
 

1  Land Use Policy Framework 

Land Use Policy Framework 
The City of South San Francisco has embarked on a comprehensive update to the SSF General Plan, titled 
“Shape SSF 2040,” to create a forward-looking document that will serve as the blueprint for the City’s vision 
through the year 2040. The goals, policies, and actions in Shape SSF 2040 will serve as a compass for decision-
makers and will shape future plans and actions of the City. This revised policy document will replace the 1999 
General Plan and will inform updates to the City’s Zoning Ordinance.  

The Land Use Policy framework provides a high-level overview of outcomes, goals, policies, and performance 
metrics related to land use and community design in South San Francisco. This framework is an interim step in 
the General Plan process. It will help shape the General Plan Land Use Element, which will establish the pattern, 
scale, and character of residential, office, industrial, retail and services, recreation, public, and all other land uses 
throughout the City of South San Francisco through the 2040 General Plan horizon. The Citywide Framework 
applies to the entire City of South San Francisco, while the Sub-Areas Framework applies to specific planning 
sub-areas within the city.  

Where are We Now 
The following are strengths, opportunities, challenges, and threats that have been identified by the planning 
team throughout the course of the General Plan update process, as well as input heard from community 
members, that have shaped the Land Use policy framework. 

Strengths and Opportunities 
There are opportunities to enhance arts, cultural heritage, historic preservation, and placemaking throughout 
the city. South San Francisco has a vivid arts and cultural identity. Creating an Arts/Cultural heritage district that 
supports artists and creative businesses may help arts and culture thrive in the city. In addition, streets, parks, 
and other public rights-of-way can be beautified by public art, historical or cultural signage, and other 
placemaking programming. 

There may be potential to develop new residential neighborhoods in East of 101 and Lindenville. East of 101 and 
Lindenville currently do not have any residents. These neighborhoods’ close proximity to transit and places of 
employment could be convenient locations for future residents. However, if residential uses are developed in 
these neighborhoods, the areas would need to be developed with more parks, services and amenities (e.g., 
corner stores, public facilities), and pedestrian-friendly sidewalks and streetscapes to serve new residents. In 
addition, the City needs to ensure infrastructure, utilities, public facilities, and services are provided in a timely 
matter to keep pace with new development. 

There are opportunities to improve access to parks, trails, and Colma Creek. Some neighborhoods, including 
Sunshine Gardens and Downtown, have limited park access. The Colma Creek restoration project is an 
opportunity to transform the Creek into a public amenity that many can use and enjoy. There may be creative 
ways to improve access to parks and open spaces, including by creating mini parks, improving access to parks 
and open spaces, and incentivizing developers to create publicly-accessible private open spaces. 

South San Francisco has a strong economy that includes industrial, biotech, life sciences, and research and 
development (R&D) companies.  South San Francisco is known as the industrial city and the birthplace of 
biotechnology. There are opportunities to enhance existing production, distribution, and warehousing land uses 
in the city so that companies can continue to do business in the city. These companies often provide higher 
wage jobs for employees with lower educational levels. At the same time, there may be opportunity to continue 
expanding life sciences, biotechnology, and R&D uses, as well as provide flexible regulations to incubate 
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#001
Posted by Diana Benitez on 03/12/2021 at 8:24pm [Comment ID: 1565] - Link
Type: Suggestion
Agree: 1, Disagree: 0

I agree, but think we should do more.

Reply by Lina on 03/12/2021 at 8:25pm [Comment ID: 1566] - Link
Type: Suggestion
Agree: 1, Disagree: 0

No, this policy is more than enough for commercial areas.

#002
Posted by Diane Stokes on 04/13/2021 at 6:33pm [Comment ID: 1985] - Link
Type: Suggestion
Agree: 0, Disagree: 0

Chestnut and Grand. Small green patch of grass. Does the city own it?  If so, can you
have the bench or a new bench face the grass and not the street. 

