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INTRODUCTION

WHAT IS A GENERAL PLAN? 
The Strive San Mateo General Plan 2040 is the City’s primary tool to guide physical changes in the city. It 
lays out the community’s vision for how San Mateo will look, feel, and change over the next 20 years. The 
Strive San Mateo General Plan 2040 covers many important topics, including where housing and businesses 
get built; how people travel around the city; and how to adapt to a changing climate, protect the natural 
environment, and provide parks and community services. This General Plan also expresses the City’s 
commitment to environmental justice, community engagement, and sustainability.

Every municipality in California is required by State law to adopt and periodically update a general plan 
that provides a comprehensive, long-range statement of the jurisdiction’s land use policies for the coming 
decades. It must respond to existing conditions on the ground today and anticipate broad, emerging trends 
that will shape the San Mateo of tomorrow. State law requires that general plans must address many 
different topics that affect our daily lives, such as housing, land use, transportation, climate change, natural 
resources, community health and safety, and public services and amenities. 

Together with the City’s Zoning Code and other related sections of the Municipal Code, the Strive San Mateo 
General Plan 2040 will serve as the basis for planning and policy-related decisions made by City staff, the 
City Council, the Planning Commission, and other City boards and commissions. Strive San Mateo General 
Plan 2040 is also an important reference document for residents and those seeking to develop property in 
the city since it relays the City’s vision for the future of San Mateo. 

WHO MADE THE GENERAL PLAN? 
The process to update the General Plan kicked off in May 2018. At the outset of the project, the City Council 
appointed a seven-member General Plan Subcommittee (GPS) that was charged with providing feedback 
and encouraging community participation throughout the Strive San Mateo General Plan 2040 process. 
The GPS included two City Councilmembers, two Planning Commissioners, and three representatives from 
other City commissions and the San Mateo-Foster City School District. 

Community engagement and feedback was the foundation for each decision point of the Strive San 
Mateo General Plan 2040 process. Public outreach began in fall 2018 with a series of visioning workshops 
and community meetings. Over the next five years, the City received input from over 6,000 people or 
organizations. Outreach activities included: 

• Hosting over 25 community meetings, workshops, and open houses virtually and across the city. 

• Staffing booths at over 30 different community events, such as September Nights on B Street, Movies 
in the Park, and the Día de los Muertos event at the Martin Luther King Jr. Community Center.  

• Offering seven online surveys and mapping activities to encourage remote participation. 

• Making presentations to numerous community organizations, including neighborhood groups, 
business associations and major property owners, and local nonprofit groups.
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• Holding pop-ups at local businesses, churches, 
parent group meetings, food distribution 
centers, bus stops, and various community 
events.

• Holding over 45 public meetings with the City 
Council, Planning Commission, and General 
Plan Subcommittee. 

In addition, the Strive San Mateo General Plan 
2040 website included online activities and shared 
information about upcoming meetings and draft 
documents throughout the process. The online 
activities allowed community members to provide 
input without having to attend events in person, 
which was especially important during the COVID-19 
pandemic that limited public gatherings for much of 
2020 and into 2021. 

Throughout the Strive San Mateo General Plan 
2040 process, the City Council emphasized inclusive 
outreach to ensure engagement from non-English 
speakers, renters, residents under the age of 44, 
low-income households, and underrepresented 
areas, including the North Shoreview, Shoreview, 
and North Central neighborhoods, and areas east of US Highway 101. City staff held pop-up events and 
workshops in the underrepresented neighborhoods and saw an increase in participation from these 
targeted groups over the course of the process.

Establishing the community’s vision and values for San Mateo in 2040 was a first major step of the Strive 
San Mateo General Plan 2040 preparation process. Between September 2018 and April 2019, hundreds of 
San Mateo residents provided input on the vision and values for 2040. The City Council finalized the vision 
statement included as a preamble to this General Plan. The final vision and values statement will guide the 
implementation of this General Plan over the next 20 years.

Following the visioning phase, the City held community workshops, meetings, and online activities, to 
identify areas of the city that have the greatest potential to support growth and change over the next 
20 years. Ten areas were identified as part of this process, as shown in Figure I-1, and they included the 
El Camino Real corridor, areas around the three Caltrain stations, and aging and underutilized shopping 
centers that have potential to transition to other uses. Although the 10 areas reflect the locations where 
the City anticipates most growth to occur, the Strive San Mateo General Plan 2040 will allow for continued 
growth outside of these areas based on existing densities, regulations, and State law. The City published an 
Alternatives Evaluation that analyzed land use and transportation alternatives for these 10 areas in January 
2022. After receiving input from the community, General Plan Subcommittee, and Planning Commission, 
the City Council selected the preferred land use and transportation scenarios in spring 2022. 



Source: City of San Mateo, 2022; ESRI, 2022; PlaceWorks, 2023.
Note: This map is included for informational purposes and is not adopted as part of this General Plan.

