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Chapter 4 Executive Summary

EXECUTIVE SUMMARY
San Mateo’s 2023-2031 Housing Element is a plan to help address the region’s housing crisis, a blueprint 

“Home is where one 
where new housing can be developed, establishes goals, policies and 

starts from.”

– T.S. Eliot

1. Executive Summary

conclusions are included in the seven appendices.

2. Introduction and Background

Housing Element. 

sewage disposal and water capacity must be demonstrated. The City’s electrical and natural gas provider 
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3. Housing Needs and Sites Inventory

housing units.

which is 
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Chapter 4 Executive Summary

some will not, and some housing will be built on sites not listed in the Sites Inventory.



10San Mateo Housing Element      April 2024

Chapter 4 Executive Summary

4. Other Required Housing Element Components

its housing goals. Governmental constraints to housing include zoning and development standards, 

Executive Summary Table: San Mateo Sites Inventory Breakdown

Housing Opportunity 
Areas Total Units Very Low Low Moderate 

Above 
Moderate 

San Mateo RHNA 1,023   3,040   

ADUs 440 132 132 132 44

Pipeline Projects 3, 14

Remaining RHNA 1,9 4 1,029

Fashion Island Area 121 109 418

Hillsdale Mall 1,200 0 180 180 840

Downtown 1,213

Other Sites 1,290 

Total Sites 6,758 2,240 1,095 3,424 

Grand Total 10,2  3,1 9 1,278 5,88  

RHNA 3,2  (9 %) 3 9 (17%) 103 (10%) 2,8  (484%) 

General Plan 2040 10,000 2,533 1,458 1,675 4,334
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construct new housing. 

5. Public Participation

•

•
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•

•

the consultant team as intercept surveys during pop-up events in the North Central and Shoreview

sustainable and addresses climate change.

comment period. 
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Chapter 4 Executive Summary

with State Housing Element Law once adopted.

6. Affirmatively Furthering Fair Housing (AFFH) Assessment

•

•

•
opportunity, low economic opportunity, low environmental scores, high social vulnerability scores,

encompassing the North Central and Shoreview neighborhoods.
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•

unemployed and are largely concentrated in areas around Highway 101.

•

•

•

•

•

•

opportunity maps.

•

low economic and environmental outcomes.

•

•

•
persons without a disability.

•
residents living with a disability.

•
Central neighborhood.

•
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7. Housing Plan

and types at all income levels.  

•

•

goal.

•

•

•
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Chapter 4 Executive Summary

8. Quantified Objectives

9. Review of Prior Housing Element

1, 
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Chapter 4 Introduction and Background

INTRODUCTION AND BACKGROUND

may be built. 

to 2031.

2.1 HISTORY OF SAN MATEO

2 Its 
strategic 

and 1990.3

3 Mitchell P. Postel, 
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Chapter 4 Introduction and Background

people4

in the community. 

, 2019. 
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Chapter 4 Introduction and Background

neighborhoods, including two 
designated historic districts, the Downtown and 
the Glazenwood Historic Districts. The Downtown 
area, which maintains a 1930s 

or older. Local housing 
costs are very high, driven by 

 A typical rental unit 

 Even with the high housing costs, there is ongoing 

2.2 LEGISLATIVE CONTEXT

State housing law and Housing Element requirements have occurred, as summarized below.



22San Mateo Housing Element      April 2024

Chapter 4 Introduction and Background

in one previous housing element inventory and vacant sites included in two previous housing elements 
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 The law made several revisions to the site inventory analysis 

(2017), Senate Bill 229 (2017), Assembly Bill 68 (2019), Assembly Bill 881 (2019), Assembly 587 (2019), 
 In 



24San Mateo Housing Element      April 2024

Chapter 4 Introduction and Background



25San Mateo Housing Element      April 2024

Chapter 4 Introduction and Background

inventory are surplus property.

Element Progress Report.

Policy H 1.11.

2.3 CONSISTENCY WITH THE GENERAL PLAN
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Chapter 4 Introduction and Background

•

•

•

•

prepares revisions as needed. This will ensure ongoing consistency throughout the planning period.

2.4 WATER/SEWER CAPACITY

• SB 1087 – Housing Elements

• SB 244 – Land Use and General Plans
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Chapter 4 Introduction and Background

City.
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Chapter 4 Introduction and Background

including many unprecedented drought years, which impacts the City’s ability to use current water supply 

water supply meets demand to build the necessary new housing through 2031.   

 outlines how the City will support the water and sewer providers to ensure adequate capacity 

1.

