From: Julia Klein

To: General Plan

Subject: FW: Letter from Sierra Club Loma Prieta Chapter
Date: Monday, October 7, 2019 6:46:40 PM
Attachments: How to Regulate - Missing Middle Housing.pdf

Characteristics - Missing Middle Housing.pdf
7-19-19 Sierra Club-Study Areas San Mateo Planning Com.pdf

From: Nancy Schneicie: [

Sent: Monday, October 7, 2019 6:40 PM

To: Diane Papan <dpapan@cityofsanmateo.org>; Rick Bonilla <RBonilla@cityofsanmateo.org>; Joe
Goethals <jgoethals@cityofsanmateo.org>; Eric Rodriguez <erodriguez@cityofsanmateo.org>;
Maureen Freschet <mfreschet@cityofsanmateo.org>

Cc: Patrice Olds <polds@cityofsanmateo.org>; Julia Klein <jklein@cityofsanmateo.org>; Ken Abreu

I G - O | o -/ o Souza

Subject: Letter from Sierra Club Loma Prieta Chapter

Mavyor Papan and Council Members:

Please find attached a letter that was written to the Planning Commission before their vote on the
Study Areas. I’'m not sure it was given to the Council. The Sustainable Land Use Committee
advocates the study of all residential areas and the consideration of missing middle housing.

Please let us know if you have any questions about the letter.

Nancy
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How to Regulate

What's the best way to regulate Missing Middle Housing?
Hint: Conventional Zoning Doesn’t Work

Conventional (Euclidean) zoning practice regulates primarily by land use or
allowed activities, dividing neighborhoods into single-family residential,
multifamily residential, commercial, office, etc. This separation of uses is the
antithesis of mixed-use walkable neighborhoods. Along with use, the zones are
often defined and controlled by unpredictable numeric values, such as floor area
ratio (FAR) and density, which create all sorts of barriers to Missing Middle

Housing.

For starters, Missing Middle Housing (MMH) is intended to be part of low-rise

residential neighborhoods, which are typically zoned as “single-family residential”
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in conventional zoning. However, because MMH contains multiple units, it is, by
definition, not allowed in single-family zones. On the other hand, most multifamily
zones in conventional codes allow much bigger buildings (taller and wider) and
also typically encourage lot aggregation and large suburban garden apartment
buildings. The environments created by these zones are not what Missing Middle

Housing is intended for.

In addition, density-based zoning doesn’t work with the blended densities that are
typical in neighborhoods where Missing Middle Housing thrives. MMH are similar
in form and scale to detached single-family homes, but because they include more
units, they often vary dramatically in their densities, making them impossible to
regulate with a density-based system. For example, a bungalow court can have
densities of up to 35 dwelling units per acre even though the buildings are only
one story tall, because the size of each cottage is only 25 feet by 30 feet. So if a
zoning district sets a maximum density of 20 dwelling units per acre, it would not
allow the bungalow court type. On the other hand, if the zoning district has a
maximum density of 35 dwelling units per acre with few or no additional form
standards, every builder/developer will max out a lot with a large, out-of-scale
apartment building, rather than building the bungalow court the neighborhood

would prefer.

And one more thing: density-based zoning treats all units the same regardless of
size. This means that a 3,500-square-foot unit is considered the same as a 600-
square-foot unit for calculations such as density, parking and open space, thus
discouraging much-needed smaller units. For example, a fourplex with four 600sf
units would require four times the parking and open space as a 2,400sf detached

single-family home, even though the size of the building is the same, typically

making the fourplex infeasible to fit on a typical lot.
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The Alternative: Form-Based Coding

Form-Based Coding is a proven alternative to conventional zoning that effectively
regulates Missing Middle Housing. Form-Based Codes (FBCs) remove barriers and

incentivize Missing Middle Housing in appropriate locations in a community.

FBCs represent a paradigm shift in the way that we regulate the built environment,
using physical form rather than a separation of uses as the organizing principal, to

create predictable, built results and a high-quality public realm.

