Jefferson 
Avenues.  Kensington Square was initially subdivided in 1925 and 
currently supports a population of 200 persons. 

 
 The Sequoia Tract, wedged between Redwood City and Atherton, occupies an 

area of approximately 430 acres.  The Sequoia Tract was first subdivided 
after 1910, although much of the development did not occur until the 
1950's.  Just over 4,000 persons reside in this urban neighborhood. 

 
 West Menlo Park, bounded on the west, south and east by the City of 

Menlo Park and on the north by the Town of Atherton, encompasses an area 
of 354 acres.  Subdivision activity in this neighborhood began in 1889 
when the small village of Menlo Park served the needs of nearby estates 
and Stanford University.  The current population of West Menlo Park is 
approximately 4,400 persons. 

 
 Menlo Oaks is located in eastern Menlo Park, between Middlefield and Bay 

Roads, just south of the Atherton corporate limits.  Menlo Oaks is 
situated on 163 acres and supports a population of just over 700 
persons.  When Menlo Oaks was initially subdivided in 1910, it was 
adjacent to the largest and most ornate of the County's estates, James 
Flood's Linden Towers.  Although the estate lands have since been sub-
divided, Menlo Oaks and the surrounding residential neighborhoods retain 
much of the ambiance associated with the old rural estates. 

 
 Park Forest/Watkins is a small unincorporated neighborhood, bounded by 

Menlo Park and Atherton and situated between El Camino Real and the 
Southern Pacific Railroad tracks.  Subdivision activity in Park Forest/ 

 Watkins began in 1868.  Just over 400 persons presently reside in this 
small neighborhood. 
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 Stanford Weekend Acres is a small residential neighborhood wedged 
between San Francisquito Creek to the south and Alpine Road to the 
north.  An envelope of open space surrounds Weekend Acres, creating a 
buffer between the residential uses and nearby Interstate 280.  Nearly 
300 persons reside in this neighborhood. 

 
 Ladera occupies approximately 270 acres and is bounded by the open space 

lands of Stanford University and the corporate limits of Portola Valley.  
Ladera emerged from a series of subdivisions that were platted from 1948 
to 1965 and was developed to densities significantly higher than those 
in neighboring Portola Valley.  The current population of Ladera is 
nearly 1,600 persons. 

 
 a. Current Land Use Pattern and Zoning 
 
  Palomar Park is a single family residential neighborhood of low to 

medium low densities (0.3-6 dwelling units/net acre).  There are 
essentially no other uses in this area.  The zoning in Palomar Park 
is somewhat reflective of the terrain.  The lower flat lands sur-
rounding Edgewood Road and Alameda de las Pulgas are zoned R-1/S-9 
(One Family Residential, 10,000 square feet minimum lot size).  The 
steep, upper reaches of Palomar Park are zoned R-1/S-10 (One Family 
Residential, 20,000 square feet minimum lot size). 

 
  Emerald Lake Hills and Oak Knoll are residential neighborhoods 

consisting primarily of single family homes.  Some homes are on 
large lots of a half acre or more; others were built many years ago 
on small lots less than one-quarter acre in size.  The only uses 
aside from residential are a church and a nursery school, both 
located near the neighborhood's southern edge. 

 
  Emerald Lake Hills and Oak Knoll are currently zoned RH/S-18/DR 

(Residential Hillside).  This zoning designation, which was devised 
specifically to address the area's hilly character, permits single 
family homes on minimum lot sizes which are based on the average 
slope of the site.  The Design Review (DR) combining district 
contains guidelines on grading, landscaping, protection of views, 
vegetation, topography, location and exterior finishing of buildings 
and is attached to the RH District. 

 
  Kensington Square is a single family residential neighborhood of 

medium density.  Adjacent land uses are similar.  The entire neigh-
borhood is presently zoned R-1/S-7 (One Family Residential, 5,000 
square feet minimum lot size). 

 
  The Sequoia Tract is primarily a single family residential neighbor-

hood.  The area west of Alameda de las Pulgas contains Woodside High 
School and a small low density residential neighborhood.  The 
eastern portion of the neighborhood is predominantly residential and 
developed to slightly higher densities.  A diffuse mixture of com-
mercial, office, and multiple family residential uses stretch along 
the Woodside Road corridor. 
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  The current zoning in the Sequoia Tract reflects existing land 
uses.  The small area west of the Alameda is zoned R-E (Residential 
Estates) and R-1/S-9 (One Family Residential, 10,000 square feet 
minimum lot size).  The more intensely developed eastern portion is 
primarily zoned R-1/S-7 (One Family Residential) with a string of 
neighborhood commercial, office, parking and multi-family residen-
tial districts scattered along Woodside Road. 

 
  West Menlo Park is predominantly a single family residential neigh-

borhood of medium and medium low densities.  A small neighborhood 
commercial center which provides convenience services to the area is 
located at the core along the Alameda de las Pulgas.  Several multi-
family residential and small institutional uses are clustered around 
the commercial center. 

 
  The majority of West Menlo Park is zoned R-1/S-7 (One Family Resi-

dential), with lower density residential zones (R-1/S-8, R-1/S-9 and 
R-E/S-11) situated around the outer edges which border Atherton and 
Sharon Heights.  The commercial core is primarily zoned C-1 (Neigh-
borhood Commercial), although R-3 (Multi-Family Residential), O 
(Office) and P (Parking) districts are also located here. 

 
  Menlo Oaks is a low density (0.3-2.2 dwelling units/net acre), 

single family residential neighborhood.  The only nonresidential use 
in this neighborhood is a private elementary school, located on 
Peninsula Way, near the center of the neighborhood. 

 
  The current zoning in Menlo Oaks is R-1/S-9 and R-1/S-10 (Single 

Family Residential, 10,000 and 20,000 square feet minimum lot size).  
Unlike other residential neighborhoods, Menlo Oaks has a special 40-
foot setback requirement that is double the usual setback 
requirement. 

 
  Park Forest/Watkins supports a substantial variety of land uses.  

Commercial uses front along El Camino Real, forming the western edge 
of the neighborhood.  Behind the commercial uses are two distinct 
residential districts.  The southern residential area is composed of 
multi-family dwellings which are built around large, private 
interior court yards.  The northern residential area is comprised of 
more typical single family residences. 

 
  The current zoning in Park Forest/Watkins corresponds with the 

existing land use pattern.  The commercial uses along El Camino are 
zoned C-1 (Neighborhood Commercial) and P (Parking).  The multi-
family residential district located behind the commercial district 
employs a special combining district (SS-110) which requires an open 
space common area of 500 square feet per dwelling unit to be main-
tained for the use of all parcels in the district.  The single 
family area is zoned R-1/S-7 (One Family Residential).  This small 
neighborhood also contains a Planned Unit Development (PUD) 
district. 
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  Weekend Acres is entirely a single family residential area developed 
at medium densities (6.1-8.7 dwelling units/net acre).  Physical 
constraints have produced a street pattern of small, independent 
cul-de-sacs emanating from Alpine Road.  The area is consistently 
zoned R-1/S-7 (One Family Residential, 5,000 square feet minimum lot 
size). 

 
  Ladera is primarily a residential community of medium low density.  

In addition, Ladera contains a neighborhood shopping area along 
Alpine Road which houses offices and small shops.  A private elemen-
tary school and a recreation center are situated within the residen-
tial area. 

 
  The current zoning in Ladera is similar to the existing land use 

pattern.  By far, the majority of the residential area is zoned 
R-1/SS-104 (One Family Residential).  An SS-104 combining district, 
wherein the slope conditions of each lot determine the allowed 
density or minimum lot size for each dwelling unit, applies to this 
area.  The northeastern corner of Ladera is zoned R-1/S-9, R-1/S-10, 
R-1/S-11 (One Family Residential, 10,000 square feet to 5 acres 
minimum lot size), reflecting the presence of significantly steeper 
slopes.  The commercial center is zoned C-1 (Neighborhood Commer-
cial), P (Parking) and O (Office). 

 
 b. Development Potential 
 
  There are approximately 30 acres of undeveloped land in Palomar 

Park.  Development on most of this land, however, is constrained by 
the steep topography and lack of sanitary sewers. 

 
  Following the installation of sewers, Emerald Lake Hills may accom-

modate approximately 800 new residential units.  As is often the 
case in hillside neighborhoods, several constraints to development 
have existed in the area.  These are topography, inadequate access, 
and requirements for septic tank drainfields.  The installation of 
sewers will help overcome these constraints. 

 
  Since Kensington Square is a fully developed neighborhood, few 

changes in the existing land use pattern are anticipated for this 
neighborhood. 

 
  The Sequoia Tract is primarily developed.  However, the area may 

have potential for growth, because favorable environmental and 
locational conditions, flat land, nearby employment centers and 
transportation corridors, could induce future redevelopment activity 
in the area. 

 
  The West Menlo Park area is almost entirely developed.  Under 

present zoning, approximately 10 new dwelling units could be 
developed in this area. 
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  Adjoining Menlo Oaks to the south and west is a seminary that 
includes a large amount of undeveloped acreage.  A small portion of 
this land is unincorporated and is zoned R-1/S-10.  Approximately 10 
additional units could be developed under the present zoning.  
Beyond this, the current land uses in Menlo Oaks are well estab-
lished and few changes are anticipated for this neighborhood. 

 
  Park Forest/Watkins is almost entirely developed.  Future land use 

questions facing this neighborhood may be oriented around mainte-
nance and improvement of the commercial district. 

 
  Under present zoning, Weekend Acres could accommodate approximately 

10 new dwelling units. 
 
  Ladera is almost entirely developed.  The elementary school site may 

be considered for reuse in the future.  Aside from the school site, 
few changes in the established land use pattern are foreseen. 

 
C. SPECIAL URBAN AREAS 
 
 There are several urban unincorporated areas that are either devoted to 

primarily one nonresidential land use or remain undeveloped.  Like the 
residential neighborhoods discussed previously, these areas often appear 
and function as components of contiguous cities.  These unique places, 
called special urban areas, can be grouped into park and recreation 
facilities, institutional areas, industrial areas, floricultural areas, 
residential areas, and undeveloped areas. 