Figure I-1 Strive San Mateo General Plan 2040 Study Areas
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After the alternatives 
process, the City 
prepared draft goals, 
policies, and actions 
for each Strive San 
Mateo General Plan 
2040 Element. The 
goals and policies are 
based on a combination 
of guidance from the 
existing General Plan, 
input from community 
members and decision 
makers throughout the 
process, State and local 
laws, and best practices 
in the planning profession. The community, General Plan Subcommittee, Planning Commission, and City 
Council reviewed the draft policies and actions in a series of public meetings in summer and fall 2022. In 
addition, the community provided input on the draft policies and actions through an online survey that was 
active for over two months.

The Strive San Mateo General Plan 2040 team incorporated City Council direction into the draft goals, 
policies, and actions, and prepared the Draft Strive San Mateo General Plan 2040 for community, General 
Plan Subcommittee, Planning Commission, and City Council review. 

FOUNDATION OF GENERAL PLAN 2040
The previous iteration of San Mateo’s General Plan, General Plan 2030, formed the basis of Strive San Mateo 
General Plan 2040. General Plan 2040 includes all of the same topics as General Plan 2030, but reorganizes 
the elements to improve usability, legibility, and implementation. General Plan 2030 focused on what it called 
“eight major proposals:” increasing housing opportunities while preserving single-family neighborhoods, 
strengthening downtown, concentrating new development near transit, improving community design, 
preserving historic resources, improving traffic congestion, increasing parks and recreational opportunities, 
and establishing San Mateo as a sustainable city. All of these major proposals are carried forward in General 
Plan 2040 with policy and action updates to recognize new ideas and solutions. General Plan 2040 also 
carries forward the height limits established in General Plan 2030 for most of the city, including existing low 
density neighborhoods, with some exceptions within the 10 Study Areas. Maintaining a connection to the 
City’s past while planning for the future is central to General Plan 2040, with the Plan’s Big Ideas embodying 
this concept. 

In that spirit, this General Plan introduces new policy guidance to respond to issues that have emerged since 
the last General Plan update, such as planning for an equitable community, shifting the transportation focus 
from an auto-oriented circulation system to one that supports all travel modes, planning for sea level rise, 
and broadening the way the City approaches community outreach. 
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THE BIG IDEAS IN GENERAL PLAN 2040
The Strive San Mateo General Plan 2040 includes ten Big Ideas that will guide the next 20 years of San 
Mateo. These Big Ideas are a mix of enduring principles that have guided decision-making in San Mateo 
for many years and support the City’s history and fabric while introducing new concepts and topics that 
reflect present-day concerns and challenges.  

Balance Growth and Change.  
Strive San Mateo General Plan 2040 sets the stage for higher density residential 
and mixed-use development close to transit and jobs while maintaining existing 
development patterns in lower density neighborhoods. Allowing a range of housing 
densities encourages a broad variety of housing types and sizes that fit many different 
needs, and building new homes near Caltrain and high frequency bus routes helps 
reduce vehicle miles traveled and greenhouse gas (GHG) emissions.

Enhance San Mateo’s Neighborhood Fabric and Quality of Life.  
Strive San Mateo General Plan 2040 promotes context-sensitive low density residential 
design, supports neighborhood shopping areas, improves neighborhood walkability 
and traffic congestion, protects homes, schools, and libraries from excessive noise 
levels, and provides for a comprehensive network of parks and recreational facilities 
for all to enjoy.

Preserve Nature as the Foundation of the City.  
Strive San Mateo General Plan 2040 honors San Mateo’s natural setting as an 
irreplaceable asset that is the physical foundation of the community by protecting 
open space and natural habitat, planting trees, maintaining the City’s urban forest, 
investing in natural infrastructure, preserving natural views and expanding access to 
parks and open space.  

Encourage All Ways to Travel Around the City.  
Strive San Mateo General Plan 2040 supports a multimodal transportation system 
implemented using a complete streets approach that emphasizes safety and access 
for walking, bicycling, transit, and driving. By prioritizing mobility options and 
connectivity for all modes, the General Plan works toward reducing congestion on 
local streets, vehicle miles traveled and greenhouse gas GHG emissions.
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Support the Local Economy.  
Strive San Mateo General Plan 2040 focuses on ways to keep jobs and dollars in 
San Mateo by supporting local shops, businesses, and services. It encourages new 
businesses that residents need and enjoy, such as restaurants, child care facilities, 
medical clinics, gyms, pharmacies, and grocery stores, in convenient locations 
throughout the community.

Address Historic Preservation Holistically.  
Strive San Mateo General Plan 2040 provides a comprehensive blueprint for historic 
preservation, starting with a citywide historic context statement and Historic 
Preservation Ordinance update, followed by updates to the historic resources 
inventory to identify architecturally, culturally, and historically significant buildings, 
structures, sites, and districts. These efforts will be based on community input and 
best practices from State and federal agencies, to find the right balance between 
preservation and other important priorities such as providing new homes.