The Form-Based Approach to Regulating Missing Middle
Housing

Regulating Missing Middle Housing starts by defining a range of housing types
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appropriate for the community based on the community’s existing physical
patterns, climate, and other considerations, as part of the early Community

Character Analysis phase of a planning and Form-Based Coding project.

Specific to Building Types 1703-3.30 1703-3.30 Specific to Building Types

Table 1703-3.30.A: Building Types General .30.A: ng Types General (continued)

Building Type Transect Zones Building Type Transect Zones

Rowhouse. This Building Type is a small- to medium-sized typically TIE TN
attached structure that consists of 2-8 Rowhouses placed side-

by-side. In a feature unique to Cincinnati, this Type may also
occasionally be detached with minimal separations between the TSMS || TSN.LS

buildings. This Type is typically located within medium-density

Carriage House. This Building Type is an accessory structure
typically located at the rear of a lot. It typically provides either a
small residential unit, home office space, or other small commercial
or service use that may be above a garage or at ground level. This
Type is important for providing affordable housing opportunities

{ and incubating small busi within walkable neighborhoods. neighborhoods or in a location that transitions from a primarily
single-family neighborhoed into a neighborhood main street. This e
Type enables appropriately-scaled, well-designed higher densities
] and is important for providing a broad choice of housing types and
Detached House: Medium. This Building Type is a medium-sized TIE TN prom:(lng :«alkablllzy.
detached structure on a medium-sized lot that incorporates one Syn:
unit. It is typically located within a primarily single-family residential TANSF Multi-plex: Small. This Building Type is a medium structure that
neighborhood in a walkable urban setting, potentially near a TSMS || TSN.LS consists of 3-6 side-by-side and/or stacked dwelling units, typically
neighborhood main street. TsN.ss|| TsF with one shared entry or individual entries along the front. This
Tec Type has the appearance of a medium-sized family home and is
appropriately scaled to fit sparingly within primarily single-family
neighborhoods or into medium-density neighborhoods. This Type
enables appropriately-scaled, well-designed higher densities and
dDeta:hded House: Compa"clt. T‘l;,is guilding Typeisa sma.ll TIE N :rm:::nm;:,:l:;;::;dmg a broad choice of housing types and
letached structure on a small lot that incorporates one unit. e.
It is typically located within a primarily sir\glz-!amily residential Multi-plex: Large. This Building Type is a medium- to large-sized = =
neighborhood in a walkable urban setting, potentially near a TSMS || TSN.LS structure that consists of 7|8 side-by-side and/or stacked dwelling
neighborhood main street. This Type enables appropriately-scaled, TsN.ss|| TsF units, typically with one shared entry. This Type is appropriately TANSE
well-desigrlued higher densicies and is importanc for Pf""’idi"g a = scaled to fit in within medium-density neighborhoods or sparingly
broad choice of housing types and promoting walkability. within large lot predominantly single-family neighborhoods. This
Type enables appropriately-scaled, well-designed higher densities
and is important for providing a broad choice of housing types and xc
Cottage Court. This Building Type consists of a series of small, promoting walkability.
detached structures, providing multiple units arranged to define LL- ek
a shared court that is typically perpendicular to the street. The T4NMF Stacked Flats. This Building Type is a medium- to large-sized
shared court takes the place of a private rear yard and becomes an TSMS |[TSN.LS structure that consists of multiple dwelling units accessed from
important community-enhancing element of this Type. This Type is Tsn.ss|| TsF a courtyard or series of courtyards. Each unit may have its own
appropriately-scaled to fit within primarily single-family or medium- Tee | individual entry, or may share a common entry. This Type is