 
1. Park and Recreation Facilities 
 
 The Olympic Country Club, bounded by the Pacific Ocean and the corporate 

limits of Daly City, occupies 170 acres at the extreme northwestern 
corner of San Mateo County.  Approximately two-thirds of the Olympic 
Club falls within the Coastal Zone. 

 
 The California Golf Club, an expansive 190 acre facility, extends west-

ward from El Camino Real to Junipero Serra Boulevard and is surrounded 
completely by the City of South San Francisco. 

 
 San Bruno Mountain consists of approximately 3,600 acres of land that 

comprises the largest, most prominent block of open space in the north 
County.  San Bruno Mountain is bounded by the cities of Brisbane, South 
San Francisco, Colma and Daly City. 

 
 The Peninsula Golf and Country Club comprises 130 acres near the inter-

section of Highway 92 and Alameda de las Pulgas.  The golf club is 
bounded on all sides by the corporate limits of San Mateo. 

 
 Edgewood County Park, covering over 400 acres of oak woodland and open 

grassy knolls, extends southward from the Hassler property to Woodside 
and Emerald Lake Hills.  The land was purchased from the State of Cali-
fornia with funds from the Federal government, San Mateo County and 
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 Midpeninsula Regional Open Space District.  Most of the easterly portion 
is within the city limits of Redwood City, and the westerly portion is 
in unincorporated San Mateo County.  The unincorporated portion of 
Edgewood is bounded by Edgewood Road, Interstate 280, the Town of Wood-
side and the City of Redwood City. 

 
 The Hassler property consists of 300 acres of wooded slopes which adjoin 

the western edge of San Carlos.  The Hassler property is bounded on the 
south by Edgewood Road, on the west by Interstate 280, on the north by 
the San Francisco State Fish and Game Refuge, and on the east by the 
City of San Carlos. 

 
 a. Current Land Use Pattern and Zoning 
 
  Skyline Boulevard transects the Olympic Club creating a boundary 

between the golfing fairways and the undeveloped shoreline.  The 
portion of the golf course that falls within the Coastal Zone, is 
zoned RM-CZ/CD (Resource Management).  The remainder of the Country 
Club is zoned R-E/S-9 (Residential Estates). 

 
  Golf course greens and fairways comprise the bulk of the California 

Golf Club.  A small piece of undeveloped land and a public park are 
stretched along the northern perimeter of the unincorporated terri-
tory, separated from the golf course by Westborough Boulevard.  In 
addition, an elementary school adjoins the southeast corner of the 
golf course. 

 
  The golf course, including the land north of Westborough Boulevard, 

is presently zoned R-1/S-11 (One Family Residential, 1-5 acre 
minimum lot size).  The school site is zoned R-1/S-10 (One Family 
Residential, 20,000 square feet minimum lot size). 

 
  Most of San Bruno Mountain remains undeveloped.  Most of those 

portions of the mountain that are urbanized or planned for develop-
ment have been annexed to neighboring jurisdictions.  The present 
exceptions to this are the Guadalupe Valley Quarry, located on the 
north side of the main ridge, the Brisbane School site, located next 
to Daly City on the northern perimeter of the park, and an antenna 
farm located on the crest of the main ridge.  The main ridge of the 
mountain (except for the quarry) and the "Saddle Area" northwest of 
the main ridge have been purchased for parkland. 

 
  Presently, all of the Peninsula Golf and Country Club property is 

occupied by the golf course.  Low density residential neighborhoods 
and open space areas of steep terrain adjoin the golf course 
property.  The current zoning is R-E/S-10 (Residential Estates, 
20,000 square feet minimum lot size). 

 
  Edgewood County Park is currently undeveloped.  The unincorporated 

portion of the park is presently within the RM (Resource Management) 
district. 
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  The Hassler property was once the site of a tuberculosis hospital.  
The vacant hospital buildings are located near the southern edge of 
the property, accessible from Edgewood Road.  The vast majority of 
the site remains in open space due to steep terrain.  The land is 
currently zoned R-E/S-11 (Residential Estates, 1-5 acre minimum lot 
size) and RM (Resource Management). 

 
 b. Development Potential 
 
  The Olympic Country Club is presently fully developed.  Should the 

golf course cease operation, however, approximately 220 to 250 new 
units could be developed under current zoning. 

 
  Similarly, the California Golf Club, is also fully developed as a 

recreation facility.  If converted to residential use, the golf 
club, including the elementary school, could accommodate 60-210 new 
dwelling units. 

 
  In contrast, San Bruno Mountain is, at present, relatively unde-

veloped.  Adopted area plans call for large housing developments on 
the South Slope and the Northeast Ridge.  These areas have already 
been annexed to South San Francisco and Brisbane.  The remaining 
unincorporated portions of San Bruno Mountain are planned for park-
land.  The Brisbane school site could be used for housing. 

 
  The Peninsula Golf and Country Club is also fully developed.  Should 

the golf course discontinue using this property, present zoning 
would allow a residential buildout of approximately 280 dwelling 
units. 

 
  The Edgewood acreage has been purchased by San Mateo County for 

parkland.  A Master Plan for recreational facilities including a 
golf course and several trails has been adopted. 

 
  The Hassler property has been recently purchased by the Mid-

Peninsula Regional Open Space District as a regional open space 
preserve. 

 
2. Institutional Areas 
 
 The City and County of San Francisco maintains a jail on approximately 

260 acres of unincorporated land situated on the crest of the coastal 
range, overlooking Crystal Springs Lakes and San Francisco Bay.  The 
unincorporated land is bounded on the south and east by the City of 
Pacifica and on the north and west by the City of San Bruno. 

 
 The 1,900 acre San Francisco International Airport is bounded by San 

Francisco Bay and the corporate limits of South San Francisco, San 
Bruno, and Millbrae.  The airport is the principal commercial air pas-
senger and cargo facility in the Bay Area.  Although located on unincor-
porated land, the airport is owned by the City and County of San 
Francisco, and is therefore not subject to the land use regulations of 
the County.2 
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 a. Current Land Use Pattern and Zoning 
 
  The jail facility and grounds occupy a small part of the total 

acreage, the majority of which is in open space.  The western por-
tion of the property is included in the Sweeney Ridge Skyline 
Preserve.  The entire area is presently zoned RM (Resource Manage-
ment). 

 
  The airport land is traversed near the western perimeter by the 

Bayshore Freeway.  Most of the land west of the freeway remains 
undeveloped.  In addition, approximately 80 acres east of the free-
way are undeveloped.  The airport complex, including runways, 
passenger facilities, and airline maintenance facilities, occupies 
the larger area east of the Bayshore Freeway.  The airport land is 
presently zoned M-1 (Light Industrial) and C-1/S-1 (Neighborhood 
Commercial). 

 
 b. Development Potential 
 
  Should the City of San Francisco discontinue using the jail 

facility, present zoning would allow approximately 4 to 32 new 
dwelling units on the jail property. 

 
  Approximately 260 acres of airport land remains undeveloped.  The 

majority of this acreage, approximately 180 acres, lies in the area 
west of the Bayshore Freeway.  Since there is no current land use 
plan for the airport, it is not known how these lands will be used. 

 
3. Industrial Areas 
 
 The Guadalupe Valley Quarry is located on the North Slope of San Bruno 

Mountain, adjacent to Brisbane's Crocker Industrial Park and San Bruno 
Mountain County Park.  The quarry commenced operation in 1895 on 
approximately 145 acres of Charles Crocker's Visitacion Ranch. 

 
 The Harbor Industrial area covers approximately 230 acres and lies 

between San Carlos, Belmont, the Southern Pacific right-of-way and the 
Bayshore Freeway.  Subdivision activity in the Harbor Industrial area 
began in 1926, closely following the incorporation of San Carlos and 
Belmont.  Approximately 100 persons reside in this area. 

 
 Ideal Cement is the name given to approximately 300 acres of bayland 

located at the end of Seaport Boulevard, adjacent to the Port of Redwood 
City.  The Ideal Cement lands are defined on the north by Westpoint 
Slough, on the west by Redwood Creek, on the east by First Slough, and 
on the south by salt evaporation ponds. 

 
 a. Current Land Use Pattern and Zoning 
 
  The Guadalupe Valley Quarry consists of four parcels of land 

covering approximately 145 acres.  Of this total, approximately 85  
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  acres are devoted to the actual quarry operation.3  The remaining 
acreage is in open space.  The quarry floor is zoned M-2 (Heavy 
Industrial) and the surrounding slopes are zoned RM (Resource Mana-
gement). 

 
  The land uses in the Harbor Industrial area are overwhelmingly 

industrial.  Several commercial and high density residential uses 
are scattered along Harbor Boulevard, near the northern boundary of 
the industrial area.  Both residential and industrial districts 
surround the Harbor Industrial Area.  The entire area is within the 
M-1 (Light Industrial) zoning district. 

 
  Seaport Boulevard divides the Ideal Cement property into two pieces.  

The smaller northern portion of the property is occupied by a large 
cement processing plant.  Undeveloped marshland and salt evaporation 
ponds comprise the acreage south of Seaport Boulevard.  The entire 
area is currently within the M-2 (Heavy Industrial) district. 

 
 b. Development Potential 
 
  The Guadalupe Valley Quarry will terminate mining operations by 

December 31, 1991.4  At this time, the quarry floor, consisting of 
buildable pads, roads and intervening slopes, will measure approxi-
mately 40 acres.  Of this total, nearly 30 acres are anticipated to 
be usable for future industrial development.5 

 
  The Harbor Industrial area is largely developed.  There are, how-

ever, several industrial facilities that are vacant or under-
utilized, creating some potential for redevelopment of these 
existing structures. 

 
  Over two thirds of the Ideal Cement land remains undeveloped. 
 
