
November 11, 2014

Ms. Lorraine Weiss
Department of  Community Development
City of  San Mateo
330 West 20th Avenue
San Mateo, CA  94403-1388

RE: 106-120 Tilton Avenue

Dear Lorraine:
I reviewed the original drawings, visited the site, viewed the video of  the Planning Commission’s Study Session, provided an 
initial review letter in March, and met with staff  and the applicant  on two subsequent occassions, and followed up with an-
other review letter in August. I have reviewed the final drawings recently submitted. My comments are summarized below.

NEIGHBORHOOD CONTEXT

The site is near Downtown San Mateo within an area of  mixed uses with substantial residential development in both 
single family and multifamily configurations. The site currently contains a substantial amount of  mature landscaping, 
most of  which will be removed for this project. A small cul-de-sac of  single family homes abuts the site to the west, 
and a small medical office building is located on the east side. A small, older multifamily complex is immediately across 
Tilton Avenue, and a newer, more modern four story multifamily structure is located to the immediate south of  this site. 
Photographs of  the site and surrounding context are shown below and on the following page.
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Adjacent medical office building and parking lot
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Adjacent single family homes on Tilton Terrace
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106-120 Tilton Avenue
Review Comments
November 11, 2014 Page 2



Issues and Recommendations

The Planning Commission initially reviewed this project on December 12, 2013, and provided the applicant with their 
concerns and preferences regarding both the site plan and the design of  the buildings. The Planning Commissioners’ 
concerns included the following:

• Buildings all looked very similar and were all the same height resulting in a monolith appearance.
• Massing and building forms appeared rather bulky.
• All units were three story single family detached units resulting in small footprints, high building profiles, and three 

story walls with very limited articulation.
• The amount and quality of  communal area was limited.
• There was a lack of  visual variety along the Tilton Avenue elevation.
• The uniformity of  the units along the western edge of  the site facing Tilton Terrace was of  concern
• The 5-foot wide walkway around the edges of  the property seemed unappealing.
• Concern was expressed about the long access path from parking spaces to some of  the units.
• Several of  the Commissioners encourage the grouping of  units with fewer stand-alone single family detached units.

Several changes were made to the site plan and units following the study session. I reviewed the revisions and prepared a 
review letter in March of  this year. My feeling was that while the changes made were beneficial, they probably did not go 
far enough in addressing the concerns of  the Planning Commission. Meetings between staff  and the applicant followed, 
along with another formal review letter resulting in the current design submittal.

The site plan and building designs are very much improved. The site layout is now roughly one-half  single family de-
tached units and one-half  attached units contained within two six-plex structures. The units are still three story in height, 
but there is substantially more visual variety in the facades with some two-story elements to break up the previous uni-
formity and tall blank walls of  the structures. Special attention has been given to the building designs along the project 
edges at Tilton Avenue, Tilton Terrace, and the commercially zoned parcel to the east.

Major changes are highlighted below and on the following page.
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February 2014 Tilton Avenue frontage

Currently proposed Tilton Avenue frontage
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Previous Tilton Avenue  and Eastern Edge frontages

Currently proposed Tilton Avenue  and Northeastern Edge frontages
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I have no further concerns or recommendations for changes.

Lorraine, please let me know if  you have any questions, or if  there are any other important issues that I did not 
address.

Sincerely,
CANNON DESIGN GROUP

Larry L. Cannon   
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