Initiate a Comprehensive Sea Level Rise Strategy.  
Strive San Mateo General Plan 2040 prioritizes development of a climate change 
adaptation plan that addresses all ongoing efforts, including the work of regional 
agencies, local jurisdictions, and private property owners, to establish a comprehensive 
strategy for resiliency and adaptation against sea level rise and flooding. 

Strengthen Community Outreach.  
Strive San Mateo General Plan 2040 prioritizes extensive community engagement and 
affirms culturally sensitive outreach methods that encourage early communication and 
broad representation, such as offering information and materials in the predominant 
language spoken in the community and scheduling meetings at convenient times and 
locations for community members.

Focus on Equity and Health for all Residents.  
Strive San Mateo General Plan 2040 directs City investment to public improvements 
that address health and infrastructure disparities in equity priority communities, 
including the North Central and North Shoreview neighborhoods. City investments 
will also support active and healthy lifestyles, reducing health disparities around 
the city, improving access to fresh and health foods, making parks and open space 
equitably accessible for all residents, and making streets safer and more beautiful.  

Improve Community Safety Planning and Awareness.  
Strive San Mateo General Plan 2040 establishes clear actions to protect the 
community from emergencies and extreme weather events such as flooding, wildfires, 
earthquakes, and pandemics, by reinforcing the City’s emergency readiness and 
response capabilities, increasing power system resilience, maintaining a state-of-the 
art emergency notification system, providing community training programs, and 
planning ahead for disaster recovery.
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SAN MATEO’S PLANNING CONTEXT

Setting
San Mateo is in the center of the Peninsula, between the bay and foothills, as shown on Figure I-2. It 
has the largest population in San Mateo County. San Mateo’s vibrant and historic downtown, desirable 
neighborhoods, diversity of employment options, and high-quality public services make it a popular place 
to live and work. The city’s three Caltrain stations, extensive bicycle and pedestrian network, SamTrans 
bus service, and well-maintained local roadways make it easy to travel to destinations in the city, along the 
Peninsula, and beyond. 

As shown on Figure I-3, residential uses account for the largest amount of land in the city. San Mateo also has 
a wide range of uses, including offices; commercial uses, such as shops and restaurants; and high-tech and 
light-industrial areas. Parks, open space, and private recreation make up most of the remaining land in the 
city, along with public facilities and quasi-public uses. There is only a small amount of vacant land in the city. 
Major new development in San Mateo is primarily concentrated around the three Caltrain stations (in the 
Downtown, Hayward Park, and Hillsdale areas) and along El Camino Real. Given San Mateo’s central location 
on the Peninsula, the city functions as a crossroads for regional travel routes. The San Mateo-Hayward 
Bridge links San Mateo and other Peninsula communities to the East Bay. US Highway 101, State Route 92, 
and El Camino Real all pass through San Mateo, and Interstate 280 passes just west of the City Limits. Traffic 
congestion from these regional roadways regularly spills over to local city streets.

Community Profile 
At the time of the creation of the Strive San Mateo General Plan 2040, the population in San Mateo was 
about 100,984 people from a diverse range of racial and ethnic backgrounds, as shown in Table I-1. The 
working-age population cohort, those aged 20 to 64, represented the largest population segment in the city. 
About half of San Mateo residents aged 25 years or older hold at least a bachelor’s degree, as compared 
to about a third of California residents. The relatively high level of educational achievement among city 
residents meant that many were qualified for technology and innovation economy job opportunities. As 
a result of their high educational attainment and employability in high-income, high-growth fields, many 
residents’ average earnings were also relatively high compared with the region and state medians. 



Source: ESRI, 2022; PlaceWorks, 2023.
Note: This map is included for informational purposes and is not adopted as part of this General Plan.

Figure I-2 Regional Context
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Figure I-3 Proportions of Existing Land Use in San Mateo
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However, there are also many members of the San Mateo community who aren’t reflected in these average 
statistics. Vulnerable populations in San Mateo include children, seniors living alone, families living in 
overcrowded households, unhoused people, low-income households and households in poverty, people 
with disabilities, non-English speakers, and people without a car. Strive San Mateo General Plan 2040 
includes policies and actions aimed at improving the quality of life for all of the people that live in San 
Mateo, including vulnerable populations. 
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ECONOMIC PROFILE 
San Mateo’s economy has been strongly influenced by the strength of Silicon Valley technology companies 
and the city’s prime geographic location. Many of the major employers in San Mateo are public agencies, 
such as the County Medical Center, County Environmental Health Services, local public schools and college 
districts, County Behavioral Health, and the City of San Mateo. The largest employers in the private sector 
include the entertainment and electronics conglomerate Sony, Franklin Templeton Investors, and the 
internet services company Rakuten. 