4. Floricultural Areas 
 
 McLellan Nursery is located on approximately 30 acres of land enveloped 

by the City of South San Francisco.  The nursery property is bordered on 
the west by El Camino Real and on the east by Buri Buri Junior High 
School. 

 
 Horgan Ranch is the name given to approximately 12 acres of unincor-

porated land located just east of the Sequoia Tract, near Woodside Road 
in Redwood City. 

 
 a. Current Land Use Pattern and Zoning 
 
  The McLellan Nursery is a floricultural growing and distribution 

operation.  Several greenhouses, warehouses, wholesale and retail 
facilities are clustered near the southern end of the property.  A 
junior high school, recreational, commercial and residential uses 
adjoin the property.  The entire nursery property is currently zoned 
R-E/S-10 (Residential Estates, 20,000 square feet minimum lot size). 
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  Most of the Horgan Ranch is used for floriculture.  Several green-
houses, a warehouse and a single family residence are presently 
established on the land.  Land uses adjoining Horgan Ranch include 
commercial, single family and multiple-family residential uses.  The 
entire acreage is zoned A-3/S-11 (Floriculture). 

 
 b. Development Potential 
 
  If the McLellan Nursery were to discontinue operations, present 

zoning of this site would allow approximately 60 new dwelling units. 
 
  Horgan Ranch is surrounded by urban uses, creating tremendous pres-

sure for development.  About half of the land, however, is under 
Williamson Act contracts and could not be developed for 10 years.  
If the land were annexed to Redwood City, however, the contracts 
could be cancelled, allowing development to occur.6 

 
5. Residential Areas 
 
 Two mobile home parks are situated on approximately 17 acres of land 

which lie just east of the Bayshore Freeway between Redwood City and 
Menlo Park.  Nearly 400 persons reside in this small unincorporated 
area. 

 
 a. Current Land Use Pattern and Zoning 
 
  The Bayshore Mobile Home Parks comprise the southern portion of a 

larger area containing several mobile home parks.  A small portion 
of an adjoining industrial complex also falls within the unincorpo-
rated territory.  Current zoning for this area is C-2 (General 
Commercial) and M-1 (Light Industrial). 

 
 b. Development Potential 
 
  The Bayshore Mobile Home Park area is presently fully developed.  

Should the parks cease operation, however, present zoning would 
allow commercial uses to be developed in place of the mobile homes. 

 
6. Undeveloped Areas 
 
 Approximately 2,600 acres of Stanford University lands lie within unin-

corporated San Mateo County.  This large expanse of acreage is bounded 
by San Francisquito Creek and the corporate limits of Menlo Park, 
Atherton, Woodside and Portola Valley. 

 
 The Benedetti property encompasses approximately 80 acres of land which 

adjoins the northern limits of the Hassler property.  The Benedetti land 
is bordered on the west by San Francisco Watershed property and on the 
east by the City of San Carlos. 
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 a. Current Land Use Pattern and Zoning 
 
  Unincorporated Stanford lands can be divided into four subareas:  

Stanford Linear Accelerator, Guernsey Field, Jasper Ridge and Webb 
Ranch. 

 
  The Stanford Linear Accelerator (SLAC) is the only developed portion 

of the unincorporated Stanford lands.  The accelerator, a physics 
education and research facility, spans almost the entire length of 
the unincorporated area.  Guernsey field, bounded by Interstate 280 
and Sand Hill Road, extends north from SLAC.  The Jasper Ridge 
Biological Preserve, which covers nearly half of the unincorporated 
Stanford acreage, occupies the southernmost portion of the Univer-
sity lands.  Adjoining Jasper Ridge to the east is Webb Ranch.  The 
Stanford lands within unincorporated San Mateo County are presently 
zoned R-E/S-11 (Residential Estates). 

 
  The Benedetti property is presently undeveloped.  The entire acreage 

is within the R-E (Residential Estates) zoning district. 
 
 b. Development Potential 
 
  All Stanford lands are ultimately intended to be used for educa-

tional purposes.  However, Stanford land use policy allows for 
"interim" uses on land for which academic uses are not anticipated 
for many years.7 

 
  The Stanford Linear Accelerator has been designated academic/campus 

by the Stanford University Land Use Plan (1980).  This designation 
allows only academic and academic related uses, instruction and 
research, faculty, staff and student housing and support services.  
Within the five year horizon, the land use plan anticipated some 
expansion of the Accelerator.8 

 
  Webb Ranch has been designated academic/academic reserve and open 

space.  Allowable uses include open space and low intensity uses 
limited to instruction and research, faculty, staff and student 
housing, and related uses. 

 
  Jasper Ridge Biological Preserve is also designated academic, but is 

a special case.  The biological preserve has been established as the 
permanent academic use for this land, to the exclusion of other uses 
allowed under this designation. 

 
  The Stanford Land Use Plan designates Guernsey Field (395 acres) as 

income property.  Income property is defined as an interim use which 
will produce income for the academic endowment until the land is 
needed for academic programs.9  Examples of University income 
property presently developed in Santa Clara County include Stanford 
Shopping Center and Oak Creek Apartments.  Designation of specific 
uses for this acreage is pending further study.10 
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  Current zoning would allow 16-80 dwelling units on the Benedetti 
property. 

 
III. EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING URBAN LAND USE 
 
A. COUNTY GENERAL PLAN POLICIES 
 
1. Existing General Plan Elements 
 
 a. Master Plan 1990 (1960) 
 
  The 1960 Master Plan contains the County's existing land use 

element.  Although much of the plan has been superseded by more 
recent general plan elements, it remains effective for most urban 
neighborhoods and single use areas.  Included within the plan are 
several general principles and standards by which land use and 
development were to have been guided.  The plan also designates land 
uses in a very general manner. 

 
 b. Conservation and Open Space Element (1973) 
 
  The 1973 Conservation and Open Space Element of the General Plan 

designates land uses for most of the special undeveloped areas, 
including San Bruno Mountain, Hassler, Ideal Cement, and Stanford 
Lands.  Much of this acreage is designated "vacant lands under 
study" by the 1973 Element.  Lands under this designation must be 
planned as a unit so that subsequent development respects the 
natural features and open character of the land. 

 
 c. Housing Element (1982) 
 
  The Housing Element of the General Plan provides a comprehensive 

assessment of residential land use in unincorporated San Mateo 
County.  Contained within the Housing Element are policies which 
protect existing affordable housing, encourage new housing oppor-
tunities and provide housing for individuals with special needs. 

 
2. Existing Area Plans 
 
 a. San Bruno Mountain General Plan Amendment (1976) 
 
  The San Bruno Mountain General Plan Amendment contains policies 

which seek a balance between economic growth and open space preser-
vation.  The plan defines the general distribution and densities of 
residential, commercial, industrial and open space uses.  In addi-
tion, the San Bruno Mountain General Plan Amendment includes a 
supplementary set of policies which describe the phasing of devel-
opment, financing and management responsibilities, as well as 
additional requirements for specific plans.  The General Plan Amend-
ment has since been implemented, and partially superseded, by the 
adoption of the San Bruno Mountain Habitat Conservation Plan, and 
specific plans for the South Slope and the Northeast Ridge. 
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 b. Emerald Lake Hills Community Plan (1977) 
 
  The Emerald Lake Hills Community Plan includes a set of policies 

which focus on preserving the low density residential character and 
the important natural features of the Emerald Lake Hills neighbor-
hood.  To facilitate the implementation of these policies, a new 
zoning district, Residential Hillside (RH), was developed.  The 
Residential Hillside district differs from traditional residential 
districts in two ways; first, clustered site plans are permitted and 
second, the minimum lot size for a dwelling unit is based on the 
average slope of the site.  Both of these measures direct new de-
velopment to land most suited to accommodate development.  The 
rezoning action further resulted in the merging of substandard lots 
held in common ownership. 

 
 c. Montara-Moss Beach-El Granada Community Plan (1978) 
 
  The Montara-Moss Beach-El Granada Community Plan, adopted in 1978, 

contains policies which direct community development to areas which 
are subdivided, zoned for development and served by utilities.  The 
plan has also established policies which separate commercial recrea-
tion activities from community commercial centers and locate indus-
trial development in high noise areas which are unsuitable for 
residential development. 

 
 d. North Fair Oaks Community Plan (1979) 
 
  The North Fair Oaks Community Plan was developed to address land use 

issues specific to that area.  The land use policies presented in 
the plan encourage the maintenance of single family residential 
neighborhoods while maintaining a strong commercial and industrial 
base.  Several policies in the North Fair Oaks Plan are aimed at 
resolving land use conflicts that occur in areas with mixed uses.  
The plan policies further provide that new commercial development 
focus on neighborhood services and office uses. 

 
 e. Local Coastal Program (1980) 
 
  The Montara-Moss Beach-El Granada Community Plan was used as the 

basis for the LCP Land Use Plan in the Mid-Coast.  Some changes were 
made to the original Mid-Coast Plan to meet the requirements of the 
Coastal Act.  Beyond this, however, the policies and land use desig-
nations contained in the Montara-Moss Beach-El Granada Community 
Plan remain as the primary planning document for the Mid-Coast 
community. 

 
B. COUNTY ZONING ORDINANCES 
 
 Table 8.2 summarizes the requirements of the zoning ordinances that are 

in effect in the urban unincorporated areas of San Mateo County. 
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TABLE 8.2 
 

URBAN ZONING DISTRICTS 
UNINCORPORATED SAN MATEO COUNTY 

1984 
 

  
  
DISTRICT SUMMARY OF PROVISIONS 
  
Residential Districts  
  
Residential Estates District 
(R-E) 

The R-E district allows residential recreational and institu-
tional uses including single family dwellings, servants' 
quarters, public parks, playgrounds, nurseries and greenhouses.  
Upon securing a use permit, schools, libraries, fire stations, 
churches, riding academies and golf courses are also allowed. 

  
One Family Residential District 
(R-1) 

The R-1 district allows all uses allowed in the R-E district 
(described above) with one primary difference--servants' 
quarters are not allowed in R-1 districts. 

