
 

 
RECOMMENDATION 
 
That the Planning Commission approve the project by making the following motions: 
 
A. Approve the Categorical Exemption from environmental guidelines, pursuant to the 

California Environmental Quality Act Guidelines, Class 1 Section 15301 (k) Existing 
Facilities, based upon the Findings for Approval in Exhibit A; and 

 
B. Approve the Vesting Tentative Subdivision Map for the creation of seven commercial 

condominium units and associated common area based upon the Findings for Approval 
in Exhibit A and subject to the Conditions of Approval in Exhibit B. 
 

C. Approve the Site Development Permit for the removal of three Monterey pine trees and 
two evergreen ash trees based upon the Findings for Approval in Exhibit A and subject 
to the Conditions of Approval in Exhibit B. 
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SITE DESCRIPTION 
 
The project site is approximately 3.37 acres and located along El Camino Real, 21st Avenue and 
Palm Avenue. A location map is included as Attachment 1. The project site is zoned C3-1/R4 
(Regional/Community Commercial with Residential Overlay) and C4-1 (Service Commercial). 
The project site contains three buildings: a 12-story high-rise office building (the Tower), a 
single-story office building (Building A), and three two-story office buildings (Buildings B, C and 
D). The entire site is substantially covered by the first level of a five story-parking garage 
containing 573 parking stalls accessible off Palm Avenue. The total floor area on the project site 
is approximately 369,278 square feet. A small surface parking lot with 28 spaces is located off El 
Camino Real. Existing parking plans are included as Attachment 2. The buildings are accessible 
via a concrete podium level open courtyard that is accessible via El Camino Real and the second 
level of the garage. The Tower and Buildings A, B and C were constructed around 1972, and 
Building D and the parking garage were constructed around 1974.  
 
PROJECT DESCRIPTION 
 
The proposed Vesting Tentative Subdivision Map will create seven commercial condominium 
units and associated common area from the existing project. No new construction is proposed 
nor will any buildings be altered. The Map is included as Attachment 3 and illustrates the 
creation of the units as follows: The Tower and Buildings B, C and D will each comprise an air 
space unit; Building A will be comprised of three units, consisting of the existing fitness facility 
that will serve the entire complex, deli that serves the complex and the commercial space; the 
Common Area consisting of all parking and non-building space (courtyards, open landscaping, 
etc). The condominium units are shown and delineated as separate airspace interests on the 
condominium plan for the project. No building floor area is being added or removed and there 
will be no changes made to the uses on the site. The only improvements to the project site and 
buildings includes addressing fire code issues relating to the existing buildings (see Condition of 
Approval No. 16) and accessibility improvements (see Condition of Approval No. 17), which 
consists of minor improvements including installation of a pathway which requires the removal 
of five trees, replanting of two trees and reconfiguration of the surface parking lot.  
 
This type of Vesting Tentative Subdivision Map is typically referred to as a condominium 
conversion and is governed by San Mateo Municipal Code Chapter 26.65, which is included as 
Attachment 4. This Ordinance primarily focuses on the conversion of residential apartment 
units to condominium units and addresses purchasing provisions and relocation assistance for 
residential tenants that do not apply to this project. No existing commercial tenants will be 
displaced as part of the project.  
 
The parking will remain unchanged from how the project currently operates and manages the 
parking. All parking stalls will be equally shared by all owners and tenants and there will be no 
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assigned parking spaces. As a condition of approval, the applicant will be required to record a 
Notice of Project Restrictions restricting the use of the common area (as designated on the 
condominium plan) for parking for each of the seven separate units. The City Attorney has 
reviewed this requirement and it will ensure that parking will be shared equally and provide 
parking for all uses on the project site.  
 
When an existing building is converted to condominiums, findings of consistency with the 
General Plan, Zoning Code, and certain specific provisions of the Subdivision Map Act (California 
Government Code Section 66427.2) do not apply. This is primarily because no new construction 
is being proposed that will increase the floor area and no changes in use, physical or structural 
alterations are proposed under the condominium conversion. Additionally, the City’s General Plan 
does not contain any objectives or policies that are specifically directed to the conversion of 
existing commercial buildings into condominiums.  
 
CONDOMINIUM CONVERSION ORDINANCE COMPLIANCE 
San Mateo Municipal Code Section 26.65.040 “Application for Conversion- Prior Notice” 
requires the preparation of several reports documenting detailed information about the project 
site, including a property condition assessment, structural pest report, report evaluating 
consistency with the Zoning Code and other applicable codes. These reports are presented and 
discussed below.  
 
Property Report: A detailed property condition assessment report was prepared detailing the 
condition and useful life of the roof, foundation, mechanical, electrical, plumbing, and structural 
elements of the existing buildings. This report is included as Attachment 5. A structural pest 
report was prepared (included as an exhibit) and submitted for review with no issues requiring 
work. Major seismic retrofit work was completed in 2007 and based on review by the City 
Building Official, no additional seismic work or other building improvement work is required 
under the Condominium Conversion Ordinance.  
 