H density neighborhoods. It enables appropriately-scaled, well-designed

appropriately scaled to fit adjacent to neighborhood serving main
higher densities and is important for providing a broad choice of 4 > s UL

streets and walkable urban neighborhoods. It enables appropriately-

- housing types and promoting walkability. scaled, well-designed higher densities and is important for providing a L
Duplex. This Building Type is a small- to medium-sized structure broad choice of housing types and promoting walkability. This building
that consists of two side-by-side or stacked dwelling units, both | type may include a courtyard.
facing the street and within a single building massing. This Type Live/Work. This Building Type is a small to medium-sized attached TIE TIN
¥ has the appearance of a medium to large single-family home TSMS || TSN.LS or detached structure that consists of one dwelling unit above
3“f’ is appropriately scaled to ﬁ"Wi‘hi'A‘ primarily single-family TSN.SS|| TSF and/or behind a flexible ground floor space that can be used for TUNME
nelghborhoods or medium-de_nsuy "?lxthI'hOOdS- It enables == residential, service, or retail uses. Both the ground-floor flex space TSMS || TSN.LS
appropr!ately»scalcd. well-designed higher densities and is important and the unit above are owned by one entity. This Type is typically
for providing a broad choice of housing types and promoting located within medium-density neighborhoods or in a location that
walkabilicy. transitions from a neighborhood into a neighborhood main street. It L
is especially appropriate for incubating neighborhood-serving retail
il Allowed 4] Nor Allowed and service uses and allowing neighborhood main streets to expand
as the market demands.
Key L] Allowed T# Not Allowed
City of Cincinnati Form-Based Code Final Draft 2/15/13 33 34 Final Draft 2/15/13 City of Cincinnati Form-Based Code

A building types page from Cincinnati’s Form-Based Code

Then for each form-based zone, a specific range of housing types is allowed based
on the intention for the neighborhood. For example, in a walkable neighborhood,
single-family-detached homes, bungalow courts, and side-by-side duplexes may
be allowed, or in a slightly more urban walkable neighborhood, bungalow courts,
side-by-side duplexes, stacked duplexes, fourplexes, and small multiplexes might

be allowed.
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Specific to Transect Zones 1703-2.70  1703-2.70 Specific to Transect Zones
T4 Neighborhood Small Footprint (T4N.SF)

T4 Neighborhood Small Footprint (T4N.SF)

1703-2.70 T4 Neighborhood Small Footprint (T4N.SF)

|
|
NS i
R g i
2 |
° |
|
|
Street
ROW Line Street
Key Key
=+ ROW/ Lot Line -+ ROW Line
C. Allowed Building Types D. Building Form
Lot Height
Building T B e LM ITLUAPATE
"8 VP Width © Depth @ Main Building
Carriage House  n/a nfa 1703-3.40 Stories 2 stories max.
Detached House: 30"min.; ~ 75'min.  1703-3.60 To Eave/Parapet 24" max. (c]
Compact 50" max. Overall 35" max. (D]
Cottage Court 75" min.; 100" min.  1703-3.70 Accessory Structure(s)
100" max. Accessory Dwellings 2 stories max.
Duplex 40'min; 100" min.  1703-3.80 Other | story max.
75' max. Ground Floor Finish Level 18" min,
Rowhouse 18' min.; 80" min. 1703-3.90 above Sidewalk (€]
35' max. Ground Floor Ceiling G
Multi-Plex: Small 50" min.; 100" min.  1703-3.100 Service or Retail 12" min.
100" max. Upper Floor(s) Ceiling 8' min. [c]
Live/Work 18" min;  80'min.  1703-3.130 Ground floor lobbies and common areas in multi-unit
B. Sub-Zone(s) 35 max. buldings may have .0 o 6" ground lor iish evel
To provide variety of urban Detached or Attached T4N.SF-Open Zone (T4N.SF-O) Footprint
hosing choless, fn sl to Narrow-to-Medium Lot Width The open sub-zone provides the Depth, Ground-Floor Space 24 min. (4]

medium footprint, medi - -
high density building types, which Small-to-Medium Foortprint

same building form but allows for a
% > Accessory Structure(s)
more diverse mix of uses.