  
Residential Hillside District 
(RH) 

The RH district established to address the hillside character 
of Emerald Lake Hills.  Uses permitted in the RH zone include 
one family dwellings, public parks and playgrounds and home 
occupations. 

  
Two Family Residential District 
(R-2) 

One (1) two-family dwelling or two (2) one-family dwellings are 
allowed in the R-2 district in addition to those uses permitted 
in R-1 districts. 

  
Multiple Family Residential District 
(R-3) 

The R-3 district allows multiple family dwellings, fraternity 
and sorority houses and dormitories, in addition to uses 
allowed in R-1 and R-2 districts.  Hospitals, rest homes, sani-
tariums, clinics, philanthropic institutions, automobile courts 
and hotels are additionally allowed in the R-3 district, sub-
ject to the issuance of a use permit. 



 

 

8.24

TABLE 8.2 (continued) 
 

URBAN ZONING DISTRICTS 
UNINCORPORATED SAN MATEO COUNTY 

1984 
  
DISTRICT SUMMARY OF PROVISIONS 
  
Affordable Housing District 
(R-3-A) 

To provide opportunities for low and moderate income households 
in the Coastal Zone, the County has adopted an affordable 
housing district.  The R-3-A district allows one family and 
multiple family dwellings as well as institutional facilities 
such as community centers and day care centers.  A development 
plan and use permit is required for all uses in R-3-A. 

  
Commercial and Industrial Districts  
  
Neighborhood Business District 
(C-1) 

The Neighborhood Business district provides shopping, eating 
and service uses such as grocery stores, bakeries, restaurants, 
banks and barber shops to proximate residential areas.  All 
residential uses are also allowed in the C-1 district. 

  
General Commercial District 
(C-2) 

Uses allowed in the General Commercial district are generally 
larger, service oriented uses such as automotive repair shops, 
small animal hospitals, and car sales.  Uses allowed in the C-1 
district are allowed in the C-2 district as well. 

  
Coastside Commercial Recreation 
District (CCR) 

The CCR district was adopted to promote commercial areas on the 
coast which are primarily oriented toward meeting the service 
and recreational needs of Coastside visitors, boat users, and 
Coastside residents.  The CCR district recognizes the unique 
land use situation created by the presence of the ocean, and 
this is reflected in the permitted uses.  Marinas, boat build-
ing and repair, harbor administration offices and fish 
processing and purchasing are all limited to CCR districts 
adjacent to the shoreline.  Uses permitted in other CCR 
districts include small retail shops, residences above the 
first floor of a mixed use building, recreational equipment 
rental and sales establishments. 
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TABLE 8.2 (continued) 
 

URBAN ZONING DISTRICTS 
UNINCORPORATED SAN MATEO COUNTY 

1984 
 

  
DISTRICT SUMMARY OF PROVISIONS 
  
Limited Highway Frontage District 
(H-1) 

Upon securing a use permit, the H-1 district allows motels, 
mobile home parks, gas stations, restaurants, retail stores, 
nurseries, greenhouses, offices and directional or 
informational signs. 

  
Office District 
(O) 

The O district allows two family and multiple family dwellings, 
and, upon securing a use permit, offices, medical and dental 
clinics and prescription pharmacies. 

  
Light Industrial District 
(M-1) 

Uses permitted in the M-1 district are generally larger scale 
processing, manufacturing, warehouse and storage uses. 

  
Heavy Industrial District 
(M-2) 

All legal uses except residential and commercial uses are 
allowed in the M-2 district.  Several uses such as junk yards, 
extraction, smelting or refining of mineral substances and 
disposal or incineration of refuse require a use permit. 

  
Marine Related Industrial District 
(MAR) 

Similar to the CCR district, the MAR district was designed to 
address the special land use considerations present along the 
coast.  Permitted uses include boat chandlery, agricultural or 
sea product storage or processing, nurseries and greenhouses.  
Upon securing a use permit, boat building, repair, storage and 
sales and other compatible light industrial uses are allowed. 

  
Agricultural and Open Space Districts  
  
Floriculture District 
(A-3) 

The A-3 district allows nurseries, greenhouses and accessory 
uses such as one family dwellings and temporary trailer parks 
for seasonal farm labor. 
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TABLE 8.2 (continued) 
 

URBAN ZONING DISTRICTS 
UNINCORPORATED SAN MATEO COUNTY 

1984 
  
DISTRICT SUMMARY OF PROVISIONS 
  
Community Open Space and Conservation 
District (COSC) 

The COSC district was developed to protect open space land in 
urban areas by providing for planned low intensity development 
which preserves the visual and open characteristics of the 
land. 

  
Other Districts  
  
Parking District 
(P) 

The P district allows parking lots in connection with an estab-
lishment permitted in an adjoining R, H, C or M district. 

  
Planned Unit Development District 
(PUD) 

Unlike traditional zoning districts, the Planned Unit Develop-
ment district does not contain a list of uses and development 
standards which apply to each PUD district.  Instead, permitted 
uses and development standards are developed on a site-by-site 
basis.  In this manner, concerns that are peculiar to each 
individual site may be addressed through the provisions of the 
zoning regulations. 

  
Airport Overlay District 
(A-O) 

The A-O district is intended to provide a margin of safety at 
the ends of airport runways by limiting the concentration of 
people where hazards from aircraft are considered to be 
greatest.  Permitted uses are not specified, however, prefer-
ence is given to uses which are anticipated to attract no more 
than 10 persons per net acre at any one time.  The requirements 
of the A-O district are applied in addition to the requirements 
of the primary zoning designation. 

  
Combining Districts 
(S) 

S districts contain standards which control the height, bulk, 
setbacks and minimum lot sizes for residential development.  S 
district requirements are summarized in Appendix A. 
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C. OTHER COUNTY POLICIES AND PROGRAMS 
 
 a. Energy Conservation Resolutions (1981) 
 
  In 1981, the Board of Supervisors adopted several resolutions 

encouraging energy conservation in San Mateo County.  Contained 
within these resolutions are guidelines for solar access in all new 
development.  The guidelines establish standards for the orientation 
of streets, drives and newly created parcels and buildings in a 
manner which maximizes solar access.  The guidelines also specify 
siting and landscaping principles designed to protect solar access.  
The use of planned unit developments (PUDs) are encouraged to 
increase open space and facilitate energy efficient clustered 
building arrangements.  The resolutions also encourage retrofit of 
energy conservation measures for residential buildings and efficient 
street and parking lot lighting fixtures. 

 
 b. Airport Land Use Plan 1981 
 
  In recognition of the special land use problems created by airports, 

the State Legislature required the establishment of Airport Land Use 
Commissions (ALUC) to develop plans for land use around airports.  
The ALUC Airport Land Use Plan establishes criteria to determine the 
appropriateness of new land uses based on airport noise levels.  The 
plan further requires that airport "approach zones" be kept free of 
structures.  Nonstructural uses may be permitted in approach zones 
if they do not cause a concentration of more than 10 persons per 
acre on a regular basis. 

 
 c. Second Unit Ordinance (1984) 
 
  To increase the supply of rental housing and smaller housing units, 

the Board of Supervisors has adopted ordinances permitting the 
construction of new second dwelling units and the legalization of 
existing second dwelling units on single family lots in unincor-
porated areas of the County (excluding the Coastal Zone).  The 
second unit ordinance contains development standards and a quota 
system to ensure that the units are compatible with existing neigh-
borhoods. 
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URBAN LAND USE ISSUES 
 
 
 
I. ADEQUACY OF AVAILABLE LAND TO MEET THE DEMAND FOR NEW DEVELOPMENT IN 

URBAN AREAS 
 
 The availability of vacant, buildable land in San Mateo County's urban 

area is limited.  Future urban development is generally restricted to 
infilling vacant parcels scattered within several urban communities and 
neighborhoods.  The demand for certain urban land uses, on the other 
hand, is tremendous.  Rapid employment growth in neighboring Santa Clara 
and San Francisco Counties, as well as San Mateo County, has contributed 
to a burgeoning demand for housing in the County.  The Association of 
Bay Area Governments (ABAG) has estimated unincorporated San Mateo 
County's local "fair share" of regional housing needs to be 2,142 units 
over the next five years.  This estimate represents nearly three times 
the current rate of residential development. 

 
 In addition, favorable economic conditions in the Bay region have 

bolstered the demand for commercial, office and industrial land uses in 
San Mateo County.  A sustained demand for these uses can be expected, 
particularly along the Bayside and in the North County, where ABAG 
estimates indicate substantial gains in retail trade and service employ-
ment. 

 
 Clearly, decisions about how land in urban areas will be used must be 

carefully deliberated.  The following section identifies and analyzes 
major opportunities and constraints which are necessary to consider 
before determining land use designations in urban unincorporated areas. 

 
II. OPPORTUNITIES AND CONSTRAINTS TO CONSIDER FOR URBAN LAND USE PLANNING 
 
A. ECONOMIC 
 
1. Fiscal 
 
 When designating land uses in urban areas, the County needs to be aware 

of the fiscal benefits and liabilities that might result from its deci-
sions.  Other variables, of course, need to be considered when making 
land use decisions, but because of recent Statewide tax and expenditure 
limitations, there is an increasing incentive for local governments to 
adopt land use policies for fiscal gains.  This often results in neigh-
boring jurisdictions competing for highly desirable types of develop-
ment.  The General Land Use Chapter outlined various strategies that 
have been used to assure positive fiscal gains from land use planning.  
This section focuses on the appropriateness of employing these 
approaches in the County's unincorporated urban areas. 

 
 Overall, when a locality bases land use decisions on fiscal impacts, the 

following will most likely result:  (1) development will tend to be of 
greater value and quality and considerably more expensive, (2) the  
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 locality will spend more and more of its resources on attracting devel-
opment which generates high revenue, (3) development with any uncertain 
fiscal benefit will be denied, altered, or required to pay for its way, 
and (4) development on the urban edges of a community, where expensive 
infrastructure improvements would be needed, will most likely be limited 
unless special taxing arrangements are set up to cover capital costs. 