#003
Posted by Cooper Blauck on 04/14/2021 at 7:09pm [Comment ID: 1995] - Link
Type: Suggestion
Agree: 0, Disagree: 0

The problem is that City Hall tends to forget all us small business people here in SSF -
the city tends to put a lot of its own issues onto small business to fix.  We are not a
business friendly city.

#004
Posted by Anonymous on 04/16/2021 at 3:23am [Comment ID: 2021] - Link
Type: Suggestion
Agree: 0, Disagree: 0

It is essential to focus on flood protection to protect homes and other buildings. Further,
flooding caused by construction changes would cause home and business insurance
prices to soar and taxes to increase due to FEMA flood zone changes. 

#005
Posted by Cooper Blauck on 04/14/2021 at 7:06pm [Comment ID: 1992] - Link
Type: Suggestion
Agree: 1, Disagree: 0

More housing in SSF? Seriously?  Downtown is already a congested mess and the city
keeps adding more and more housing.  Where are all these cars supposed to go? 
From someone who grew up on SSF (and still lives here) the development has been a
distaste.   
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#006
Posted by Diane Stokes on 04/13/2021 at 6:29pm [Comment ID: 1983] - Link
Type: Suggestion
Agree: 0, Disagree: 0

I was led to believe that there would be not housing built east of 101 except maybe the 
south end closer to Utah St.  There needs to be more and bigger food markets near the
downtown area.

#007
Posted by Cory Alan David on 04/08/2021 at 9:48pm [Comment ID: 1958] - Link
Type: Question
Agree: 1, Disagree: -2

As the SSF City Council and the City Attorney have either been unwilling or incapable
of answering my inquiry, perhaps you might indulge me.
As both the state and the city entertain the notion of an unsolicited "blanket" rezoning of
R1 neighborhoods to allow higher density construction, I'd like to understand what
gives either of these entities legal standing to do so.  I am aware of property owners
requesting land use rezoning, potential buyers of properties requesting land use
rezoning before purchase, and targeted declarations utilizing eminent domain to
confiscate property and alter land use but never an unsolicited "blanket" rezoning of
private properties.  I would like to suggest that arbitrarily rezoning R1 zoned private
properties materially changes the nature of the property purchased and alters the
conditions of the contract entered into, the mortgage, without the owner's permission.  I
need to remind the planners that I didn't just buy the dwelling I live in, I purchased the
R1 zoned dirt it sits on in an R1 zoned neighborhood.  I wouldn't intentionally purchase
a home in a high density housing neighborhood and that decision might be taken away
from me long after the fact. 
Simply put, what gives anyone the right to rezone my private property against my
wishes?  I own the dirt.  

#008
Posted by Diane Stokes on 04/13/2021 at 6:24pm [Comment ID: 1980] - Link
Type: Question
Agree: 0, Disagree: 0

A lot of mom and pop and old businesses are leaving and closing. What's the city
doing?
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City of South San Francisco General Plan Update   2 

emerging technologies. It is also important to support local, small businesses, including mom and pop shops 
throughout the city. 

Challenges and Threats 

The City must continue to add new housing per the Regional Housing Need Allocation (RHNA). The City of South 
San Francisco is behind on meeting its 2015-2023 RHNA requirements, particularly in terms of its low-income 
housing requirement. The City will continue to need to permit new housing to comply with future RHNA cycles. 
Only about 3.4% of land in the city is vacant, meaning that new housing will likely be accommodated on sites 
that are redeveloped. The General Plan Update allows an opportunity to plan for different types of housing at 
varying price points. 

Climate change and environmental hazards will impact the way land is used in South San Francisco. A portion of 
the city is within the Federal Emergency Management Agency’s 100-year flood zone as identified on the National 
Flood Insurance Program maps. These areas area located along Colma Creek, Navigable Slough, San Bruno 
Creek, and the San Francisco Bay. Future sea level rise places a significant number of assets at risk, including 
industrial and life science buildings, portions of Highway 101, the former Oyster point landfill, the Bay Trail, and 
the Water Quality Control Plant, among others. The City will need to ensure existing development and new 
development alike are prepared for impacts related to climate change. In addition, the City will need to identify 
methods to make sure land use decisions and development promotes sustainability, such as locating housing 
near transit and encouraging new development to incorporate energy efficient design. 