2.

subdivisions.

3.

4.

Environmental Impact Report.  

, it is 
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HOUSING NEEDS AND SITES 
INVENTORY

3.1 HOUSING NEEDS SUMMARY

housing.

•

•

•

•

•
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Table 1: Income Limits for San Mateo County, 2023

Number of Persons 1 2 3 4 5 6 7 8

San 
Mateo 
County 

Area 
Median 

$175,000

Acutely 
Low

Extremely 
Low

Very Low 
Income

Low 
Income

Median 
Income

Moderate 
Income

due to changes in tate law that led to a considerably higher RHND compared to previous 
cycles. The 

as shown in Table 2.
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3.2 DEMOGRAPHICS

•

• Age

• Race/Ethnicity

Table 2: Final Regional Housing Needs Allocations

Income Group San Mateo 
Units

San Mateo 
County Units

Bay Area 
Units

San Mateo 
Percent

San Mateo 
County 
Percent

Bay Area 
Percent

Very Low Income 
(<50% of AMI) 114,442

Low Income 
(50%-80% of AMI) 1,023

Moderate Income 
(80%-120% of 

AMI)

Above Moderate 
Income  

(>120% of AMI)
3,040 188,130

Total
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• Employment

• Number of Homes

• Home Prices
residents to live and thrive in the community.

» Ownership

» Rental Prices

• Housing Type
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• Cost Burden

•

housing costs. There are various ways to address displacement including ensuring new
housing at all income levels is built.

• Neighborhood

• Special Housing Needs

insecurity.

3.3 UNITS AT RISK OF CONVERSION TO MARKET 
RATE



36San Mateo Housing Element      April 2024

Chapter 4 Housing Needs and Sites Inventory

3.3.1 Preservation and Replacement Options
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3.3.2 Rental Assistance

3.3.3 Transfer of Ownership

3.3.4 Construction of Replacement Units

3.3.5 Entities Interested in Participating in California’s First Right 
of Refusal Program

•
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•
•
•
•
•

3.3.6 Funding Sources

Federal Funding

•
•
•
•

State Funding

•
•
•
•
•
•
•
•

•
•
•
•
•
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As outlined in 

them.

3.4 RHNA ALLOCATION SUMMARY AND 
METHODOLOGY

3.4.1 Legislative Context for the Housing Element’s Inventory of 
Sites

Table 3: San Mateo RHNA Targets Summary

Income Group Very Low  
50% AMI 

Low   
80% AMI 

Moderate   
120% AMI 

Above   
Market Rate Total 

2023-31 1,023 3,040 
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the sites on the list will be developed with new housing, some will not, and some housing will be built on 

•

•

•

•

•

•

•

•

•

•

3.4.2 Site Inventory Methodology

•

•

•

• Sites owned or leased by a city, county, or city and county.
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3.4.3 Site Inventory Approach

 

acreage are included in the Sites Inventory to meet the RHNA. The land use map in the City’s 2040 General 
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1. Site with property owner or developer interest
2. Site that is developer owned
3.
4. Vacant site

8.
9.
10. Lot coverage
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a site may be zoned to accommodate, say, 100 units, site constraints or other 
development standards may 
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unless

In this inventory, there are only two sites larger than 10 acres. This includes Concar Passage and Hillsdale 

• Hillsdale Mall

and housing on site. In 2019, more than 4,000 people provided input on what should happen with
the Hillsdale Mall on the www.reimaginehillsdale.com

the property owner’s 8
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• Bridgepointe Shopping Center
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Chapter 4 Housing Needs and Sites Inventory

»
»
»
»
»
»
»
»

income housing in San Mateo are located in moderate or high resource areas. The inventory currently does 

1.

2.

to moderate income households.
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Figure 1: 2021 TCAC/HCD Opportunity Map
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Table 5: ADU/JADU Annual Permit Data

2019 2020 2021 2022

94 94 90

Permits Issued 44 84

3.4.4 Pipeline Projects 

housing units under review. The total number of pipeline project units is 3,099, which accounts for 44% 

3.4.5 Accessory Dwelling Units
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3.4.6 San Mateo General Plan Update

study areas where growth and change would occur, to create a 

per acre. The increased density in the land use map will add capacity for over 19,000 new housing units 

need to be placed on the ballot in November 2024. 
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www.StriveSanMateo.org.

 includes a 

3.4.7 City Properties and Funding



53San Mateo Housing Element      April 2024
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th Avenue (Kiku Crossing) This 

homeless households and eight units 

It is being built on City owned property

 

housing units
 during this cycle.