reinforce the walkable nature Building at or Close to ROW Width 24" max.
of the neighborhood, support

neighborhood-serving retail and Smallec NoiSide Sechacks Depth 32" max.
service uses adjacent to this Zone, Up to0 2/ Stories Miscellaneous
:ﬁ::::(t’;:‘ g‘::"f I‘Im"fP°;:“°" Elevated Ground Floor General note: The drawing above is Loading docks, overhead doors, and other service
generally appropriate ‘0"‘; elements  Primarily with Stoops and Porches intended to provide a brief overview entries shall be screened and not be located on primary
in this Zone: of this Transect Zone and Is street facades.

illustrative only.
City of Cincinnati Form-Based Code Final Draft 2/15/13 223 2-24 Final Draft 2/15/13 City of Cincinnati Form-Based Code

A zone from the Cincinnati’s Form-Based Code

In addition for each type, there are typically supplemental form standards that are
regulated to allow some of the individual aspects of certain MMH types while
preventing overbuilding in terms of height and bulk. For example, a bungalow
court type typically allows for more units, but has a maximum height of 1-1.5
stories, a maximum building footprint/unit size of around 800 square feet and a
minimum size of courtyard. A Form-Based Code can regulate these fine-grained
details, such that on a 100' by 100’ lot, two fourplexes or a bungalow court with
eight small, one-story units could be allowed, but not a single, larger eight-unit

apartment building.
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For these reasons and more, Form-Based Coding is the most effective way to
enable Missing Middle Housing.

Next: The Types of Missing Middle Housing...

1703-3.100 Specific to Building Types Specific to Building Types 1703-3.100

Multi-plex: Small

1703-3.100

Multi-plex: Small

3 P
units accessed from a central entry

The Multi-plex: Small Building Type is a medium structure
that consists of 36 side-by-side and/or stacked dwelling
units, typically with one shared entry or individual entries
along the front. This Type has the appearance of a
medium-sized family home and is appropriately scaled to
fit sparingly within primarily single-family neighborhoods
or into medium-density neighborhoods. This Type enables
appropriately-scaled, well-designed higher densities and is
important for providing a broad choice of housing types
and promoting walkability.

T6C

Key

L Allowed T# Not Allowed

General Note: Photos on this page are illustrative, not
regulatory.

A Multi-plex with unique Art Deco entrance detailing

3-18 Final Draft 2/15/13 City of Cincinnati Form-Based Code

Side Street
Side Street
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Front Street Frone Street

Key
-~ ROW/ Lot Line
Setback Line

Key
-+~ ROW/ Lot Line
Setback Line

B Building [] Frontage

{.1 Private Open Space

B. Number of Units D. Allowed Frontage Types

Units per Building 3 min.; 6 max. Porch: Engaged 1703-4.60
Small Multi-plexes per Lot | max. Porch: Projecting 1703-4.50
C. Building Size and Massing Stoop 1703-4.70
Per transect zone standards in Section 1703-2 (Specific Main Entrance Location Front street (E]

to Transect Zones). Each unit may have an individual entry.

Width 48' max. O Width 8' min. [F)
Depth 48" max. @ Depth 8' min. [G)
Secondary Wing(s) Area 100 sf min.

Width 30" max. @  Required street setbacks and driveways shall not be
Depth 30" max. @ included in the private open space area calculation.

The footprint area of an accessory structure may not Required private open space shall be located behind the
exceed the footprint area of the main body of the

building.

main body of the building.

City of Cincinnati Form-Based Code Final Draft 2/15/13 3-19

The small multiplex building type from Cincinnati’'s Form-Based Code

“I want to thank you for your great work on Missing Middle Housing! It has been
useful in my current research on policy reforms to support more affordable infill
development in Victoria, B.C., and informing my report ‘Affordable Accessible

Housing in a Dynamic City."”