Population and employment growth will create more demand for parks, recreational facilities, and public 
facilities, as well as improved infrastructure in areas expected to experience significant development through the 
General Plan horizon. Much of the residential and employment growth in the updated General Plan is 
anticipated to occur in Lindenville and East of 101. Currently, there are no residents in these areas, meaning the 
City will need to ensure future residents in these areas, as well as throughout the rest of the city, are well-served 
by public facilities, parks, and recreational facilities. In addition, the City will need to provide new residents with 
adequate transportation and utility infrastructure as development occurs. 

The sub-areas of Downtown, Sign Hill, El Camino Real, and Sunshine Gardens are most at risk for gentrification. 
The Downtown sub-area is at especially heightened risk of future gentrification and displacement due to its 
proximity to desirable transit and neighborhood amenities, high percentage of low-income residents and people 
of color, high number of cost-burdened renters, and high concentration of Naturally Occurring Affordable 
Housing (NOAH) units that are vulnerable to price or rent increases.  

Demand for redevelopment of industrial properties for housing and biotechnology uses creates the risk that 
businesses requiring industrial space will be displaced. Industrial development is a traditional strength of South 
San Francisco. Redevelopment of industrial properties would likely result in declining business diversity due to 
the loss of businesses engaged in production, distribution, and service and repair activities.  

Community Feedback 
Throughout the General Plan process, community members identified many ideas land use. The following list 
include key ideas heard from community members that have guided development of this policy framework: 

• Maintain industrial uses in Lindenville and East of 101 to: a) Preserve the “Industrial City” heritage, b) 
Retain a base of higher-paying jobs that match skillsets of residents, and c) Maintain small and diverse 
businesses critical for South San Francisco to remain a world class life sciences destination and an 
economic engine for the region. 
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#009
Posted by Judy Luk on 04/15/2021 at 6:56pm [Comment ID: 2005] - Link
Agree: 2, Disagree: 0

I agree the RHNA requirements are not realistic. 

From reading through this document, it seems the only places with potential for building
a more realistic number of affordable housing units are Lindenville and East 101. 
However, a really dedicated focus will be needed to insure the units built are actually
affordable to lower-income residents and essential workers in our community, and
developers have not hijacked the process to build what suits them.

#010
Posted by Diane Stokes on 04/13/2021 at 6:42pm [Comment ID: 1987] - Link
Agree: 1, Disagree: -1

Energy efficient design? Stacking people on top of each other throughout a city is bad
for mental and physical health(especially for those who didn't want the building craze),
not to mention the dirt and debris build up. All those appliances and utilities being used
will surely show us glowing up in space. And then the carbon ! Where is the
infrastructure for all these buildings???

#011
Posted by Rich Garbarino on 04/08/2021 at 6:48pm [Comment ID: 1957] - Link
Agree: 1, Disagree: -7

RHNA numbers are not realistic. Where are these units to be built? East of
101/Lindenville can only accommodate a portion of housing units. Rezoning R1 areas
to add ADU’s, 4plex/duplex will not necessarily create affordable housing...building
costs too high to rent out at BMR rates and recover investment costs. The legislature
has to realize that more than 50% of the county is dedicated open space. The state
needs to restore RDA to create funding to build affordable housing.

Reply by Old Town Citizen Group on 04/21/2021 at 11:05pm [Comment ID:
2033] - Link

Type: Question
Agree: 4, Disagree: 0

Why only mention East of 101/Lindenville?
Why not mention empty lots along El Camino and near both SB & SSF BART,
where it is practical and in need of upgrading, along with bringing in
grocery/retail service stores? 
Affordability should be a consideration for ALL residents throughout EVERY
neighborhood in SSF.

