
 

 
RECOMMENDATION 
 
That the Planning Commission approve the project by making the following motions: 

A. Adopt the Addendum to the Negative Declaration, as adequate to assess the 
environmental impacts of the project, based on the Findings for Approval attached as 
Exhibit A; and 

B. Approve the Modification to the Site Plan and Architectural Review for construction of a 
an additional level of parking (to an approved multi-level parking structure) and 
reconfiguring surface parking spaces to accommodate an outdoor amenity area, Site 
Development Permit for grading and tree removals; and Vesting Tentative Map to 
create separate parcels for each building on the property, based on the Findings for 
Approval attached as Exhibit A and subject to the Conditions of Approval in Exhibit B. 

 
BACKGROUND (Original Project) 
 
On February 12, 2013 the Planning Commission approved a Site Plan and Architectural Review 
Planning Application PA 11-072 (also known as the “Original Project”) which included the 
demolition of an existing vacant building and construction of a new office building and parking 
structure at the site of an existing executive office park complex located at 3000-3155 
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Clearview Way.  The approved office building is three stories, approximately 100,000 square 
feet, and 42 feet in height to the plateline.  An approximately 120,000 square foot above-grade 
five-level parking garage was also approved with 666 parking spaces at a plate height of 42 feet.  
A total of 1,177 onsite parking spaces were approved which includes 511 surface parking 
spaces.  The zoning code requires 1,032 parking spaces which is a ratio of one space per 315 
square feet (Attachment 1, Planning Commission Minutes).   
 
The approved office building and parking garage complement the existing buildings in scale and 
materials. A supportive final letter was issued by the City’s consulting Architect regarding the 
design of the office building and parking garage, as well as, the site design and layout for the 
Original Project.   
 
Additional entitlements under the Original Project include, a site development permit which 
was approved to remove 39 Heritage Trees and additional Major Vegetation predominately 
categorized as existing ornamental parking lot trees. Eighty-five replacement trees are 
proposed ranging in size from 15 gallon to 48 inch box.  A total sum of $264,745.00 has already 
been collected from the applicant by staff for the City’s Street Tree Planting Fund.   Lastly, a 
vesting tentative map was also approved with the Original Project to create separate parcels for 
each building on the property. 
 
On February 17, 2015, the applicant applied to the City for building permits for the Original 
Project and those construction plans are currently under review in the Building Department’s 
plan check review process. 
 
SITE DESCRIPTION 
 
The project site is approximately 22 acres. The existing buildings and site improvements are 
clustered within approximately 12.5 acres, preserving approximately 9.5 acres of open space on 
the site.   Five occupied three-story office buildings (Buildings A,B,C,E,F) are located on the site 
with one vacant building (Building D) previously utilized as a restaurant (Attachment 2, Vicinity 
Map).   
 
State Route 92 is located adjacent to the project site.  Apartments and condominiums are 
located across West Hillsdale Boulevard from the project site.  A pre-school is located across 
Clearview Way and the College of San Mateo is located to the northwest of the project site.   
Surrounding land uses include a mix of Major Institution/Special Facility, and Low Density Multi-
Family.  The project site has a land use designation of Executive Office.  The project meets all of 
the zoning code requirements for setbacks, floor area, height, parking, etc. (Attachment 3, 
Project Data Form).    
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PROJECT DESCRIPTION (Revised Project) 
 
On January 16, 2015 the applicant applied for a Modification to the Original Project to include a 
6th level of parking to the approved 5 level parking structure and a new outdoor amenity plaza 
area which requires reconfiguring existing surface parking spaces.   
 
Under the Revised Project, the 6th level of parking will provide 125 additional parking spaces 
and increase the plate height of the parking structure from 42’ to 53’5”.   The architectural style 
and materials of the 6 level parking structure match those approved in the Original Project 
which complement the existing and proposed buildings.  Due to the topography in the area and 
location of the garage on-site the proposed 6th level is not anticipated to impact views in the 
project vicinity for surrounding residences, offices or institutions.  A photomontage from the 
Original Project has been updated (see Sheets A1.3 (Original Project) and (Revised Project) of 
the project plans) which shows only the stairwell/elevator to the 6th level is visible as seen from 
across Highway 92 on W. Hillsdale looking north.  The overall height of the stairwell/elevator to 
the 6th level of the parking structure is 70’ 3 “.  The overall height of the stairwell/elevator 
bulkhead is permitted to exceed the plate height limit of 55’ as detailed in the footnotes of the 
Project Data Form (Attachment 3).  
 