— Todd Litman, Victoria Transport Policy Institute
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For more information about Form-Based Codes, see:

e Form-Based Codes: A Guide to Planners, Urban Designers, Municipalities, and
Developers,
by Daniel Parolek, Karen Parolek, and Paul C. Crawford

e Form-Based Codes Institute

Form-Based Codes with Building Types to Reference:

e Cincinnati, OH (And read this blog post about the project)
e Mesa, AZ (Article 6: Form-Based Code)

e Livermore, CA

Or find out about our Form-Based Coding services




https://www.wiley.com/en-us/Form+Based+Codes%3A+A+Guide+for+Planners%2C+Urban+Designers%2C+Municipalities%2C+and+Developers-p-9780470049853

http://formbasedcodes.org/

http://www.cincinnati-oh.gov/planning/assets/File/CFBC%20Full%20Document%20Amended%202-10-14.pdf

https://opticosdesign.com/blog/addressing-missing-middle-housing-and-missing-people-in-the-queen-city-cincinnatis-form-based-code-and-transect/?__hstc=129917011.384a489420d6fef49790749c1da24231.1562707312811.1562707312811.1562707312811.1&__hssc=129917011.10.1562707312811&__hsfp=3840890559

http://www.mesaaz.gov/home/showdocument?id=11829

https://formbasedcodes.org/content/uploads/2014/02/livermore-development-code.pdf

https://opticosdesign.com/form-based-codes/?__hstc=129917011.384a489420d6fef49790749c1da24231.1562707312811.1562707312811.1562707312811.1&__hssc=129917011.10.1562707312811&__hsfp=3840890559
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What are the characteristics of Missing Middle Housing?

Missing Middle Housing is not a new type of building. It is a range of building
types that exist in cities and towns across the country and were a fundamental
building block in pre-1940s neighborhoods. They are most likely present on some

of your favorite city blocks—you may even have them in your own neighborhood.

Combined together (and usually with detached single-family homes), Missing
Middle building types help provide enough households within walking distance to
support public transit and local businesses, and they are found within many of the
most in-demand communities in places like Denver, Cincinnati, Austin and San

Francisco.

So what do Missing Middle building types have in common?

e Walkable Context
e Small-Footprint Buildings

e Lower Perceived Density

= Cranallav WA NAaciAanAA TkitA
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Fewer Off-street Parking Spaces

Simple Construction

Creates Community

Marketable

Development patterns in walkable urban neighborhoods make walking and biking convenient and support
robust public transit. (Bouldin Creek neighborhood in Austin, TX.)

Walkable Context

Missina Middle housina tvpes are best located in a walkable context. Buvers and
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renters of these housing types are often trading space (housing and yard square

footage) for place (proximity to services and amenities).

Small-Footprint Buildings

These housing types typically have small- to medium-sized footprints, with a body
width, depth and height no larger than a detached single-family home. This allows
a range of Missing Middle types—with varying densities but compatible forms—to
be blended into a neighborhood, encouraging a mix of socioeconomic households

and making these types a good tool for compatible infill.

Missing Middle housing types generally have a similar size footprint to detached single-family homes.

Lower Perceived Density

Due to the small footprint of the building types and the fact that they are usually
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mixed with a variety of building types even on an individual block, the perceived

density of these types is usually quite low—they do not look like dense buildings.

But one of the primary benefits of Missing Middle Housing is that it helps provide
the number of households needed for transit and neighborhood-serving local

businesses to be viable (typically about 16 dwelling units per acre).

“From the perspective of my work, Missing Middle Housing has a natural
complement in MMP (missing middle plan), a.k.a. a ‘hybrid grid’ or as named it in
my work, a Fused Grid ... The Fused Grid proposes a set of neighborhood modular
layouts (reminiscent of Savannah) that incorporate all the desirable elements—
livability, safety, security, sociability, and delight—as do MMH buildings.”