Why wasn't affordable housing required for Cadence(s) on Airport?
There should be no difference for any teacher, young family, or recent graduate,
for example, in being able to afford to rent/own throughout all of SSF.

Page 5SSFGPU_LUFramework_2021_0311_clean.pdf Printed 08/05/2021

https://raimi.konveio.com/south-san-francisco-land-use-and-sub-areas-policy-framework?cid=2005#page=2
https://raimi.konveio.com/south-san-francisco-land-use-and-sub-areas-policy-framework?cid=1987#page=2
https://raimi.konveio.com/south-san-francisco-land-use-and-sub-areas-policy-framework?cid=1957#page=2
https://raimi.konveio.com/south-san-francisco-land-use-and-sub-areas-policy-framework?cid=1957#page=2


Over building high rise complexes without providing for the service needs of
people is not the solution in meeting RHNA numbers, especially in areas where
there's barriers and a need for parks and educational/training opportunities for
equal opportunities for success for residents.

Equal rights and opportunities for housing, services, education, peaceful, & safe
living should be afforded to ALL SSF residents of ALL ages, regardless of home
neighborhood and life circumstances.

Chestnut PUC is not intruding into single family homes as the ones built in
downtown Miller, Linden, Baden, Lux, and Airport.
Why not the same considerations for these single family home residents? 

It is easy for developers to come into areas that face disadvantages, knowing
there will be little to no opposition because of barriers and lack of outreach to
voice concerns.
A better job is needed in placing fundamental and equal HUMAN NEEDS before
prioritizing overbuilding of high rises in order to meet RHNA numbers, which is
compounded by the increasingly biotech developments, and in turn producing
units matching biotech salaries.

Biotech is a major advocate and benefactor for the vast majority of high rise
complexes; however, it should not be the driving force in destroying
neighborhoods or take precedence over human rights and equal opportunities
for success, health, recreational opportunities and peaceful living.

Thus, housing affordability may only be reached through eyes of equality for all,
without regard to race, income, etc. etc. etc. etc., and with recognition of human
dignity and respect.

Reply by Olga Perez on 04/25/2021 at 2:27am [Comment ID: 2037] - Link
Agree: 3, Disagree: 0

The disparities between Downtown area and west is apparent through
the overbuilding of high rise complexes, which has definitely taken a toll
on community. 

As understood, Cadence complexes are all market rate units (!!!!)

Market rate units certainly accomplish meeting housing needs of biotech
industry (as the driving force) and developer wealth; however, by not
requiring units of other income levels (below market rate levels), it set to
accomplish a great disservice to residents through unaffordable and
inaccessible housing and most definitely, no direct benefit from the
collection of impact fees to community of Old Town, which has been the
most affected and impacted by high rise housing complexes.
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Even though there are known barriers for area residents and a lack of
accessibility/outreach during the planning and approvals of Cadence; and
whether this would have made a difference or not, there still remains a
lack of equitable services and resources for residents, many of whom are
primarily essential workers, by which we have all benefited through their
services and labor. It is this working class that is also mostly
underrepresented.  The use of these impact fees collected from
developers would most definitely have a huge impact on residents of Old
Town, and other nearby areas of Pecks Lot/Hillside/rest of Downtown,
especially in providing improvements to parks and services to youth and
seniors that is so needed.

Housing is being sought by residents throughout all of SSF, in particular
housing that is affordable, across all income levels; however, restricting
high rise complexes and dense housing specific to one area is
detrimental to targeted area residents and community, especially area of
Old Town that holds historical significance to SSF and is already highly
congested.  Areas along Mission Road and all along El Camino Real
should also be explored, besides Lindenville/Eof101. Not proposing high
rise buildings (*), rather improvements to ECR that include housing/retail
and for the distribution of housing throughout all of SSF, not
concentrating on one particular neighborhood to take brunt of housing
needs. At same time, meeting needs of people, besides housing, through
amenities and services.