54San Mateo Housing Element      April 2024

Figure 2: Sites Inventory Map

DowntownDowntown

FashionFashion 
Island AreaIsland Area

101/92101/92  
InterchangeInterchange

92/ El Camino92/ El Camino  
RealReal

HillsdaleHillsdale 
Station AreaStation Area
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3.4.8 Missing Middle Housing 
Missing middle housing and constraints 

housing describes small to medium-scale 

are included in the Housing Element that 
would directly or indirectly support the 

•

•

•

•

•

•

3.4.9 Single Room Occupancies (SRO) Housing 
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3.5 SITES INVENTORY

Table 6: Sites Inventory Affordability Breakdown

Housing Opportunity 
Areas Total Units Very Low Low Moderate 

Above 
Moderate 

San Mateo RHNA 1,023   3,040   

ADUs 440 132 132 132 44

Pipeline Projects 3, 14

Remaining RHNA 1,9 1,029

Fashion Island Area 121 109 418

Hillsdale Mall 1,200 0 180 180 840

Downtown 1,213

Other Sites 1,290 

Total Sites 6,758 2,240 1,095 3,424 

Grand Total 10,2  3,1 9 1,278 5,8  

RHNA 3,2  (9 %) 3 9 (17%) 103 (10%) 2,8  (484%) 

General Plan 2040 10,000 2,533 1,458 1,675 4,334
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•

•

•

•
during this housing cycle.

»

»

»

•

•
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•

. 
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Chapter 4 Other Required Housing Element Components

SECTION 4
Housing Needs and Sites Inventory
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Chapter 4 Other Required Housing Element Components

OTHER REQUIRED HOUSING 
ELEMENT COMPONENTS

4.1 CONSTRAINTS ANALYSIS SUMMARY

4.1.1 Governmental Constraints
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4.1.2 Non-Governmental Constraints
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Chapter 4 Other Required Housing Element Components

in 

4.2 HOUSING RESOURCES SUMMARY

List, including detailed inventory.

4.2.1 Funding Opportunities
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Federal Programs

•
•
•
•
•

State Programs

•
•

Other Public Funds

•
•
•
•

•
• Private Developers
•
•

4.2.2 Existing Housing Programs
The ity manages and supports several programs that aim to either increase the housing supply, 
improve 

• Minor Home Repair
•
•
•
•
•

Housing
• Community Housing Development

•

•
•
• Homeless Programs
•
• Chronic Homelessness
•
• Discharge Policy
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4.3 CLIMATE CHANGE AND ENERGY 
CONSERVATION
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implemented under 

was last updated in 2020, demonstrates the City’s leadership to reduce GHG emissions and provides a 

 supports In creased 
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PUBLIC PARTICIPATION

5.1 OVERVIEW

•

•

•

neighborhoods. 

called 21 Elements

website
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•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

»

»

•

•



71San Mateo Housing Element      April 2024

Chapter 4 Public Participation

»

»

»

»

•

•

•

•

•

•

•

•

The City also supported an Equity Advisory Group with 21 Elements to ensure outreach was set up to meet 
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5.2 ACCOMPLISHMENTS AND KEY TAKEAWAYS

5.2.1 Website, Social Media, and Printed Mailing

website
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, which 

5.2.2 Community Meetings

English channels was limited. The  webinar provided an in-depth dive into sites methodology. 

5.2.3 Outreach Activities
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Community-wide survey

policies, True North Research, Inc. was retained to conduct a community-wide 
survey.  The survey was 

•

•

•

•

•

Housing Element Online Survey

• Most important housing related challenges

•

•
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Chapter 4 Public Participation

•

•

•

• Common themes

»

»
environment

»

»
areas

» New housing is not needed or not desired

Intercept surveys

•



76San Mateo Housing Element      April 2024

Chapter 4 Public Participation

•

•

•

website.