San Mateo will continue to be attractive to office and other commercial development because of its 
unique location between the technology industry in San Mateo and Santa Clara Counties and downtown 
San Francisco, proximity to San Francisco Airport, accessibility to the East Bay via the San Mateo-Hayward 
Bridge, and the capacity of Caltrain and regional freeways to accommodate additional growth.

Jobs-housing balance is a measure that can help inform how well the local economy provides jobs for the 
local labor force. An adequate balance of jobs and housing can benefit the city’s economy, environment, 
and quality of life for residents. Although this topic is often described as “jobs-housing” balance, comparing 
the number of jobs to the number of residents is a more direct comparison of individuals, rather than 
comparing people to homes. While the City cannot control whether jobs within San Mateo are filled by 
residents, striving for a balanced jobs-to-employed residents ratio increases the opportunity for employed 
residents to find a job in San Mateo. When the number of employed residents is significantly higher or 
lower than the number of jobs in the city, it can lead to increased traffic congestion as workers commute 
either in or out, which in turn creates increased air pollution, noise, and GHG emissions. 

Table I-1 Race and Hispanic Origin (2022)

White alone  44.3%

Black or African American alone a 1.9%

American Indian and Alaska Native alone a 1.0%

Asian alone a 27.0%

Native Hawaiian and Other Pacific Islander alone a 1.4%

Two or More Races 11.6%

Hispanic or Latino b 24.7%

White alone, not Hispanic or Latino 38.8%
a Includes persons reporting only one race 
b People of Hispanic or Latino origin may be of any race, so also are included in applicable race categories
Source: US Census Bureau, 2022 American Community Survey (ACS), 5-year estimates. https://www.census.gov/quickfacts/
sanmateocitycalifornia
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Theoretically, an ideal jobs-to-employed residents ratio for a city like San Mateo would be 1.0, which would 
indicate that there is a job in the community for every employed resident. It should be noted that the ratio 
of jobs to employed residents indicates a numerical match, not a qualitative match in job type vs. resident 
skills and abilities. Even with an ideal jobs-to-employed residents ratio of 1.0, many residents will continue 
to commute outside of San Mateo while workers that do not reside in San Mateo will continue to commute 
in. Nevertheless, the Strive San Mateo General Plan 2040 is an opportunity for the City to enact policies 
that help to balance the amount and type of new jobs and new housing in the community and to maintain 
a balance between employment income levels and housing costs within the city, striving for a goal of one 
job for each employed resident. 
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FUTURE GROWTH AND PROJECTED TRENDS 
The City of San Mateo can reasonably assume the city will continue to grow, and that there will be a need to 
designate land for a range of uses to accommodate that growth. Strive San Mateo General Plan 2040 sets 
the foundation for future growth that is logical, orderly, and achieves the community’s vision of San Mateo 
as a place that is vibrant, livable, diverse, and healthy. 

Although San Mateo is largely “built out,” California law requires cities to plan for housing to accommodate 
a range of households and income levels. The Association of Bay Area Governments (ABAG) – the regional 
planning agency for the Bay Area – assigns a State-mandated Regional Housing Needs Allocation (RHNA) 
to each jurisdiction. The RHNA is the number of new housing units the City needs to accommodate for 
every eight-year Housing Element cycle. Every jurisdiction, including San Mateo, must show how it can 
accommodate its RHNA in the Housing Element by designating and zoning land for new homes. Although 
the RHNA is not a direct requirement to build units, the State has stringent requirements on cities to ensure 
they are doing everything possible for housing to be built and to remove common barriers to housing 
construction. The legal consequences of not allowing for new housing development can be severe. Strive 
San Mateo General Plan 2040 will cover three Housing Element cycles: the 6th (January 2023 to January 
2031), 7th (January 2031 to January 2039), and part of the 8th (January 2039 to January 2047). Although 
the scale of future RHNAs is unknown, the Strive San Mateo General Plan 2040 Land Use Map was designed 
to anticipate sufficient housing capacity for the Housing Element cycles between now and 2040.

Strive San Mateo General Plan 2040 was prepared as the City, nation, and world continued to address the 
COVID-19 pandemic, an unprecedented public health crisis. Research for this General Plan was completed 
as the Bay Area, generally, appeared to be emerging from the worst of it. The COVID-19 pandemic 
accelerated trends relating to the demand for office and commercial uses (e.g., gig economy, remote work, 
online shopping). During this time, some companies shifted towards open floor plans, shared workstations, 
and flexible work hours/locations. While the economic implications and future trends resulting from the 
pandemic may still not be fully known, it is anticipated that the demand for technology and innovation 
economy jobs will continue to grow through the year 2040 in San Mateo and the broader Peninsula region.