*Just as much as high rise complexes are being driven by biotech
industry (with no end in sight in approvals), RHNA and housing needs of
residents, the solution should not be solely restricted to high rise
buildings.

Also, through recent talks of low income housing developments, it is
imperative that it not be restricted to one area (Old Town)....
it is exclusionary....
as well as it would be racially driven
It would also definitely deny the opportunity for low income (all level low
income) housing developments throughout other areas of SSF. 

#012
Posted by Analee Estrada on 04/15/2021 at 10:38am [Comment ID: 2003] - Link
Type: Suggestion
Agree: 3, Disagree: 0

There's a huge building race war happening all over SSF and we're so sick of it. All
these empty buildings sitting there empty and they can't stop building more. Stop being
so greedy. Give the residents what we really need. We need more grocery stores, a
place to shop & parks for the kids to play sports. Parents are pulling out their kids from
the SSF sports teams since we don't have proper parks to play at. 
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Reply by Olga Perez on 04/22/2021 at 12:38am [Comment ID: 2034] - Link
Type: Suggestion
Agree: 3, Disagree: 0

I agree on providing education, recreation, health, basic needs services, just to
name a few, and it being a priority.
Service needs of residents (all ages) should be incorporated during approval
process of mass developments throughout SSF. Outreach to community on
specific needs should also be a priority and requirement in approval process. 

Instead of collection of "impact fees", suggest developers adopt a project, i.e. a
park improvement for transparency reasons and immediate benefits from the
use of "impact fees" to serve residents and communities, especially since there
is a known need of services for youth and seniors. 
In Old Town area, where the brunt of high rise buildings have been built and
taken a toll on community, the impact fees have not been afforded to
community, especially since community faces many barriers and challenges and
affordability and accessibility is an issue.

Requiring units that are affordable to local residents should also be a
requirement from developers of all mass housing complexes. Meeting RHNA
housing numbers over resident service needs and affordability only further
places residents, especially children, to a disadvantage for a successful and
happy life.

#013
Posted by Judy Luk on 04/15/2021 at 7:22pm [Comment ID: 2007] - Link
Agree: 0, Disagree: 0

KEY is access from one end of SSF to the other. 
Can a frequent shuttle connect the BART and the CalTrain station and the ferry? These
3 sides of the city seem cut off from each other.
With the Community Center/Police Station being built  at Chestnut and ECR, can a
frequent shuttle connect them to the BART and the CalTrain station (downtown) during
the daytime and early evening? 
Before the pandemic, the blue shuttle running between the BART, Kaiser
Hospital/Walgreens and downtown had a good ridership. Many seniors and those with
mobility problems took it. 
More shuttles with more frequent schedules would help connect the city and promote
going to local small businesses and public facilities without driving, 

#014
Posted by Diane Stokes on 04/13/2021 at 6:21pm [Comment ID: 1978] - Link
Type: Suggestion
Agree: 1, Disagree: 0

Low income and affordable. You(the city) need to educate the citizens on what is low
income and what is affordable.  And what happens to affordable when no one rents
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them. Get on it!
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3  Land Use Policy Framework 

• Create new, vibrant residential neighborhoods in East of 101 and Lindenville, ensuring appropriate City 
services, amenities, and retail support new residential growth. 

• Produce a range of housing types for different income levels and household types across the City to 
balance job and housing growth and distribute the potential impacts of future growth.  

• Celebrate the history, culture, and diversity of the Downtown and its residents and maintain Downtown 
as the heart of the community by: a) Retaining small, culturally diverse businesses, b) Protecting existing 
Downtown and Old Town residents from the impacts of neighborhood displacement, and c) Creating 
programming for arts and cultural resources. 

• Transform Colma Creek into a public amenity that manages flooding and sea level rise, restores 
ecology, increases public access to the creek corridor and to the San Francisco Bay and Bay Trail.  

• Maintain existing and find creative opportunities to expand and improve access to parks and open 
spaces across the City, particularly in areas with lower park access, e.g., Downtown / Old Town and 
Sunshine Gardens. 