Under the Revised Project, an approximately 5,800 square foot outdoor amenity area is 
proposed.  A color rendering of this area is provided in the project plans, Sheet L.9 (Attachment 
4).  This outdoor plaza area includes seating and tables which requires the reconfiguration of 13 
surface parking spaces.  The subject 13 parking spaces conflict with the footprint of the outdoor 
amenity area and were re-located to a nearby triangular landscape island (see Sheets L1 
(Original Project) and (Revised Project) of the project plans).   This triangular island also serves 
as a Storm Water Treatment area and those calculations were adjusted accordingly.  Twelve 
additional trees are to be planted in the subject outdoor plaza area and two additional trees are 
proposed in the storm water treatment island.  No trees are proposed for removal under the 
Revised Project.  Open Space was increased from 60% under the Original Project to 61% under 
the Revised Project both satisfying the City’s minimum requirement of 35%.  
 
Under the Original Project Transportation Demand Measures (TDM) were required by the City 
(Attachment 5) and have been implemented by the applicant (Attachment 6).  These TDM 
measures include (but are not limited to) providing opportunities for food service to existing 
and proposed employees without creating single occupancy vehicle trips by providing cafeterias 
in buildings onsite, providing regular food delivery services to the site, as well as, managing 
regular food trucks.  Access is also provided to the adjacent College of San Mateo cafeteria and 
fitness center via an existing shuttle and pedestrian pathway.  The TDM plan also includes 
shuttles for employees to Caltrain and BART stations throughout the day.  
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Despite these efforts, the City has received correspondence from the San Mateo Woods 
community that office workers from SMEP are parking in the neighborhoods across from 
Clearview Way (Attachment 7).   As a result, the Public Works Department is working with those 
residents to implement a residential parking permit program to address this issue.  It is also 
anticipated that the additional level of parking proposed under the Revised Project will alleviate 
off-site parking by providing more supply onsite.   
 
SITE PLAN ARCHITECTURAL REVIEW 
 
The Revised Project requires a Modification to the Site Plan and Architectural Review 
entitlement pursuant to San Mateo Zoning Code Section 27.08.080 “Modifications”.  The 
Revised Project, in particular the proposed 6th level of parking, was reviewed by the City’s 
consulting Architect (Attachment 8).  The resulting Design Review Report compares the mass, 
scale and height of the Original Project (5 level parking structure) to the Revised Project (6 level 
parking structure).  The Design Review Report also includes examples of how mass and scale 
can be mitigated using different architecture, details and landscaping.  The applicant has 
incorporated the recommendations and suggestions from the Design Review Report by 
incorporating climbing vines to provide visual interest and reduce the perceived mass and scale.  
In addition to the climbing vines, (as requested in the Design Review Report for the “Original 
Project”) proposed and existing mature trees will screen and buffer views of the parking 
structure as seen from Clearview Way (Sheets L1 and L7 of the project plans).   
 
The approved parking structure will be set into the hillside near the entrance to the office park 
campus. The proposed 6th level is designed to match and blend seamlessly with the approved 5 
level parking structure while complimenting the existing and proposed office buildings. Glass 
enclosed stair and elevator towers will accent the southwestern and southeastern corners of 
the parking structure. The stair/elevator towers are glass enclosed with a traditional painted 
aluminum mullion framing and metal panel cladding – similar to the lobbies of the office 
buildings. These tower elements provide transparent architectural features for the office 
campus, while providing convenient access to employees and visitors. The solid portion of the 
parking structure includes textured warm colored concrete panels which also complement the 
materials of the office buildings.  
 
In summary, the proposed 6th level is designed to match seamlessly with the approved 5 level 
parking structure, and includes additional enhancements not part of the Original Project such as 
the climbing vines.  Under both the Original and Revised Project, the garage is well screened by 
existing mature trees and substantial new fast growing evergreen trees.  Due to its location on 
the site, set into the hillside, the garage is somewhat isolated from surrounding public views 
and there are limited adjacent owners/tenants off Clearview Way who will have direct views of 
the parking structure. The topography in the area also limits the visibility of the garage from 
residences, offices, institutions and public views in project vicinity and surrounding areas.  To 
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address the concerns the City has received from residents in the area, the additional supply of 
parking spaces is anticipated to absorb potential overspill currently occurring from the office 
workers into adjacent neighborhoods.  
 