In the coming years, it is also anticipated that the sharing and electrification of vehicles will continue to 
increase. How people travel could also continue to change as mobile phone technologies and private 
transportation services expand, which may result in less need for parking in San Mateo. The COVID-19 
pandemic that began in 2020 initiated a significant trend of remote work for office workers and corresponding 
changes in commutes and office space demand; however, there will continue to be a need for office space 
as employers and workers see value in face-to-face work. In addition, other types of work, such as medical 
treatment or research and development in a lab environment, cannot feasibly happen from home. Many 
people will want to live in areas that are close to their jobs and have multiple transportation options. Strive 
San Mateo General Plan 2040 was prepared with consideration of these projected trends. 
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USER’S GUIDE
Strive San Mateo General Plan 2040 is for all members of the community and anyone interested in the 
future of the city. It was crafted with a constant eye toward keeping it useful, clear, and easy to understand. 
The following section provides an overview of the elements; describes the planning context for San Mateo; 
explains what a goal, policy, and action is in the context of the General Plan; and defines major themes 
integrated throughout the General Plan. 

Overview of the Elements 
State law requires that general plans contain eight mandatory sections, or “elements.” The State provides 
considerable flexibility in how these elements are organized. Table I-2 shows the State-mandated elements 
and their counterparts in the Strive San Mateo General Plan 2040. This General Plan addresses all the 
topics required by State law but has tailored the organization to reflect the local context. It also includes 
other topics that are not required by State law, but that community members have identified as being 
fundamental to the quality of life in the city. Once adopted, the optional elements have the same legal 
status as the mandatory elements. No single element or subject supersedes any other, and all elements 
must be internally consistent; policies and actions must complement one another across topic areas without 
conflicting.

Table I-2 State-Mandated and Strive San Mateo General Plan 2040 Elements

State-Mandated Element Strive San Mateo General Plan 2040 Element

Land Use Land Use Element

Circulation Circulation Element

Housing Housing Element (adopted separately)

Open Space
Conservation, Open Space and Recreation Element

Conservation

Safety Safety Element

Noise Noise Element

Environmental Justice
Land Use Element 
Also incorporated in other elements

Optional Elements

Public Services and Facilities Element

Community Design and Historic Resources Element

Sustainability (incorporated into all of the elements)

Community Engagement (incorporated into all of the 
elements)
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A brief description of each General Plan element is provided below: 

• The Land Use Element provides guidance for the future use and development of land, and also 
addresses environmental justice issues, community engagement, climate change and sustainability, 
regional cooperation, economic development, and development review.

• The Circulation Element provides guidance to help design a sustainable and comprehensive 
transportation system that is safe and accessible for all users and modes of travel.

• The Housing Element provides policies and programs to ensure that San Mateo can accommodate 
housing for all members of the community at all income levels. 

• The Community Design and Historic Resources Element guides the development and physical form 
of San Mateo from the individual neighborhood scale to the overall cityscape and includes actions to 
support preservation of the City’s historic resources.

• The Conservation, Open Space and Recreation Element provides guidance for the development, 
management, and preservation of San Mateo’s natural, cultural, and recreational resources.

• The Public Services and Facilities Element addresses public facility and infrastructure needs, such 
as community safety, water supply, sewer and storm drainage, energy supply, childcare and schools, 
healthcare and social services, and solid waste.

• The Safety Element provides guidance to help protect the community and mitigate potential impacts 
from natural and human-caused hazards, such as flooding, sea level rise, wildfires, seismic and 
geotechnical hazards, and hazardous materials. This element also covers emergency preparedness.

• The Noise Element provides guidance to protect the community from excessive noise exposure.

The General Plan includes a Glossary to aid in understanding technical terminology used in the document. 

Planning Boundaries
The Strive San Mateo General Plan 2040 considers land within the City Limits as well as surrounding land the 
City may annex in the future, known as the Sphere of Influence (SOI). Determined in conjunction with the 
San Mateo County Local Agency Formation Commission (LAFCO), the SOI is the area that could be provided 
with City services in the future and can therefore be considered as a potential future boundary of San 
Mateo. The City Limits boundary encompasses the land over which the City of San Mateo has jurisdictional 
authority. Together, the City Limits and the SOI shown in Figure I-4 comprise the Planning Area for San 
Mateo. 

Goals, Policies, and Actions
Strive San Mateo General Plan 2040 is built around a series of goals, policies, and actions that describe what 
needs to be done to achieve the community’s vision for the future. Goals are end-statements; they describe 
what the community wants to accomplish to resolve a particular issue or problem. Policies and actions 
guide day-to-day decision making so that there will be continuing progress toward the attainment of goals. 
Many goals will be implemented by both policies and actions. 



Source: ESRI, 2022; PlaceWorks, 2023.
Note: This map is included for informational purposes and is not adopted as part of this General Plan.

Figure I-4 San Mateo Planning Area

25Strive San Mateo      General Plan 2040 



26Strive San Mateo      General Plan 2040

Chapter 1  Introduction

The goal, policy, and action terms are defined as follows.