• Consider the impacts of future growth, including potential displacement and traffic impacts, on existing 
residents and businesses, being strategic about the amount and pace of growth.  

• Improve bike, pedestrian and public transit connectivity throughout the city.  

Citywide Framework 
The Land Use Policy Framework identifies outcomes, performance metrics, goals, and actions that will guide the 
development of elements in the updated General Plan. This policy framework has been developed based on 
feedback from South San Francisco residents, regional experts, City Council members and City staff throughout 
the community outreach and engagement process. This policy framework is being shared with the community 
before being drafted into General Plan policy. The framework includes outcomes and key performance 
indicators with targets for measuring progress. Each goal is accompanied by a symbol that identifies the cross-
cutting community value supported through the policy’s implementation. The cross-cutting community values 
are listed below: 

Equity + Inclusion Sustainability 
 

Innovation Livability 

Outcomes 

• A strong local economy that offers a diversity of employment opportunities for current and future 
residents and enhances the fiscal sustainability of the City.  

• A diverse supply of housing types affordable to different income levels and household compositions 
that promote a high quality of life for all residents. 

• An attractive community with a public realm that fosters activity and social interaction and celebrates 
South San Francisco's history and culture. 

• Residents, employees, and visitors enjoy quality amenities and have convenient access to services, jobs, 
public facilities, and transportation infrastructure throughout the city. 

• A built environment that is sustainable and promotes equity and positive health outcomes. 

Performance Metrics 
• Key Performance Indicators: Jobs/housing balance 

o Target: Jobs/housing balance of 2.6 

015

016
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#015
Posted by Katie D. on 04/12/2021 at 8:39pm [Comment ID: 1969] - Link
Agree: 4, Disagree: -1

Yes please! Many streets in SSF do not feel safe for biking or walking currently.  

#016
Posted by Olga Perez on 03/31/2021 at 11:22pm [Comment ID: 1943] - Link
Type: Suggestion
Agree: 9, Disagree: 0

A gazebo at Pine/Linden lots would be most culturally appropriate and beneficial for
community, and would be an ideal location to hold cultural events.
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• Key Performance Indicators: Square footage of usable area for industrial uses 

o Target: Increasing over time or remaining stable, measured annually 

• Key Performance Indicators: Increasing the number of housing units by permitting housing at 
low, moderate, and above-moderate income levels  

o Target: Meeting RHNA targets 

• Key Performance Indicators: Housing near transit 

o Target: Increase in the number of housing units within a half-mile radius of BART and Caltrain 
stations and public transit stops 

• Key Performance Indicators: 20-minute neighborhoods, where residents can reach community 
amenities (grocery stores, retail), public facilities (parks and community centers) and services (medical 
care, childcare) in a 20-minute walk  

o Target: All residences are in a 20-minute neighborhood 

General Plan Land Use Designations Map 
The outcomes listed above are illustrated in the General Plan Land Use Map. This map is required by State law. It 
shows the general location, distribution, and intensity / density of land uses in South San Francisco and is a 
graphic representation of the land use policies contained within the General Plan. During 2020, the City of South 
San Francisco hosted a series of community meetings to evaluate three alternatives for the City and develop a 
General Plan Land Use Map (preferred alternative) as shown below. 
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#017
Posted by Olga Perez on 04/25/2021 at 2:40am [Comment ID: 2038] - Link
Type: Suggestion
Agree: 2, Disagree: 0

Medium density height limits would not be appropriate in this area of Airport, as the
heights of medium density developments would intrude in Old Town neighborhood and
residents. Low density developments are more appropriate and suitable for this area.
Citizen concern throughout ShapeSSF was height of developments in Old Town area.
Medium density height developments are more suitable to the north of Linden/Airport,
as it is close to Hwy 101 entrance/exit and would not be intrusive to single family home
residents. This area is also in need of improvements, currently with closed businesses
and empty lots, and hill in background, not intruding in single family residences.
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5  Land Use Policy Framework 

Citywide Land Use Goals and Policies 
Goal: Complete 20-minute neighborhoods, where residents can access most of their 

everyday needs within a short walk, bike, or transit trip.  
• Support a network of vibrant mixed-use activities centers located throughout the 

city. 
• Improve walk, bike, and transit travel in complete neighborhoods. 
• Facilitate the construction of new mixed-use neighborhoods in Lindenville and 

East of 101 that are well connected to services, transit, amenities, public buildings, and parks and 
recreational facilities.  