 
 The strategy that a jurisdiction may wish to use to improve its fiscal 

position needs to respond to local conditions.  Localities with a lot of 
vacant land may want to designate it for high-valued commercial or 
industrial uses in order to capture immediate property and sales tax 
revenues and to avoid paying for the level of public services and 
facilities that residential uses would require.  Or, a locality may wish 
to designate vacant land for high-valued residential uses which can 
generate enough property taxes over time to offset the costs of public 
services, because they are sold more often than commercial and indus-
trial land and, consequently, their assessed and market values are more 
equivalent.  Localities which are significantly developed, like most of 
the County's unincorporated urban areas, may want to designate remaining 
precious vacant lands for development which will achieve the highest 
value and net tax revenue possible in order to offset losses from other 
land uses that will not change over time.  Localities pursuing any 
fiscal land use policy will need to depend on cost-revenue analyses to 
evaluate the implications of specific proposals. 

 
 Localities need also to consider the disadvantages or constraints of 

pursuing a vigorous fiscal land use policy.  To the south, Santa Clara 
County's well documented jobs-housing imbalance is the direct result of 
a deliberate attempt by some cities to capture all of the new jobs but 
provide none of the housing.  By designating vacant land for only high 
revenue generating uses (i.e., industrial and commercial) some cities 
may have achieved maximum fiscal gains, but caused significant environ-
mental (traffic congestion, air pollution) and social problems (exclu-
sionary zoning) in the process.  When a few cities ignore the inter-
relationships and dependencies of land uses (e.g., jobs and houses too 
far apart) by pursuing fiscal land use policies, significant negative 
impacts on the quality of life for an entire county can result. 

 
 What fiscal policy is most appropriate for the County's urban unincor-

porated areas?  Because there is not a lot of vacant land in urban 
areas, an effort should be made to plan for and attract the type of 
development on these parcels that will generate high tax revenues.  On 
the other hand, established urban communities and neighborhoods should 
not be recommended for significant levels of redevelopment in order to 
achieve positive fiscal gains, because too many negative physical and 
social impacts would result, thereby compromising other countywide land 
use objectives.  Overall, it seems reasonable that the County carefully 
determine through cost-revenue analyses the fiscal impacts of land use 
decisions when developing area plans or conducting land use studies with 
the objective of establishing a mix of land uses that would produce 
sufficient net tax revenues to pay for the costs of providing public  

 



URBAN LAND USE OPPORTUNITIES AND CONSTRAINTS 
 
 

 
 8.30 

 services and facilities.  Such a balanced approach would lessen the 
potential of incurring public debt without sacrificing other significant 
land use objectives such as increasing housing opportunities. 

 
2. Local Economies 
 
 When designating land in urban areas, the County also needs to be aware 

of the effects that its decisions will have on the local economy.  If an 
area has specific economic objectives, the most appropriate type and 
amount of land uses must be identified and designated in order to 
achieve its goals.  Areas where high unemployment exists usually seek 
the designation of more job generating land uses.  And areas which lack 
commercial and professional services usually seek the designation of 
more commercial land.  Areas where industry cannot find enough workers 
because of housing shortages usually look for the designation of ample 
supplies of residential land.  The supply, location, and mix of land 
uses affects the overall economic well-being of a community. 

 
 In the County's unincorporated urban areas, the economic objectives of 

each area should be clearly articulated and understood.  Urban communi-
ties, where a wider variety of land uses exist, function almost like 
independent cities and the health of their commercial and industrial tax 
bases are important to locally employed residents.  In North Fair Oaks, 
for example, where social and economic problems exist, the land use plan 
must be concerned about meeting the overall economic development needs 
of the community.  As identified in the North Fair Oaks Community Plan, 
more industries in the community need to be attracted and physically 
accommodated in order to employ more local residents and reduce the 
area's unemployment problem.  And, because residents have to travel 
outside the area to gain many services, more businesses on commercial 
land need to be set up to serve the needs of the local rather than 
Countywide population. 

 
 In many incorporated urban neighborhoods, particularly those which are 

predominantly residential, considering the local economy is not impor-
tant when making land use decisions.  These areas often function as 
residential neighborhoods of adjacent cities, and land use planning in 
these areas has little impact on local economies. 

 
 On the other hand, several special areas are job generating and con-

tribute to the economy of the County:  San Francisco International 
Airport and Harbor Industrial area.  Making future land use decisions 
about these areas may well affect the economic well-being of the entire 
County. 

 
B. INFRASTRUCTURE 
 
 In designating land uses for urban unincorporated areas, the County must 

consider the availability of urban services such as roads, sewers and 
water service, which are necessary to support urban land uses.  Coor-
dination between the land use plan and urban services is crucial; 
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 significant gaps between service capacity and service demand can result 
in unnecessary environmental degradation, overburdened services and 
undue expense. 

 
 The Wastewater, Water Supply and Transportation Chapters of the General 

Plan have documented that many urban service systems in San Mateo County 
are approaching capacity and in several areas are deficient.  On the 
Coastside, development potential exceeds the capacity of the current 
water and wastewater treatment systems.  On the Bayside and in the 
northern County, the ability of the wastewater systems to accommodate 
new development is limited in several areas.  Treatment capacity for 
North Fair Oaks, Devonshire and unincorporated Colma is presently very 
limited.  In Palomar Park and Country Club Park, the lack of sewers 
constrains new development. 

 
 The condition of physical improvements in urban unincorporated areas is 

a further consideration.  In the past, the County has relied on develop-
ment standards in the urban unincorporated areas that are different than 
those employed by contiguous cities.  As a result, standard improvements 
such as curbs, gutters and sidewalks are often lacking in unincorporated 
areas.  In some neighborhoods, particularly Emerald Lake Hills, Palomar 
Park and Devonshire, roads are rough, narrow and winding, often making 
it difficult for two cars to pass. 

 
 In general, however, the physical infrastructure in most urban communi-

ties, neighborhoods and special areas is already in place and can be 
easily improved or expanded.  It is less costly to renovate or increase 
the capacity of existing systems than to build new ones.  In areas where 
the physical infrastructure is in place, the County has the opportunity 
to pursue land use strategies which use existing services more effi-
ciently.  Infill development, increased urban densities and redevelop-
ment or reuse of underutilized land are three strategies which can be 
used to direct new development to areas with urban services in place.  
The greatest potential for infill development, provided sewage capacity 
becomes available, is within the Montara-Moss Beach-El Granada commu-
nity, while older areas on the Bayside, such as North Fair Oaks, provide 
the greatest potential for redevelopment.  Increased urban densities are 
most readily accommodated in undeveloped urban areas which maintain 
large parcellation.  Horgan Ranch and McLellan Nursery, for example, 
occupy urban locations close to major transportation corridors and 
employment centers, presenting an opportunity for higher density resi-
dential land uses.  Conversion of floricultural uses at these locations 
may be warranted by the overwhelming demand for housing on the urban 
Bayside and the availability of agriculturally designated land in the 
rural areas of the County. 

 
 Annexation of urban unincorporated areas would also facilitate service 

efficiency.  Most urban unincorporated lands lie within the urban 
service area of contiguous cities, yet they require services from the 
County which duplicate those of the cities.  Such unincorporated areas 
could be more efficiently served by the adjoining cities. 
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C. NATURAL RESOURCES 
 
1. Vegetative, Water, Fish and Wildlife Resources 
 
 Although much of the land in unincorporated urban communities, neighbor-

hoods and special areas has been developed for urban uses, select urban 
areas contain sensitive habitats with resources that are irreplaceable 
and important in County ecological processes (see Map of Sensitive 
Habitats in Vegetative, Water, Fish and Wildlife Resources Chapter).  
Several sensitive habitats are located on vacant parcels surrounded by 
or adjacent to urban development, creating a potential conflict between 
protecting the sensitive habitat and designating land uses that are 
appropriate with the surrounding area.  For example, a population of the 
endangered San Francisco Garter Snake resides on airport land adjoining 
Highway 101 and the City of San Bruno.  Restricting uses to lower densi-
ties may afford better protection of the habitat; however, such uses 
would be incompatible with the surrounding land uses.  In urban sensi-
tive habitats, standards which govern practices such as the siting of 
improvements, removal of vegetation, grading, and site preparation could 
be used to mitigate the impacts of development on sensitive habitats. 

 
2. Recreational Resources 
 
 Several parks and golf courses are located within the urban unincorpo-

rated areas.  Aside from fulfilling recreational needs, these areas act 
as natural watershed lands and provide open space and visual relief from 
the surrounding urban landscapes.  In addition, these recreational lands 
occupy prominent locations and have a great visual impact on the 
surrounding neighborhoods. 

 
 Most of these recreational lands represent substantial acreage which is 

served by, or has access to, urban services such as water, roads and 
sewers.  As buildable land in the urban area becomes increasingly 
scarce, these lands may become attractive for urban development.  Future 
land use designations for these lands must balance the need to provide 
urban land uses with the need for preserving recreational facilities. 

 
3. Energy Resources 
 
 As discussed in the background section, most of San Mateo County's urban 

areas developed in the years following World War II, a time when land 
and energy resources were abundant and relatively inexpensive.  As a 
result, a majority of the urban area developed into low density single 
use districts, a land use pattern which consumes more energy than 
compact development patterns.  In terms of energy, lower density, homo-
geneous districts result in longer distances between residential, 
employment, shopping and other common destinations, creating a great 
dependence on private automobiles to reach each destination. 

 
 Although the County's land use patterns are well established, it is 

advantageous to pursue land use strategies which would result in a more 
compact and functionally integrated land use pattern.  In urban 
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 unincorporated areas such as Colma and North Fair Oaks, the potential 
exists to integrate land uses by mixing residential and commercial uses 
in existing commercial areas.  These older commercial districts 
typically accommodate only commercial enterprises at street level.  
Adding higher density residential uses in these areas would foster 
housing opportunities located closer to employment, transit, commercial, 
cultural and recreational services.  Such land use patterns would make 
travel easier by foot, bicycle or public transit, and reduce mileage 
traveled in automobiles.  In addition, new residents in commercial areas 
can boost the economic vitality of the local businesses. 