• Goal: A description of the general desired result that the City seeks to 
create through the implementation of the General Plan. Each goal has one 
or more policies and/or actions associated with the goal.

• Policy: A specific statement that regulates activities in the city, guides 
decision making, and directs ongoing efforts as the City works to achieve 
a goal. General Plan policies establish standards that will be used by City 
staff, Planning Commission, and City Council when prioritizing initiatives 
and expenditures, reviewing and approving new development, and in 
related City decision making.  

• Action: A measure, procedure, or technique intended to help reach 
a specified goal or implement one or more policies. The actions in 
the General Plan will serve as a to-do list for City staff and officials to 
implement the goals and policies of the General Plan.

The placement of a goal, policy, or action in a specific element does not limit 
its scope to only that element topic. For example, a policy in the Circulation 
Element can apply to topics beyond the realm of transportation. Similarly, there 
is not a one-to-one correspondence between policies and actions. An individual 
action can implement more than one policy and can contribute to achieving 
multiple goals across different elements. 

The graphic later in this chapter explains the goals, policies, and actions 
numbering in the General Plan.

Equity Priority Communities
Throughout California, low-income communities and communities of color 
have experienced a combination of historic discrimination, negligence, and 
political and economic disempowerment, with the result that today, they are 
struggling with both a disproportionate burden of pollution and health impacts, 
as well as disproportionate social and economic disadvantages, such as poverty 
or housing instability. Environmental justice is the idea that planning and 
environmental policies should treat people of all races, cultures, and incomes 
fairly and equitably. Senate Bill (SB) 1000, the Planning for Healthy Communities 
Act, requires that General Plans address environmental justice for communities 
disproportionately burdened by pollution within San Mateo. 

Identifying Equity Priority Communities 
Figure I-5 shows the communities in San Mateo that are disproportionately 
burdened by environmental pollution: North Central and North Shoreview/
Shoreview. These areas are called “Equity Priority Communities” throughout 
this General Plan. This area was mapped using local knowledge and California 
Communities Environmental Health Screening Tool (CalEnviroScreen), a 

The State 
Law Defines 
Environmental 
Justice as: 

The fair treatment 

of people of all 

races, cultures, 

and incomes with 

respect to the 

development, 

adoption, 

implementation, 

and enforcement 

of environmental 

laws, regulations, 

and policies. 

(Government Code 

Section  

65040.12(e)(1)).
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Sustainability, Environmental Justice, and  
Community Engagement 
Strive San Mateo General Plan 2040 goes beyond the minimum State requirements and embodies three key themes: 
sustainability, environmental justice, and community engagement. These themes are important community priorities that 
were considered as potential stand-alone elements. However, these topics are interrelated to and support achievement of 
the goals and policies in all of the General Plan’s other elements. To reflect this relationship while highlighting the importance 
of addressing them, these three themes have been woven throughout Strive San Mateo General Plan 2040. Policies and 
actions in each element that relate to each of these themes are marked with a corresponding icon, as shown below. 

The specific themes of Strive San Mateo General Plan 2040 include:

Sustainability. Sustainability means ensuring that San Mateo can meet its current needs and leave viable 
resources for future generations. The sustainability policies and actions aim to improve resiliency, especially 
to the impacts of climate change, and to protect the environment, reduce pollution, water and energy use, 
and enhance overall quality of life. Strive San Mateo General Plan 2040 also emphasizes sustainable modes of 
transportation to help lower pollution and GHG emissions, such as walking, bicycling, and taking transit. 

Environmental Justice. Environmental justice policies and actions intend to reduce the unique or compounded 
health risks in the neighborhoods in the city that experience the highest levels of pollution and negative 
health outcomes, such as asthma and low birth weight babies, as well as the greatest social and economic 
disadvantages, such as poverty and housing instability. Strive San Mateo General Plan 2040 uses the term 
equity priority community for these neighborhoods and focuses on improving environmental justice and public 
health for the people who live in these communities by promoting meaningful community engagement and 
prioritizing improvements that address their needs. 

Community Engagement. Providing support for increased community participation in the planning and 
development processes is another important theme of Strive San Mateo General Plan 2040. Residents in San 
Mateo may face barriers when participating in the community engagement process. Strive San Mateo General 
Plan 2040 aims to engage all residents and stakeholders on all matters of development, growth, and public 
policy in ways that are inclusive, equitable, and give everyone an opportunity to participate in the process. 

tool developed by the State Office of Environmental Health Hazard Assessment on behalf of the California 
Environmental Protection Agency. CalEnviroScreen measures pollution and population characteristics using 21 
indicators, such as air quality, hazardous waste sites, asthma rates, and poverty. It applies a formula to each 
Census tract in the state to generate a score that ranks the level of cumulative impacts in each area relative 
to the rest of the Census tracts in the state. A Census tract with a higher score is one that experiences higher 
pollution burdens and social or health vulnerabilities than Census tracts with lower scores. In addition to using 
CalEnviroScreen as a tool for identifying equity priority communities, SB 1000 encourages local agencies to work 
with community members and stakeholders to consider the available data from other sources, including the 
lived experience of community members, to refine the boundaries of equity priority communities and identify 
additional communities, if appropriate, to support planning efforts to improve environmental justice.