• Improve access to healthy foods by encouraging development of community gardens, allowing food 
“pop-ups” and mobile vendors throughout the city, encouraging siting of grocery stores and markets in 
areas where residents lack convenient access to healthy food, and supporting and expanding the South 
San Francisco Farmers’ Market. 

• Maintain and expand public facilities and services to better support the community, including schools, 
libraries, utilities, and recreational spaces. 

• Promote opportunities for new childcare and pre-K facilities by encouraging mixed-use development, 
revising the zoning code, and coordinating with public institutions to maximize resources. 

• Ensure new specific plans or master plans developed for new neighborhoods in East of 101 and/or 
Lindenville plan for neighborhood or community parks.  
 

Goal: Transit-oriented communities near transit centers that mix high quality 
development, affordable housing, and improved mobility options.  

• Site new housing, mixed use, and employment uses near transit centers to 
minimize reliance on personal automobiles. 

• Evaluate implementation of “mobility hubs,” places where different travel 
networks, including walking, biking, transit, and shared mobility, meet and 
provide convenient connections to destinations at the Caltrain Station and South 
San Francisco BART Station, the South San Francisco Ferry Terminal. 

• Develop strong pedestrian and bicycle connections to and/from transit via pedestrian-oriented building 
design, creating safe and convenient road crossings, and providing street furniture and amenities. 

• Develop community gathering spaces, including plazas and pocket parks, near mobility hubs. 
 

Goal: A diverse range of housing options that create equitable opportunity for people of all ages, 

races/ethnicities, abilities, socio-economic status, and family types to live in South San Francisco.  
• Actively facilitate adding affordable and workforce housing in all South San Francisco neighborhoods 

equitably, including on sites like the former Foxridge school site. 
• Maximize opportunities for residential development through infill and redevelopment of vacant parcels. 
• Encourage a variety of housing types developed at a range of densities to equitably serve varying 

household types, including, but not limited to, single-family attached and detached, accessory dwelling 
units, multi-family apartments, townhomes, duplexes, triplexes, quadplexes, and condominiums. 

• Facilitate housing for seniors, special needs groups, including the developmentally disabled, and non-
traditional family groups by requiring a diverse range of housing configurations that are ADA compliant 
and flexible. 

• Encourage development of housing types that support multi-generational households and 
opportunities to age in place. 

• Provide opportunities for live/work options to support a creative economy and meet the changing 
needs of work spaces. 
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• Allow housing development on sites used for institutional purposes, such as educational facilities and 
churches.  
 

Goal: A diverse supply of affordable housing options.  
• Continue to implement the City’s Inclusionary Housing Ordinance and State 

Density Bonus to encourage development of housing affordable to low-income 
households.  

• Develop regulations that encourage preservation and upkeep of existing 
naturally-occurring affordable housing (NOAH), such as rental protections for 
residents in NOAH units. 

• Explore expanded use of shared equity homeownership models, including community land trust to 
increase home ownership. 

• Evaluate an affordable housing overlay zone that permits increased heights and densities for 100% 
affordable housing developments.  

• Evaluate a transit-oriented communities (TOC) affordable housing incentive area within ½ mile of BART 
or Caltrain stops or ¼ mile of high frequency SamTrans stops (15-minute peak headways). 
 

Goal: Opportunities for residents to live in healthy and safe housing options 
and promote sustainability in housing development.  