San Mateo County Fair Housing Survey

•

• Housing unit is too small

• Displacement

•

•

•

•

the survey results.
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5.3 DRAFT HOUSING ELEMENT PUBLIC REVIEW 
PERIOD 

Spanish during 
the very popular annual ity-
wide community 

materials, designed to 
engage 

were developed and 
distributed in English and 
Spanish-language 
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5.4 HOW WE INCORPORATED WHAT WE HEARD 
INTO THE PLAN

•

•

•

• (Policies

•

•

•

•

•

•

•
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»

»

»

»

»

»

»

•

both agencies.

•
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 were updated in response 
to HLC’s comments.

•

•
improvements when considering new housing development.

•

received.

•

November 2024.

•

•

none in the moderate-income category. However, RHNA adequate sites analysis is a separate concept
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»

planning principles.

»
housing requirement. However, the developer is not obligated to provide or deed restrict the

•

housing laws as well as the economic changes brought on in the post-pandemic era, which has seen

appropriate to use to predict housing development trends in San Mateo.

the Sites Inventory.
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during this housing cycle.

•

.

•

»

»

»

»

»

5.4.1 Key Takeaways
• Housing is personal

•
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• More housing is needed
housing. However, there are diverging views on how to accomplish this, where housing should go, 
and

•

•

•

•

• Housing Advocates

•

• Service Providers

•
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•
development standards.

•

•

•

5.5 ATTACHMENTS INCLUDED IN APPENDICES F 
AND G

•

•

•

•

•

•

•

• San Mateo Countywide Housing Elements Listening Sessions – Summary Notes

»

»

»

»

•

•
December 30, 2022.

•

•

»

» Mailer targeted to renters sent January 2022

»

»
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»

»

period as well as subsequent public review periods when updated documents were published.

•

• Second Public Review Period Comments Received – December 30, 2022 to January 9, 2023

•

•

• All other public Comments Received – January 10, 2023 to Present
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Chapter 4 Public Participation
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AFFIRMATIVELY FURTHERING FAIR 
HOUSING (AFFH) SUMMARY

6.1 WHAT IS AFFIRMATIVELY FURTHERING FAIR 
HOUSING?

Figure 3: AFFH Definition



90San Mateo Housing Element      April 2024

Chapter 4 Affirmatively Furthering Fair Housing (AFFH) Summary

6.2 HISTORY OF SEGREGATION IN THE REGION 

concentrated in public housing and urban renewal developments. 

20th
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6.3 SAN MATEO’S FAIR HOUSING ASSESSMENT

6.3.1 Primary Findings

•
the City of San Mateo (9 total), which is approximately aligned with the ity share of the county’s

incomes, overcrowding, and homelessness
to live in moderate resources areas 
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•

Mateo.

•

•

•

•

the northeast area of the ity
opportunity, low economic opportunity, low environmental scores, high social 

vulnerability scores, 

•

•

•

•

asthma.

•

•

•

•

•
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•
compared to 3% for residents without a disability

compared to other students

students in the San Mateo Union district were less likely to meet the admission standards. Although San 

in the county,  

• Nearly half of all renter households in the City of San Mateo are cost burdened

in housing cost burden in the City of San Mateo by race and ethnicity and family size (Figure IV-11

•

 A survey administered to capture residents’ needs and 

•

»
»

•

»
»

•

»
»

•
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6.3.2 Contributing factors and Fair Housing Action Plan

resources to respond to needs. 

•

•

homeowners and lower economic opportunity.[1]

•

right-sized housing.

•

opportunity maps.

tracts with higher poverty, low economic and environmental opportunity, high-cost burden, overcrowding, 
 

•

low economic and environmental outcomes.

•

•

economic opportunity scores. 



96San Mateo Housing Element      April 2024

Chapter 4 Affirmatively Furthering Fair Housing (AFFH) Summary

•

•
residents living with a disability.

•

to residents living with a disability upon request.

•

opportunity scores.

•

•

•

homeownership.

in lower-income, poorly resourced areas. 

needs, disparate housing needs, and others. 
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•

 The City will 

•

those with disparate housing needs.  

•

TCAC’s opportunity maps.

the City. 

beyond minimum tate requirements.   
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 are concentrated in census 
tracts with higher poverty, low economic and environmental opportunity, high cost burden, overcrowding, 

•

with low economic and environmental outcomes.

protect tenants.  