— Fanis Grammenos, Director of Urban Pattern Associates and author of
“Remaking the City Street Grid - A Model for Urban and Suburban Development”

Smaller, Well-Designed Units

Most Missing Middle housing types have smaller units. The challenge is to create
small spaces that are well designed, comfortable, and usable. The ultimate unit
size will depend on the context, but smaller-sized units can help developers keep

their costs down and attract a different market of buyers and renters who are not

being provided for in all markets.
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One characteristic of Missing Middle Housing is smaller, well-designed units. Courtesy: The Cottage
Company

Fewer Off-street Parking Spaces

Because they are built in walkable neighborhoods with proximity to transportation
options and commercial amenities, Missing Middle housing types do not need the
same amount of parking as suburban housing. We typically recommend no more
than one parking spot per unit, and preferably less. In fact, requiring more than
one parking space per unit can make Missing Middle Housing infeasible to build.
For example, if your zoning code requires two parking spaces per unit, a fourplex
would require eight parking spaces, which would never fit on a typical residential

lot. In addition, providing that much off-street parking for each fourplex would

create a neighborhood of small parking lots rather than the desired neighborhood
of homes. Finally, requiring too much parking means that fewer households can fit

in the same amount of land, lessening the viability of transit and local businesses.

Simple Construction

Missing Middle Housing is simply constructed (wood-frame/Type V), which makes
it a very attractive alternative for developers to achieve good densities without the
added financing challenges and risk of more complex construction types. This

aspect can also increase affordability when units are sold or rented.

As providing single family detached sub-$200,000 starter homes is becoming
increasingly out of reach for builders across the country, Missing Middle Housing
can provide an attractive and affordable alternative starter home.

Creates Community

MicecinAa MiAAlA LUAainicinA Arantac Aaammiinitvg thrAaniah tha intaAarvratinn Af charad
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community spaces within the building type (e.g. bungalow court), or simply from
being located within a vibrant neighborhood with places to eat, drink, and

socialize.

This is an important aspect in particular considering the growing market of single-
person households (nearly 30% of all households) that want to be part of a

community.

Missing Middle housing types help to create walkable communities.

Marketable

Because of the increasing demand from baby boomers and millennials, as well as
shifting household demographics, the market is demanding more vibrant,
sustainable, walkable places to live. These Missing Middle housing types respond
directly to this demand.

In addition, the scale of these housing types makes them more attractive to many

IhinnrAava A virant FA lvia Th A Al AallA mATALIAvlhAAA Wik mAaAvr mAF vatanrnmt +A lhviA T A
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large condominium or apartment building.

Next: The Assembly of Missing Middle Housing...

If there is land for beautifully-designed homes that fill a gap between stand-alone
houses and mid-rise apartments, the smart thing to do is to fill it with housing
types we’'ve been missing in our market for so long.”

— Heather Hood, Deputy Director, Northern California, Enterprise Community

Partners

Learn more about Missing Middle Housing

=

Characteristics Assembly

How to Regulate
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WSIERRA CLUB

LOMA PRIETA

Serving San Mateo, Santa Clara and San Benito Counties
Protecting Our Planet Since 1933

July 17, 2019

Chair Whitaker and Members of San Mateo Planning Commission
330 W. 20th Avenue
San Mateo, CA 94403

Via Email: PlanningCommission@cityofsanmateo.org

Subject: General Plan Study Areas
Dear Chair Whitaker and Members of the Planning Commission,

The Sustainable Land Use Committee of the Loma Prieta Chapter of the Sierra Club advocates on land
use issues like the General Plan (GP). We understand that you will be addressing possible study areas of
the GP at your July 23, 2019 meeting. We are pleased to provide comments on proposed Study areas.

1. Study Area One - Transit Nodes and Transit Corridors:

We strongly recommend that high-density transit-orientated development (TOD) be a key factor in
selecting the main study areas. This should include the areas around the three train stations and the El
Camino Real corridor. Please see our Guidelines for Downtown and Station Area Plans as well as the
Guidelines for TOD Residential/ Mixed Use Projects at https://www.sierraclub.org/loma-
prieta/guidelines-and-resourceshttps://www.sierraclub.org/loma-prieta/guidelines-and-resources.

Density is needed to encourage and increase transit use and active transportation modes use, which are
necessary to meet the City’s Climate Action Plan goals, to improve our response to the climate crisis.