 
 Many of the County's existing structures were likewise built without 

considering long-term energy costs.  As a result, many County residents 
reside in buildings which are not energy efficient.  New and existing 
buildings can, however, be adapted or designed to reduce substantially 
energy waste.  Using a combination of conservation and solar tech-
nologies, the energy consumed within a structure can be reduced by 90% 
or more.11 

 
D. HAZARDS 
 
1. Natural Hazards 
 
 By nature of its geographic setting, San Mateo County is subject to a 

variety of natural hazards.  Portions of the Mid-Coast, Burlingame Hills 
and Ladera are traversed by active and potentially active faults, while 
areas along the Bay and Ocean shoreline are subject to seismically 
induced wave action.  Urban neighborhoods situated in the foothills of 
the Santa Cruz Mountains are exposed to landslide hazards, and several 
urban areas are subject to flooding (see Map of Natural Hazards in 
Chapter 15).  Improper land uses and development activities can exagger-
ate the impacts of natural hazards, and this must be considered when 
determining appropriate land uses and densities for the urban area. 

 
 The County may respond to natural hazards by pursuing land use strate-

gies which lower densities or limit population in hazard areas.  On the 
Mid-Coast, for example, lower densities have been implemented in the 
Seal Cove area of Moss Beach, where residential development has occurred 
in areas traversed by the Seal Cove-San Gregorio fault system.  These 
strategies reduce risks to life and property by minimizing the popula-
tion and structural development exposed to hazards.  Development 
standards which control construction practices as well as the siting and 
design of structures may also be used to minimize risks in hazard areas. 

 
2. Man-Made Hazards 
 
 Residents and visitors of San Mateo County are also subject to hazards 

which are inherent to urban living:  noise from machinery and transpor-
tation vehicles and potential exposure to hazardous materials, struc-
tures and activities.  Such hazards are more prevalent in urban areas 
due to a concentration of people and activities.  The spatial arrange-
ment of land uses can intensify or reduce the risks of man-made hazards. 
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 a. Noise 
 
  Residential districts within North Fair Oaks, Country Club Park, 

Colma, the Sequoia Tract and a portion of the Mid-Coast are exposed 
to noise levels which are unacceptable by current standards for 
residential uses.  In these areas, the County may consider land use 
designations which are less noise sensitive, such as commercial or 
industrial uses.  However, when distributing land uses, other 
variables must also be considered.  The Housing Element has docu-
mented the overwhelming need for housing, particularly affordable 
housing which often is situated in areas of high noise exposure.  
Conversion of this housing stock to less noise sensitive uses would 
undermine stated housing objectives.  Depending on the severity of 
the noise exposure, mitigation measures which moderate the effects 
of noise may be preferable to redesignation of land uses in such 
areas. 

 
 b. Hazardous Materials 
 
  The Man-Made Hazards Chapter identifies portions of North Fair Oaks 

and the Harbor Industrial Area as hazardous material concentration 
areas.  In North Fair Oaks, and to a lesser extent in the Harbor 
Industrial area, industrial uses often adjoin residential uses.  It 
may be advantageous to consider redesignating adjoining properties 
to more compatible land uses such as commercial, mixed use or open 
space, in order to provide a transitional "buffer area." 

 
 c. Airport Safety 
 
  The Man-Made Hazards Chapter also identifies a residentially 

designated area adjacent to the Half Moon Bay Airport which is 
unsuitable for homes because of airport safety reasons.  Redesigna-
tion of these parcels to uses which limit the concentration of 
people, such as warehouses or open space, should be considered in 
future area plan update efforts. 

 
E. LAND USE PATTERNS 
 
1. Land Uses 
 
 The basis for appropriate land use designations can often be determined 

by considering the pattern of land use in existing urban unincorporated 
areas.  In urban neighborhoods, such as Broadmoor, Burlingame Hills and 
the Highlands, the land use pattern is closely integrated with the 
pattern of contiguous cities.  In these areas, a land use pattern which 
is compatible, identifiable and functionally integrated with contiguous 
cities could be encouraged.  In contrast, urban communities generally 
appear and function as independent jurisdictions.  In such areas, it 
would be beneficial to encourage land use patterns which strengthen the 
individual character of the community. 
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 a. Residential Areas 
 
  Most unincorporated residential areas are characterized by a stable, 

well defined land use pattern, which supports primarily low density 
residential uses.  Such areas generally maintain an environment 
protected from excessive crowding, noise and congestion and are thus 
very sensitive to adjoining land uses.  Maintaining these qualities 
in residential areas is of great concern to neighborhood residents.  
Land use designations which guard against intrusion of incompatible 
land uses and preserve the established neighborhood character has 
therefore become the primary planning objective in existing single 
family residential districts. 

 
  Under certain conditions, single family districts can be comple-

mented by more intense uses.  For example, higher density residen-
tial uses and neighborhood commercial centers are situated along 
major thoroughfares within the Highlands/Baywood Park and West Menlo 
Park neighborhoods.  This land use arrangement provides convenient 
commercial services and needed high density residential uses in a 
manner which does not significantly detract from surrounding low 
density residential districts. 

 
 b. Commercial Areas 
 
  Commercial districts in the urban unincorporated area are diverse in 

character.  Most urban communities and neighborhoods contain commer-
cial areas which primarily serve the needs of nearby residents, 
while commercial districts in areas such as Colma and North Fair 
Oaks serve a regional market.  In addition, select commercial 
districts in the Montara-Moss Beach-El Granada community cater 
primarily to Coastside visitors.  Neighborhood and visitor serving 
commercial uses generally benefit from pedestrian activity, whereas 
larger commercial uses rely more on customers making automobile 
trips to patronize a specific business. 

 
  Commercial districts are generally much less sensitive to adjoining 

land use patterns than are residential districts; depending on the 
nature of the use, commercial uses may be successfully integrated 
with a range of land uses.  Higher density residential uses can work 
especially well with commercial uses.  The potential benefits of 
this land use pattern are described in the Housing Element. 

 
  Mixing residential and commercial uses must be carefully considered, 

however.  Many commercial uses are accompanied by undesirable exter-
nalities such as noise, dust, glare, increased congestion or the 
presence of hazardous materials.  Such uses are clearly incompatible 
with residential uses.  There is a further consideration.  Mixed-use 
development generally results in increased density and congestion, 
making it inappropriate in areas with limited or inadequate public 
services. 
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 c. Industrial Areas 
 
  Industrial uses have traditionally been the most noxious.  Due to 

excessive noise, smoke, odor, dust and other associated hazards, 
industrial uses have typically been directed away from other uses, 
particularly residential.  As discussed previously, some residential 
districts in urban unincorporated areas do adjoin industrial areas, 
creating the need for a transitional buffer area to protect the more 
sensitive residential uses. 

 
  Some industrial uses, however, can be compatible with residential 

and commercial uses.  For example, many computer and electronics 
firms do not produce many of the adverse impacts associated with 
other industries.  In addition, such firms are often well landscaped 
and assume a campuslike appearance.  Integrating residential with 
these industrial uses would hold many of the benefits discussed 
previously and in the Housing Element. 

 
 d. Institutional Areas 
 
  Three institutional facilities of regional and national importance 

are located within the unincorporated area of San Mateo County:  San 
Francisco International Airport, a portion of Stanford University 
and San Francisco Jail.  These large institutional facilities have a 
significant influence over surrounding areas.  Presently, land uses 
adjoining San Francisco Jail and Stanford University have been 
buffered from potential land use conflicts by a belt of open space.  
In contrast, many land use conflicts have developed around San 
Francisco International Airport.  Each of these facilities presently 
maintains significant undeveloped acreage.  Future plans for 
redevelopment or expansion of these institutional facilities could 
be encouraged, if compatible with adjacent land uses. 

 
2. Development Standards 
 
 Elements of structural development such as building height, bulk, lot 

coverage and building site dimensions also contribute to urban land use 
patterns.  The character and organization of a neighborhood or district 
is often defined by the size of its buildings and the arrangement of 
structures on building sites.  In urban areas, it is desirable to foster 
land use patterns which are clear and coherent and can be easily "read" 
by residents and visitors.  For example, land uses which are typically 
larger and more intense, such as industrial or high density residential 
uses, are generally most successfully accommodated on larger parcels.  
In addition, clustering larger buildings can create recognizable 
districts and provide orientation points for travelers.  Locating such 
uses on smaller parcels in areas with predominantly low, fine scaled 
buildings disrupts the land use pattern and can create land use 
conflicts. 
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III. EVALUATION OF EXISTING PLANS, POLICIES AND REGULATIONS AFFECTING URBAN 
LAND USE 

 
A. FISCAL 
 
 The General Land Use Chapter has noted that Propositions 13 and 4 have 

provided the impetus for considering fiscal opportunities and con-
straints in land use planning.  As most of the County's land use plans 
were prepared before the passage of these measures, fiscal opportunities 
and constraints were not considered. 

 
B. ECONOMIC 
 
 Existing area plans which consider local economic objectives include the 

North Fair Oaks Community Plan and Local Coastal Program.  The policies 
of the North Fair Oaks Plan promote a strong commercial and industrial 
base and encourage the location of industries which utilize the skills 
of the local residents.  The Plan contains an implementation program 
which seeks to establish an economic development corporation within the 
community and continue local employment and training programs.  The 
ability to implement these programs and the overall effectiveness of 
these policies, however, has been severely constrained by limited 
revenues.  Local economic objectives are not as well developed in the 
Local Coastal Program.  However, policies are included which provide for 
development of agriculture and coastal dependent land uses.  These 
policies have been successfully implemented by the ordinances of the 
Planned Agriculture, Coastside Commercial and Marine Related Industrial 
zoning districts. 