TRAFFIC ANALYSIS 
 
Because there is no change to the proposed office space square footage, there would be no 
increase/change in trip generation compared to the trips analyzed in the 2012 traffic study. 
However, an additional traffic study was conducted in 2014 under the Revised Project to 
analyze existing traffic conditions which were used as a baseline for the Original Project.  The 
2014 traffic study confirmed existing traffic conditions have not changed since the 2012 traffic 
study (Attachment 9). 
 
The traffic study under the Original Project concluded that all signalized intersections would 
operate within the City’s adopted level of service standard under project conditions as specified 
in the City of San Mateo Circulation Element.  The Traffic Study estimates 118 peak hour vehicle 
trips in the morning and 111 peak hour vehicle trips in the evening.  Additionally, impacts to SR 
92 were analyzed based on the C/CAG significant criteria for freeways.  The Congestion 
Management Plan (CMP) defines an acceptable level of service for freeway segments as LOS D 
or better, unless the freeway already was operating worse than LOS D with adoption of the first 
CMP in 1991. A project is said to create a significant adverse impact on traffic conditions on a 
CMP freeway segment if for either peak hour: 
 

1. The level of service on the freeway segment degrades from an acceptable level of 
service under background conditions to an unacceptable level of service under project 
conditions, or 
 
2. The level of service on the freeway segment is an unacceptable LOS E or F under 
project conditions and the number of project trips on that segment constitutes at least 
one percent of capacity on that segment. 

 
Based on established significance criteria for freeways, the project would not have a significant 
impact on SR 92 because the project trips would constitute less than 1% of the freeway 
capacity.  Therefore the original Negative Declaration adopted for the Original Project remains 
adequate to assess environmental impacts.  
 
AIR QUALITY ANALYSIS 
 
At previous study sessions and public hearings on the Original Project, the Planning Commission 
expressed concern regarding impacts to a pre-school located across Clearview Way.  As a result,  
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Conditions of Approval to minimize construction impacts related to noise and air quality are 
incorporated into both the Original Project and Revised Project to minimize impacts on 
adjacent sensitive receptors.  And an additional Air Quality Analysis was completed as part of 
the Revised Project.  The 2014 Air Quality Analysis concluded that construction impacts under 
the Revised Project are well below the thresholds of significance (Attachment 10). 
 
ENVIRONMENTAL REVIEW 
 
The Findings for Approval (Exhibit A) include environmental findings for reliance on the 
previously certified Negative Declaration approved by the Planning Commission on February 12, 
2013.  The findings document that no additional environmental documentation is necessary 
pursuant to California CEQA Guidelines Section 15162 since there are no substantial changes in 
the project; new information of substantial importance, which was not known and could not 
have been known with the exercise of reasonable diligence at the time the previous Initial 
Study/Negative Declaration was certified;  or substantial evidence in the record revealing that 
there have been substantial changes with respect to the circumstances under which the project 
is undertaken.  As such, an Addendum to the Negative Declaration has been prepared for the 
project in accordance with the California Environmental Quality Act (CEQA) (refer to 
Attachment 11, Addendum to the San Mateo Executive Office Park (SMEP) Initial 
Study/Negative Declaration).  The “Original Project” Negative Declaration and Initial Study and 
attachments are available online www.cityofsanmateo.org/whatshappening.  This 
environmental document was previously forwarded to the Planning Commission at the 
beginning of the public comment period which was January 16-February 4, 2013.  
 
EXHIBITS 
 

A. Findings for Approval  
B. Conditions of approval  

 
ATTACHMENTS 
 

1. Planning Commission Minutes dated February 12, 2013 
2. Vicinity Map 
3. Project Data Form 
4. Revised Project Plans 
5. Original Project Transportation Demand Management (TDM) Plan, by Nelson Nygaard 
6. Annual TDM Compliance Letter by the Applicant 
7. Public Comments  
8. Design Review Letter by the City’s consulting Architect, Larry Cannon  
9. Traffic Impact Analysis for Revised Project 
10. Air Quality Analysis for Revised Project 
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11. CEQA Addendum to the San Mateo Executive Office Park (PA 11-072) Initial 
Study/Negative Declaration 

CC: (AR and attachments) 
Blake Reinhardt, Project Director, Embarcadero Capital Partners LLC 
 
CC: (email notification)  
Interested Parties  
 

 

  