Using local knowledge and CalEnviroScreen, the City identified two equity priority communities per the data 
available as of December 2022: North Central and North Shoreview/Shoreview. Environmental justice issues 
in each community are described in more detail in the pages that follow. It is important to note that the State 
regularly updates CalEnviroScreen, and new data sources may become available. The equity priority communities 
mapped in this General Plan may change as conditions change.
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Example Goals and  
Policies Page

Goal Numbering: Each goal number 
starts with the element acronym and is 
followed by the number of the goal.  
(e.g., C 1 = Circulation Element, first 
goal)

Policy and Action Numbering: The 
policy or action number has two 
parts: first, the number of the goal it 
supports, and second, the sequential 
number of the policy or action in the 
order underneath that goal.  
(e.g., C 1.4 = Circulation Element, first 
goal, fourth policy or action)

Icons: Policies and actions related to 
the three themes of the General Plan 
– sustainability, environmental justice, 
and community engagement – are 
identified using these icons. A policy 
or action can respond to more than 
one theme, so multiple icons may be 
applied.

North Central and North Shoreview/Shoreview 

There are three Census tracts that encompass the North Central Equity Priority Community: 6081606000, 
6081606200, and 6081606300. After reviewing the CalEnviroScreen data, the City defined the boundary 
for the North Central Equity Priority Community based on local knowledge of the neighborhood to focus on 
the residential areas within the Census tract. Two Census tracts encompass the North Shoreview/Shoreview 
Equity Priority Community: 6081606100 and 6081607701. After reviewing the CalEnviroScreen data, the 
City also refined the boundary for the North Shoreview/Shoreview Equity Priority Community based on their 
local knowledge of the neighborhood. Figure I-6 shows the CalEnviroScreen score by Census tract within 
the North Central Equity Priority Community for the 21 pollution and population indicators. As shown in 
Figure I-6, Census tract 6081606200, which encompasses most of North Central, received a score over the 
75th percentile for traffic, diesel particulate matter, impaired water, groundwater threats, hazardous waste, 
lead in housing, linguistic isolation, education, and poverty. Census tract 6081606000, in the northern area 
of the boundary, received a score over the 75th percentile for traffic, diesel particulate matter, impaired 
water, groundwater threats, and linguistic isolation. Census tract 6081606300, which covers a small portion 
of North Central, received a score over the 75th percentile for traffic, diesel particulate matter, impaired 
water, groundwater threats, and hazardous waste.



Source: California OEHHA, 2021; PlaceWorks, 2023.
Note: This map is included for informational purposes and is not adopted as part of this General Plan.

Figure I-5 Equity Priority Communities
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Figure I-7 shows the CalEnviroScreen score by Census tract within the North Shoreview/Shoreview equity 
priority community for the 21 pollution and population indicators. As shown in Figure I-7, Census tract 
6081606100, which encompasses a large area of North Shoreview/Shoreview, received a score over the 
75th percentile for education, asthma, impaired water bodies, groundwater threats, traffic, and toxic 
releases. Census tract 6081607701, in the southern area of North Shoreview/Shoreview, received a score 
over the 75th percentile for education, asthma, groundwater threats, particulate matter 2.5. 

North Central and North Shoreview/Shoreview received a high score for traffic. Both communities are near 
US Highway 101, one of the roadways that carries the highest amounts of traffic in San Mateo. North 
Central is also near El Camino Real, which is another roadway that carries a high amount of traffic. The 
amount of traffic and vehicles on the road directly impacts the amount of pollution in the air. Exposure 
to air pollution is associated with a variety of negative health outcomes, including reduced lung function, 
pneumonia, asthma, cardiovascular diseases, and premature death. It may also affect lung cancer rates. 
North Central also received a high score for diesel particulate matter, which is a harmful type of pollutant 
that comes from exhaust from trucks, buses, and other motorized vehicles that use diesel engines and may 
travel on US Highway 101 or city streets. 

Impaired waters are also a concern in North Central and in part of North Shoreview/Shoreview. A 2012 
report from the State Water Resources Control Board found that the San Mateo Creek, which runs through 
North Central and North Shoreview/Shoreview, is an impaired water, as defined by Section 303(d) of the 
federal Clean Water Act. Impaired waters have contaminants that do not meet water quality standards. 
Contaminated waterways can impact equity priority communities if residents come in contact with 
contaminated water by interacting with the creek or during a flooding event. 