 
C. INFRASTRUCTURE 
 
 The critical need to coordinate public works and the land use plan has 

been most effectively addressed in the Coastal Zone.  The Coastal Act 
allows the County to regulate the capacity of public facilities and 
further requires that their capacity be consistent with the growth 
projections included in the Land Use Plan of the Local Coastal Program.  
Outside of the Coastal Zone, the County has no authority to regulate the 
capacity of public facilities; however, existing area plans for Emerald 
Lake Hills, North Fair Oaks and San Bruno Mountain have been generally 
effective in directing development to areas with adequate services and 
permitting a level of development which is commensurate with the 
availability of public services. 

 
 The issue of utilizing existing services more efficiently has been 

adequately addressed by the infill policies of the Montara-Moss Beach-El 
Granada Community Plan, Emerald Lake Hills Community Plan and the Local 
Coastal Program.  In the Coastal Zone, the designation of the urban-
rural boundary was a key policy in encouraging urban infill.  This 
boundary does not currently exist on the Bayside. 

 



URBAN LAND USE EVALUATION OF EXISTING PLANS 
 
 

 
 8.38 

 The recently adopted Second Unit Ordinance also promotes more efficient 
use of services by allowing higher densities in residential areas.  As 
this ordinance has only been in effect for a short time, it is difficult 
to evaluate its success. 

 
D. NATURAL RESOURCES 
 
1. Vegetative, Water, Fish and Wildlife Resources 
 
 The need to preserve important vegetative, water, fish and wildlife 

resources in urban areas is most effectively addressed by the Local 
Coastal Program.  Policies included in the Locating and Planning New 
Development Component encourage infill development in urban areas which 
do not contain sensitive habitats or prime agricultural soils.  These 
policies further direct higher density urban development to areas where 
coastal resources would not be compromised.  In addition, the Sensitive 
Habitats Component contains policies which regulate the type, density 
and location of land uses in sensitive habitats.  Outside of the Coastal 
Zone, land use designations and allowable densities generally do not 
reflect the presence of sensitive habitats. 

 
2. Recreational Resources 
 
 Area plans for the Mid-Coast, Emerald Lake Hills, San Bruno Mountain and 

North Fair Oaks have identified recreational opportunities within those 
areas of the County.  The Mid-Coast Plan and the San Bruno Mountain 
General Plan Amendment have further designated acreage for public and 
private recreation.  The North Fair Oaks and Emerald Lake Hills Commu-
nity Plans do not designate recreational sites.  They do, however, 
provide programs for the acquisition of parkland.  To date, neither of 
these programs has been implemented. 

 
 The unincorporated golf courses are presently designated for institu-

tional uses by the general plan.  This designation is inconsistent with 
the current zoning, which allows residential development of each golf 
course. 

 
3. Energy Resources 
 
 More efficient use of energy resources is addressed by the energy reso-

lutions adopted by the Board of Supervisors.  The resolutions provide 
more energy efficient development by encouraging new streets, parcels 
and buildings to meet guidelines for solar design and solar access.  
Planned unit developments (PUD's) are also encouraged to facilitate 
energy efficient clustered building arrangements.  The energy resolu-
tions further encourage retrofit of energy conservation measures for 
existing residential structures.  Although the energy resolutions appear 
to be comprehensive, they are voluntary measures.  In the absence of an 
implementing ordinance, it is difficult to successfully incorporate 
these measures into the development review process. 
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 Several other County regulations indirectly favor energy conservation, 
including the Second Unit Ordinance, and policies contained in the 
Emerald Lake Hills Community Plan, Local Coastal Program, and the 
Montara-Moss Beach-El Granada Community Plan which encourage infill 
development and the clustering of structures. 

 
E. HAZARDS 
 
1. Natural Hazards 
 
 Several County plans, policies and regulations are aimed at protecting 

new development from natural hazards.  The Montara-Moss Beach-El Granada 
Community Plan and the Hazards Component of the LCP contain policies 
which limit density and direct development away from areas with known 
hazards.  In the Seal Cove area of Moss Beach, where geologic problems 
are especially pronounced, new development is subject to the require-
ments of the Geologic Hazards (GH) Zoning district.  The GH district has 
been effective in reducing the densities and, therefore, the number of 
persons and structures exposed to geologic hazards in Seal Cove.  The GH 
Ordinance also provides a disclosure procedure which adequately fore-
warns potential land owners of the hazards in the area. 

 
 Geologic hazards are also a primary planning concern in the Emerald Lake 

Hills neighborhood.  The policies of the Emerald Lake Hills Community 
Plan seek to accommodate neighborhood growth in a manner which reflects 
the physical characteristics and limitations of the land.  These 
policies are effectively implemented through the provisions of the 
Residential Hillside (RH) district.  This district employs a flexible 
zoning technique, slope density zoning, to determine the appropriate 
density for a given site.  The RH district also encourages clustered 
site plans to direct structural development to portions of a site which 
are most suited to construction. 

 
 Slope density regulations have also been adopted for Ladera.  However, 

other hillside neighborhoods with similar slope conditions, such as 
Palomar Park, Devonshire and Highlands/Baywood Park, maintain fixed 
residential density standards. 

 
2. Man-Made Hazards 
 
 a. Noise 
 
  The issue of noise/land use compatibility has not been thoroughly 

developed in existing area plans, nor have noise compatibility 
standards been formalized to regulate development within urban 
areas.  Methods of noise control are assessed in the Man-Made 
Hazards Chapter. 
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 b. Hazardous Materials 
 
  Many of the issues associated with hazardous materials have only 

been recently explored.  As a result, existing County area plans and 
zoning ordinances do not directly respond to the consequences of 
hazardous materials in the urban area. 

 
 c. Airport Safety 
 
  Land uses and densities surrounding County airports are effectively 

regulated by the ALUC Airport Land Use Plan.  The ALUC Plan desig-
nates approach zones which are recognized as areas of high accident 
potential.  ALUC policy discourages structural development in these 
zones. 

 
  Lands surrounding the Half Moon Bay Airport are further protected 

from hazards associated with airport activities through the provi-
sions of the Airport Overlay (A-O) district.  Land uses in A-O 
districts are limited to those which attract no more than 10 persons 
per net acre.  In addition, no structure or tree in excess of 36 
feet may be erected or maintained in the district. 

 
F. LAND USE PATTERNS 
 
1. Area Plans 
 
 Several area plans have been adopted to guide the overall pattern of 

land use within a defined area.  These plans have been generally effec-
tive in addressing land use compatibility issues of specific areas. 

 
 Existing policies contained within the Montara-Moss Beach-El Granada 

Community Plan have been adequate to address the land use pattern oppor-
tunities and constraints on the Mid-Coast.  Existing policies provide 
for the separation of residential uses from visitor-serving commercial 
and industrial uses.  The policies also encourage the preservation of 
the surrounding open space lands by directing urban growth to those 
areas which are subdivided, zoned for development and served by public 
facilities. 

 
 The policies of the Emerald Lake Hills Community Plan have been effec-

tive in encouraging a land use pattern which preserves the natural 
features of the area and responds to geologic constraints.  This is 
accomplished through policies and regulations which limit residential 
densities in sloping areas and encourage clustering of new development. 

 
 North Fair Oaks has a large amount of industrial acreage, much of which 

is bordered by low density residential uses.  The current policies of 
the North Fair Oaks Community Plan do not adequately address the con-
flicts which occur as a result of this land use pattern.  The policies 
of the Plan support the existing pattern of land uses, but do not 
provide for buffering residential areas from the noise, dust smoke, odor 
and congestion common to industrial activities. 
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2. Urban Zoning Districts 
 
 The mixture of land uses allowed in residential, commercial and indus-

trial districts is largely determined by urban zoning districts.  The 
existing residential, commercial and industrial zoning districts have 
been generally effective in fostering a pattern of similar, compatible 
uses within each district.  Almost by definition, these districts have 
been less successful in cultivating a land use pattern which supports a 
combination of compatible uses, although several existing zoning 
districts allow combinations of residential and commercial uses.  In 
these districts, a mixture of uses is allowed, but there is no real 
incentive to provide them.  Residential uses, for example, are often not 
economically feasible to build or maintain in commercial districts.  If, 
however, the zoning ordinance provides incentives such as density 
bonuses or required floor area ratios, providing residential uses in 
commercial areas may become more practicable. 

 
3. Land Use Planning at San Francisco International Airport 
 
 Under current State law, San Mateo County's land use regulations have 

limited influence over San Francisco International Airport.  Because of 
this lack of local jurisdiction, there is no formal mechanism, other 
than CEQA and the Airport Land Use Planning law, for the airport to 
submit development plans to local communities which are most impacted by 
airport operations. 

 
G. SUMMARY OF PROBLEMS 
 
 1. County land use plans and policies do not presently address fiscal 

opportunities and constraints. 
 
 2. Economic objectives for urban communities have not been fully 

developed. 
 
 3. Existing County plans and policies seek to maximize service effi-

ciency primarily through measures which encourage urban infill.  
Other techniques, such as mixed use development, could be explored. 

 
 4. There are presently no land use policies which address sensitive 

habitats in urban areas outside of the Coastal Zone. 
 
 5. The energy resolutions adopted by the Board of Supervisors are 

voluntary and are not adequately integrated into the development 
review process. 

 
 6. Land use regulations for golf courses in unincorporated areas are 

inconsistent. 
 
 7. County policies and regulations which guide development in iden-

tified geologic hazard areas are effective.  There is a need, 
however, to extend these regulations to additional areas. 
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 8. Existing County land use policy does not adequately address 
hazardous material issues. 

 
 9. There are presently no policies which provide for buffering of land 

uses in areas where land use conflicts are prevalent. 
 
 10. County policies and regulations also do not encourage integrated 

development patterns. 
 