•
City.

sites, thereby increasing mobility into lower-density areas. 
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•

 due to challenges accessing 

economic opportunity scores.  

•

•

the City. 
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beyond minimum tate requirements.   

•

in lower-income, poorly resourced areas. 

•

opportunity scores.
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•

in lower-income, poorly resourced areas. 

•
owners.

and a Spanish language version.  

•
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HOUSING PLAN
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7.1 GOALS, POLICIES, AND PROGRAMS SUMMARY

Goal H-1

•

•

•

•

•

•

•
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•

•

•

•

•

•

•

•

•

•

•

•

• – Adopt San Mateo General Plan 2040

Goal H-2

•

•

•

• – Implement Capital Improvements in Lower-Resourced Neighborhoods

• – Promote Housing Resilience

•
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Goal H-3

These programs allow service providers an opportunity to intervene and lead clients to housing stability. 

• – Prevent Homelessness

•

• – Evaluate Housing Revenue Sources

•

•

• – Monitor Rental Rates and Displacement

•
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•

•

•

•

•

•

•

and Hispanic households.

•

•

•

developments.

•
to serving hard to serve residents.

•

•
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•

requirements.

•

•

•

•

•

Other Policies in Support of Goal H-5

•

owned by the City.

•

•
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Table 7: ADUs with Permits Issued by Resource Area (2017 to 2021)

TCAC Area (2021) # of Units Percent

Highest Resource 30

High Resource 83

Moderate Resource*

TOTAL 191

*Includes Rapidly Changing

•

•

•

•

•

•

neighborhood.
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•

•

disparate needs in lower-income, poorly resourced areas.

•

•

City Council.

•

•

special needs, disparate housing needs, and others.

•

neighborhood, including those with disparate housing needs.

Programs in Support of ELI Households and Those with Special Needs 

Although some programs, such as those under , and programs 

the Annual Progress Report requirements.
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 – 

 – 

members.

 – 

community.  

 – 

 –  Support and promote neighborhood clean-up and 
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QUANTIFIED OBJECTIVES

needs, resources, and constraints. 

. This 

they align with the City’s overall RHNA are outlined in the 
two tables below.
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Table 13: Quantified Objectives for Cycle 6 (2023 – 2031)

Total ELI VLI LI MOD Market 

24

Sub Total 323 0 30 258 35 396

Total Conservation 719

Total ELI VLI LI MOD Market 

223 43 2 

14 20 0 1

120 

888 

49 

19  19 180 

rd 3 3 22 

rd 12 12 92 

9 9

234

2 2 12

29 29 

4 4 

23 23

10 10 0

28 12 

43 

477 9 12 12 108 

4 4 

rd

12 4 8

22 132 220 

40 
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Table 14: Quantified Objectives Alignment with San Mateo’s RHNA

Income Eight-Year RHNA Figure % of RHNA to be Produced

ELI/VLI

LI 1,023

MOD 309

Market 3,040

TOTAL 6,650 7,015 95%

Sub Total 1,481 127 593 487 274 4,450 

5,931

Total ELI VLI LI MOD Market 

1,804 127 623 745 309 4,846

Grand Total 6,650

Table 13: Quantified Objectives for Cycle 6 (2023 – 2031) (Continued)
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Prior Accomplishments Summary
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Chapter 4 Prior Accomplishments Summary

PRIOR ACCOMPLISHMENTS 
SUMMARY

th

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

•

th
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Table 15: Quantified Objectives, 2015 - 2022

Total ELI VLI LI MOD

200 200

9 9

Sub Total 209 0 209 0 0

Total ELI VLI LI MOD

20 40

40

80

30 10

Sub Total 480 50 190 60 180
AFFORDABLE TOTAL 689 50 399 60 180
Private Sector/Market Rate 2,475
GRAND TOTAL 3,164

th

Table 16: Quantified Objective Actuals, 2015 – 2022*

Total ELI VLI LI MOD

200 200

Humboldt House 9 9

1110 Cypress 

Sub Total 216 0 209 7 0

Total ELI VLI LI MOD

2000 S. Delaware

14

31 23

123 82 29 12

223 43

Sub Total 581 57 223 212 95
AFFORDABLE TOTAL 803 57 432 219 95
Private Sector/Market Rate 1,776 
GRAND TOTAL 2,579
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Housing Element of the General Plan 2023-2031
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