Residents in North Central and North Shoreview/Shoreview may live in older homes that were built prior to 
the adoption of building standards that prohibited the use of lead-based paint. Lead in housing ranked high 
as a toxin of concern in part of North Central and in North Shoreview/Shoreview. The California Building 
Standards Code was created in 1978. Approximately 73 percent of the homes in San Mateo were built 
before 1979, which increases the chances that lead can be found in these houses. Exposure to lead can 
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result in negative health impacts for children, such as slowed development and growth, learning difficulties, 
and hearing or speech problems. 

Most of North Central and part of North Shoreview/Shoreview ranked high in linguistic isolation, which 
means there are individuals in these communities that mainly speak another language, which may be 
Spanish, Mandarin or Cantonese, Tagalog, or another language. Barriers in communication can prevent 
people from participating in the planning process or may limit the amount of information that is available 
during an emergency. Data also indicated that some North Central and North Shoreview/Shoreview 
residents could be living below the federal poverty level and/or did not receive education beyond high 
school. There may also be people in the North Shoreview/Shoreview community that are over the age of 
16 and are unemployed.

Hazardous waste materials, sites, or facilities that could emit toxins into the air, water, and soil that are 
harmful to people are present in North Central, such as existing or former dry cleaners, gas stations, and 
buildings with lead and asbestos. 
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Figure I-6 Equity Priority Communities – North Central
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Figure I-7 Equity Priority Communities – North Shoreview/Shoreview

Addressing Equity Priority Communities in General Plan 2040
Strive San Mateo General Plan 2040 must include policies and actions that will lead to an equitable 
distribution of resources and opportunities and will reduce the impacts of environmental hazards in the 
equity priority communities mentioned previously, or in other equity priority communities that are identified 
during the life of the General Plan. State law allows cities and counties to address environmental justice 
either by adopting a stand-alone Environmental Justice Element or by incorporating environmental justice 
goals, policies, and actions into other elements. Strive San Mateo General Plan 2040 takes the approach of 
incorporating environmental justice goals, policies, and actions into its other elements. In addition to policies 
and actions that the City will implement through this General Plan and other City plans, other agencies and 
organizations, such as San Mateo County, nonprofits, and religious groups also provide resources and help 
improve outcomes in equity priority communities. 
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IMPLEMENTING GENERAL PLAN 2040
Long-range planning in San Mateo does not end with the adoption of this document. To achieve the 
community’s vision, decisions about development projects, capital improvements, subdivision maps, 
specific plans, and other plans and policies affecting land use, transportation, and the physical environment 
will need to be consistent with Strive San Mateo General Plan 2040.

Implementation Strategy 
To complement the implementation of Strive San Mateo General Plan 2040, the City maintains a list of 
implementation programs to help achieve the goals, policies, and actions identified in each element. The 
implementation plan describes and prioritizes the timing, responsible City department, cost range, and 
actions to implement various aspects of Strive San Mateo General Plan 2040. Some programs may already 
be budgeted and ongoing, while the City Council will need to identify resources during future budget cycles 
to implement other programs. The implementation plan will be maintained and updated over time to keep 
it current and to reflect progress in realizing the General Plan’s vision.

Relationship to the Zoning Ordinance and Other Plans
The General Plan establishes a broad vision and framework for land use in San Mateo and provides policies 
and actions to manage development through 2040. San Mateo’s Zoning Code implements the General Plan 
with specific standards that regulate land uses and how and where they can be developed. The two must be 
consistent. Therefore, following adoption of the General Plan, the Zoning Code will need to be amended to 
retain consistency with the General Plan. Other Municipal Code sections, specific plans, and City planning 
documents will also need to be amended as needed to retain consistency with the General Plan. 

Amending the Plan
Strive San Mateo General Plan 2040 provides long-range and comprehensive guidance to the City, but the 
process of growth and change is dynamic and often unpredictable. For these reasons, the City needs to 
monitor progress in achieving the major goals of the plan, periodically adjusting policy guidance as needed 
to advance those goals in light of contextual changes that may happen over the next 20 years. The City 
may need to revise portions of the General Plan to reflect land use map changes spurred by land use 
and development activity, changes in community values or the county’s physical or economic conditions, 
or refinements to improve progress towards achieving the major goals of the General Plan. While some 
amendments change the land use designation of a particular property, any part of the General Plan may be 
amended as circumstances change. 

Amendments to the General Plan may be initiated by an individual, organization, or the City, depending on 
the nature of the proposal. The Planning Commission reviews and provides recommendations to the City 
Council for all proposed General Plan amendments. The City Council then takes final action on all General 
Plan amendment requests. All amendments require public hearings by the Planning Commission and City 
Council and evaluation of the potential impacts to San Mateo’s physical environment, in accordance with 
the California Environmental Quality Act (CEQA). 

While it is appropriate to revise the General Plan as conditions change in San Mateo, the goals and major 
themes of the plan are expected to endure for the life of the plan. 
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