IV. ALTERNATIVES 
 
A. MAINTAIN EXISTING PLANS, POLICIES AND REGULATIONS 
 
 The County may consider maintaining present land use strategies included 

in existing General Plan and other documents.  As discussed in the 
previous section, existing General Plan policy adequately directs urban 
development to those areas which have sufficient public services and are 
relatively free of hazardous conditions.  As much of the development in 
urban areas is limited to infilling "skipped over" vacant parcels, the 
policies contained within existing General Plan documents are generally 
adequate to accommodate new development in a manner which is compatible 
with existing development. 

 
 The primary disadvantage to this approach is efficiency.  Continuing the 

present level of development in some urban areas would not maximize the 
County's housing opportunities.  In addition, present levels of develop-
ment would not utilize existing public facilities as efficiently as 
possible, nor encourage energy efficient land use patterns. 

 
B. MODIFY EXISTING PLANS AND POLICIES TO ALLOW A GREATER LEVEL OF DEVELOP-

MENT 
 
 This alternative represents a more intensive level of development in all 

urban unincorporated areas.  The basic advantage to such an alternative 
would be an increased availability of housing in relatively central 
locations.  A more intensive level of development would also encourage 
energy and service efficiency and, when development is near commercial 
centers, promote economic activity. 

 
 Many of the vacant parcels in urban areas, however, have remained unde-

veloped because significant constraints to development accompany these 
lands.  Steep hillsides, inadequate public services and the existence of 
sensitive habitats hinder development potential in several areas.  
Increasing densities where these conditions exist would increase expo-
sure to natural hazards and impair sensitive habitats.  In addition, a 
substantial investment would often be necessary to overcome service 
limitations. 

 
 In underdeveloped urban areas, an increased level of development is 

often constrained by the small lot size and multiple ownership patterns 
established by the original subdivisions.  Much of North Fair Oaks, for  
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 example, has been subdivided and developed as 5,000 square foot single 
family lots.  Higher density uses would require merging several of these 
smaller lots. 

 
C. MODIFY EXISTING PLANS AND POLICIES TO ALLOW A REDUCED LEVEL OF DEVELOP-

MENT 
 
 Another alternative would be to lower the intensity of development 

presently allowed by existing plans and policies.  This strategy would 
be a most effective means to reduce risks to life and property in 
hazardous areas and protect environmentally sensitive areas.  Such an 
alternative would, however, hinder housing opportunities and generally 
discourage energy and service efficient land use patterns. 
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URBAN LAND USE FOOTNOTES 
 
 
 
1 Development of new residential units on the Mid-coast is limited to 125 

units per year by the LCP. 
 
2 California Government Code, Section 53090. 
 
3 Martin-Carpenter Associates, Environmental Inventory for the Guadalupe 

Valley Quarry (Owl and Buckeye Canyon) Planned Development Plan/Specific 
Plan San Mateo County, California, February 1984, p. 7. 

 
4 Quarry termination date established by the San Mateo County Board of 

Supervisors, February, 1983. 
 
5 Martin-Carpenter Associates, Phased Development Plan/Specific Plan for the 

Guadalupe Valley Quarry, Owl Canyon and Buckeye Canyon, March 1984, p. 11. 
 
6 California Government Code, Section 51235. 
 
7 Stanford University Planning Office, Stanford Land Use Plan, December 1980. 
 
8 Ibid., p. 4. 
 
9 Ibid., p. 9. 
 
10 Ibid., p. 13. 
 
11 Solar Energy Research Institute, Report on Building a Sustainable Future, 

Volume I, April 1981. 
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 URBAN LAND USE APPENDICES 
 
 
 
 APPENDIX A - COMBINING DISTRICT STANDARDS 
 
 
 APPENDIX B - SUPPLEMENTAL BACKGROUND INFORMATION 
 
 
 APPENDIX C - TOPICS FOR FUTURE CONSIDERATION 
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APPENDIX A 
 
 COMBINING DISTRICT STANDARDS 

 

 MINIMUM BUILDING SITE   MINIMUM YARDS REQUIRED 
MAXIMUM HEIGHT 

PERMITTED 

MAXIMUM 
COVERAGE
PERMITTED 

DISTRICT 

AVERAGE 
WIDTH 

(Ft.) 
MINIMUM 

(Area) 
MINIMUM LOT AREA 
PER DWELLING UNIT 

FRONT 
(Ft.) 

SIDE 
(Ft.) 

REAR 
(Ft.) Stories Ft. (%) 

              
S-1 50  5,000 sq. ft. 500 sq. ft. 20 5  20 3 36 50 
S-2 50  5,000 sq. ft. 1,000 sq. ft. 20 5  20 3 36 50 
S-3 50  5,000 sq. ft. 1,250 sq. ft. 20 5  20 3 36 50 
S-4 50  5,000 sq. ft. 1,650 sq. ft. 20 5  20 3 36 50 
S-5 50  5,000 sq. ft. 2,500 sq. ft. 20 5  20 3 36 50 
S-6 50  5,000 sq. ft. 3,500 sq. ft. 20 5  20 3 36 50 
S-7 50  5,000 sq. ft. 5,000 sq. ft. 20 5  20 3 36 50 
S-8 50  7,500 sq. ft. 7,500 sq. ft. 20 5  20 3 36 40 
S-9 50  10,000 sq. ft. 10,000 sq. ft. 20 10  20 3 36 30 
S-10 75  20,000 sq. ft. 20,000 sq. ft. 20 10  20 3 36 25 
S-11 100  1-5 acres1 1-5 acres1 50 20  20 3 36 15 
S-12 175  2.5-5 acres1 2.5-5 acres1 50 20  20 3 36 10 
S-13 250  5 acres 5 acres 50 20  20 3 36 10 
S-14 350  10 acres 10 acres 50 20  20 3 36 10 
S-15 500  20 acres 20 acres 50 20  10 3 36 10 
S-16 700  40 acres 40 acres 50 20  20 3 36 10 
S-17 50  5,000 sq. ft. 5,000 sq. ft. 20 5-152 20 N/A 28 35/503 

S-18 N/A  12,000-
90,0001 

 
sq. ft. 

12,000-
90,0001 

 
sq. ft. 

20 7.5-12.54 20 N/A 24 30 
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APPENDIX A (continued) 
 
 COMBINING DISTRICT STANDARDS 

 

 MINIMUM BUILDING SITE   MINIMUM YARDS REQUIRED 
MAXIMUM HEIGHT 

PERMITTED 

MAXIMUM 
COVERAGE
PERMITTED 

DISTRICT 

AVERAGE 
WIDTH 

(Ft.) 
MINIMUM 

(Area) 
MINIMUM LOT AREA 
PER DWELLING UNIT 

FRONT 
(Ft.) 

SIDE 
(Ft.) 

REAR 
(Ft.) Stories Ft. (%) 

              
SS-103 N/A  14,000 sq. ft. 14,000 sq. ft. 25  10  25 2.5 35 N/A 
SS-104 50  8,000-

16,0001 
 
sq. ft. 

8,000-
16,0001 

 
sq. ft. 

25 5 8  20 2.5 35  

SS-107 N/A  5 acres 5 acres 50  50  20 N/A N/A N/A 
SS-110 25  16,000 sq. ft. --  0  0  15 3 36 N/A 
             
Maximum coverage limitations shall apply to all structures except: 
(a) structures in C, H, M, or P Districts in which there are no dwelling facilities. 
(b) greenhouses, lathhouses, or other structures used exclusively for flower growing. 

 
Notes: N/A = Not Applicable. 

 1. Required minimum standard is determined by slope. 
2. Side yard setbacks vary with the height of the structure, zero side yard setbacks allowed under some conditions. 
3. Lot coverage is determined by the height of the structure. 
4. A combined side yard setback of 20 feet is required with a minimum setback on any side of 7.5 feet. 

5. Twenty-five (25) feet for residences--15 feet for attached garages. 

Source:  San Mateo County Zoning Regulations. 
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APPENDIX B 
 

SUPPLEMENTAL BACKGROUND INFORMATION 
 
 
 
1. In response to a request by the City of Brisbane, the following paragraph 

replaces the first paragraph on page 8.18 under: 
 
 b. Development Potential: 
 
  Under current regulations, the Guadalupe Valley Quarry is scheduled to 

terminate mining operations by December 31, 1992.4  At this time, the 
quarry floor, consisting of buildable pads, roads and intervening 
slopes, will measure approximately 40 acres.  Of this total, nearly 30 
acres are ultimately planned for light industrial development.5 

 
2. In response to a request by the San Mateo County Board of Supervisors on 

September 17, 1985, the following background data is added to the Urban 
Land Use Chapter on page 8.22 as a new paragraph following the discussion 
under: 

 
 b. Emerald Lake Hills Community Plan (1977) 
 
  The Land Use designations adopted in the Emerald Lake Hills Community 

Plan provide a generalized indication of the densities permitted.  The 
designations are not intended to be parcel specific.  Rather, imple-
mentation through the Residential Hillside district regulations are 
used to determine specific density on a parcel by parcel basis. 
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APPENDIX C 
 

TOPICS FOR CONSIDERATION DURING FUTURE PLANNING 
EFFORTS 

 
 
 
During Planning Commission hearings, the following topics were identified 
relating to the Urban Land Use Chapter which are most appropriately addressed 
during future planning efforts, including area plan development and ordinance 
revisions: 
 
1. Evaluate, as soon as possible, the adequacy of public services (especially 

local parks) to accommodate buildout of the Montara-Moss Beach-El Granada 
communities (LCP). 

 
2. Investigate methods of preserving existing greenbelt areas which (1) sepa-

rate Montara, Moss Beach and El Granada, and (2) preserve views of the 
coast and hills (LCP). 

 
3. Evaluate circulation, jurisdictional and land use compatibility problems 

surrounding the following areas (LCP): 
 
 a. Pillar Point Harbor 
 b. Surfers Beach 
 c. The breakwater (City of Half Moon Bay) 
 
4. In developing an area plan for Stanford lands, consider a policy direction 

which directs higher intensity uses to the central campus and provides for 
orderly growth outward from the central core. 

 
5. During the zoning ordinance revision, consider allowing churches in indus-

trial districts. 
 
 
 
 
 