2. Study Area Two- Existing Single Family Home Neighborhoods and Middle Housing:

We recommend that you also consider “Middle Housing” which accommodates some increase in density
in several areas that are now zoned for single family residential.

Middle Housing consists of multi-unit housing types such as duplexes, tri-plexes, four-plexes,
bungalow courts, and mansion apartments that are not bigger than a large house, that were
often integrated throughout most walkable pre-1940s neighborhoods, often integrated into
blocks with primarily single-family homes, and that provide diverse housing choices and generate
enough density to support transit and locally-serving commercial amenities.

Attached, also, are two brief articles on this emerging concept for increasing housing availability and
affordability in a city. It proposes the idea of reconsidering single-family zoning to allow duplex, tri-plex,
and even four-plex housing in certain single-family neighborhoods to increase housing options (much as
accessory dwelling units today allow a single-family property to support more than one unit).

3921 East Bayshore Road, Suite 204 Palo Alto, CA 94303 650-390-8411 Page 10of3



mailto:PlanningCommission@cityofsanmateo.org

https://www.sierraclub.org/loma-prieta/guidelines-and-resourceshttps://www.sierraclub.org/loma-prieta/guidelines-and-resources.

https://www.sierraclub.org/loma-prieta/guidelines-and-resourceshttps://www.sierraclub.org/loma-prieta/guidelines-and-resources.

https://en.wikipedia.org/wiki/Duplex_(building)

https://en.wikipedia.org/wiki/Bungalow_court

https://en.wikipedia.org/wiki/Neighborhoods

https://en.wikipedia.org/wiki/Housing



It's a concept that is beginning to be adopted in cities across the country. It seems like an idea worth
considering as a way to increase housing overall in San Mateo, while maintaining the “small town fee
many current residents prefer, without building many more large multi-story projects which seem to
draw residents' ire. A few local examples of where this has been successful are shown below.

|”

22 De Sable Road, San Mateo — 2 UNITS

Allowing duplexes triplexes and fourplexes in some
single-family neighborhoods can help address the
housing crisis of both availability and affordability on
the Peninsula. This will have significant environmental
benefits, as it will reduce the long-distance commuting
and traffic congestion that arises from workers needing
to commute from long distances, even from the Central
Valley.

Such neighborhoods already nicely exist in parts of San
Mateo such as along Glendora and Shasta Drives, but
more areas should allow such development, as this will
benefit the City and the environment.

2615 Garfield Street, - 2 UNITS
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3. General Consideration — Economic Impacts of Increasing Density Incrementally:

There are also significant financial benefits to the City of carefully increasing density in San Mateo. This
is an issue that the Commission should seriously consider as it looks to the future economic viability of
the City of San Mateo. See the attached articles from Strong Towns for more information.

e The Real Reason Your City Has No Money (5-min article) - Has an example of the geographic
profit and loss map of a city, which demonstrates why compact, mixed-use, walkable
development is good for city budgets.

e Value Per Acre Analysis: A How-To For Beginners (7-min article) - This shows one way to quantify
the fiscal productivity of land in a city in a true apples-to-apples comparison.

The following is longer as it is an informative series:

e The Power of Growing Incrementally (a series) - A discussion of the traditional development pattern vs.
post-war American suburban sprawl and why the former is sustainable and the latter isn't.

We believe that planners, elected officials and the public should be provided information on the
economic sustainability implications for the city as part of the general plan study areas, an area that
seems to be largely sidelined in the planning process.

We look forward to participating in this important process for the City of San Mateo as it moves forward.

Respectfully Yours,

Gita Dev, Co-Chair

Sustainable Land Use Committee, Sierra Club Loma Prieta (SCLP)

Attachments: Characteristics- Missing Middle Housing

How to Regulate — Missing Middle Housing

Cc James Eggers, Executive Director, SCLP
Gladwyn D’Souza, Co-Chair, Conservation Committee, SCLP

Katja Irvin, Co-Chair, Conservation Committee, SCLP
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