Zoning Code Compliance Report: A report detailing the zoning code requirements for each 
building, the existing condition, and a description of whether or not the building is in compliance 
with the requirement was prepared. It is included as Attachment 6. The building does not need to 
be brought into compliance with the Zoning Code provisions, nor do findings of consistency need 
to be made to approve the Subdivision Map. The report merely details the inconsistencies for the 
record.  The project was lawfully established (permitted and occupied) based upon the Zoning 
Code in effect at the time of the original construction. The property has remained largely 
unchanged since the time of original construction (the most significant improvements were 
related to the seismic upgrades in 2007, which did not add floor area or change the uses) and no 
changes in use, physical or structural alterations are proposed under the condominium conversion.  
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Accessibility Report: A report detailing the current level of accessibility compliance at the project 
site was prepared and included as Attachment 7. The site and common areas were reviewed, 
including the accessible routes from the public streets and within the site to each building, parking 
garage, surface parking lots, and common plaza area. Accessibility compliance was reviewed under 
the requirements of chapter 11B of the 2010 California Building Code. The report documents a 
number of items that are not in compliance with the Code that are recommended to be addressed 
as part of the condominium conversion project. Requirements to address the accessibility 
improvements are itemized in Condition of Approval No. 17. The most significant requirements are 
to install an accessible route (four-foot wide paved pathway) from the El Camino Real sidewalk to 
the existing platform lift located in the surface parking lot off El Camino Real and to correct the 
existing non-compliance issues with the current self-closing manual doors on the platform lift. 
Currently the main pedestrian site access is via stairs from the public sidewalk off El Camino Real 
up to the podium plaza level, and the required pedestrian accessible route is not provided.  
 
The installation of the accessible route will also require the reconfiguration of the parking lot and 
will result in the loss of four parking spaces. A landscape and parking plan showing the 
improvements and planting of two new trees in the parking lot islands was prepared by Michael 
Callan, Landscape Architect. This plan is included as Attachment 8.  The reduction in parking will 
reduce the amount of total parking provided onsite by four spaces from 601 spaces to 597 spaces. 
The amount of parking complies with the current Zoning Code requirements for parking spaces, 
which require 588 spaces (see page 10 of the Zoning Code Review Report in Attachment 6).  
 
The installation of the accessible route from the El Camino Real sidewalk to the existing platform 
lift located in the surface parking lot off El Camino Real will require the removal of five trees 
consisting of three Monterey pine trees with trunk diameters ranging in size from 10-14 inches and 
two evergreen ash trees with 14-inch trunk diameters. None of the trees qualify as heritage trees 
under City Code. An Arborist report was prepared by HortScience that documents the tree 
condition and associated Landscape Unit value. This report is included as Attachment 9. The trees 
are all growing in restricted planting areas in the parking lot, which are limiting their growth 
potential and leading to poor form and structure. The ash trees have small, thin crowns and had 
previously been topped. The two new 36-inch box replacement trees will only provide a partial 
credit towards the required Landscape Unit value for the removed trees. A condition of approval 
requires the payment of a tree replacement in lieu fee.  
 
The Arborist report was reviewed by the City Arborist, Dennis Pawl. He concluded that the report 
provided an accurate Landscape Unit value. He visited the site and concluded that the trees are 
currently the wrong type of species to be located in the planting areas because they are way too 
large for the small areas. The trees are also causing root damage to the adjacent paving  
 
Required Public Improvements: Section 25.65.060 “Conditions” of the City’s Condominium 
Conversion Ordinance requires hazardous and unsafe conditions to be alleviated and repaired 
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prior to final map approval, even though the condition may have complied with city codes in effect 
at the time of original construction.  The Code also requires public (right-of-way) improvements, 
which are necessary to comply with present city standards to be required and completed prior to 
approval of the final map. Condition of Approval No. 9 describes the public improvements related 
to the sidewalk, curb ramps and driveway transitions that must be completed prior to approval of 
the final map. 
 
ENVIRONMENTAL CLEARANCE:  
The proposed project is exempt from review under the California Environmental Quality Act 
(CEQA) Guidelines section 15301(k), Existing Facilities, since the project involves the subdivision 
of existing commercial buildings where no physical changes occur which are not otherwise 
exempt.  
 
PUBLIC OUTREACH:  
In accordance with Government Code section 65090, notice of this hearing was published in the 
Examiner newspaper 10 days before the hearing.  In accordance with Government Code section 
65091 and the City’s Municipal Code noticing requirements, this hearing was noticed to the 
following parties ten days in advance: 

• Approximately 468 property owners, residential tenants and business tenants on and 
within 500 feet of the project site; and, 

• The City’s “900 List” which contains nearly 100 Homeowner Associations, Neighborhood 
Associations, local utilities, media, and other organizations interested in citywide planning 
projects.  

 
No public comments were submitted on the project. The applicant held a preliminary 
neighborhood meeting on November 17, 2011 and no one attended. Although not required 
under the City’s Condominium Conversion Ordinance, the applicant delivered a notice of the 
conversion to all existing tenants on the project site on the same day that the notice of the 
neighborhood meeting was mailed.  
 
EXHIBITS 
A. Findings for Approval  
B. Conditions of Approval  

 
ATTACHMENTS 
1. Location Map 
2. Existing Parking Plans 
3. Vesting Tentative Subdivision Map 
4. City of San Mateo Condominium Conversion Ordinance 
5. Property Condition Assessment Summary Report, Marx Okubo and sub-consultants, 

November 30, 2011 
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6. Zoning Code Review Report, Marx Okubo, August 29, 2012 
7. Site Accessibility Review, Marx Okubo, June 14, 2012 
8. Landscape and Parking Lot Plan, Michael Callan Landscape Architect 
9. Arborist Report, HortScience, August 29, 2012 

 
CC (AR and attachments) 
Applicant 
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