• Provide residential property owners with resources to aid with 
financing seismic retrofitting of aging homes and soft-story buildings.  

• Encourage energy efficient building construction practices in all new residential development as well as 
retrofits of existing homes through financial incentives including pursuing LEED certification.  

• Develop housing near compatible land uses to minimize negative health impacts. 
• Promote maintenance and improvement of property through code enforcement in order to encourage 

investment and reinvestment in neighborhoods.  
• Require new multi-family development to provide amenity space (gyms, active spaces, outdoor open 

space, flex working spaces, etc.) which promote healthy living options. 
• Encourage new multi-family developers to provide convenient, walkable connections to nearby trails, 

transit, and open space to promote active lifestyles. 
 

Goal: Spaces for research and development, life sciences, and high-tech employment 
opportunities and operations. 

• Foster continued coordination with major R&D and tech landowners in future 
planning efforts. 

• Allow and attract innovative and emerging technology businesses to South San Francisco through 
flexible use and zoning requirements. 

• Maintain vehicular infrastructure and improve circulation to accommodate the unique demands for 
research and development and hi-tech workplaces.  
 

Goal: Opportunities for industrial, manufacturing, and warehousing, in Lindenville and 
East of 101.  

• Establish flexible development standards (including FAR) that allow industrial 
uses to make building improvements and change with market conditions.  

• Develop a program to preserve production, distribution, and repair (PDR) businesses within specific 
clusters. 

• Encourage development of non-polluting industries that are not major sources of air, water, or noise 
pollution. 

018

019
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#018
Posted by Olga Perez on 04/30/2021 at 1:02am [Comment ID: 2628] - Link
Type: Love!
Agree: 1, Disagree: 0

Suggest affordable and senior housing near resource centers and hospital 
(County offices on Huntington and Kaiser on ECR).

#019
Posted by Antonio on 04/15/2021 at 7:40pm [Comment ID: 2008] - Link
Type: Suggestion
Agree: 1, Disagree: 0

The housing overlay units are a big concerning due to the increased heights and
capacity of buildings. I would request that an evaluations are presented for community
comment. Thanks
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7  Land Use Policy Framework 

• Continue to provide efficient permitting and transparent development processes to ensure City 
government is friendly to industrial development. 

• Seek funding to finance cleanup and redevelopment of contaminated sites. 
• Limit the introduction of new commercial and other non-residential uses in areas designated as Mixed 

Industrial High in order to preserve land for industrial uses. 
• Maintain vehicular infrastructure and improve circulation to accommodate vehicular transportation 

needs for industrial land uses, including logistics and warehousing land uses.  
• Maintain an up-to-date truck routes map that minimizes exposures to sensitive land uses. Manage truck 

idling in new residential neighborhoods in Lindenville and East of 101. 
 

Goal: A diverse economy and range of businesses by maintaining, beautifying, 
and expanding spaces for neighborhood commercial, including retail, 
restaurants, and small offices.  

• Develop programs to support building upkeep and maintenance, signage, and façade improvements 
for neighborhood commercial and small businesses. 

• Formalize several local business associations to better coordinate with SSF Chamber of Commerce in 
addressing neighborhood or district-specific challenges. 

• Seek opportunities to intensify low-density strip malls and shopping centers into mixed-use 
communities that are accessible to transit options. 

• Support affordable and flexible commercial and industrial building space for new and emerging 
businesses. 
 

Goal: A network of attractive, pedestrian-oriented, human-scale and well-
landscaped streets and civic spaces throughout the city.  

• Study potential of financing public art and cultural programming in 
public spaces, along roadways, and along Colma Creek through the development of an Arts and 
Cultural Program. Facilitate a diverse and attractive pedestrian environment through the provision of 
street furniture, lighting, and other amenities. 

• Maintain and protect unique public views of the city, the bay, and local landmarks from major 
thoroughfares and hillside open spaces.   

• Encourage street trees along streets and public spaces that provide shade, attractive landscaping, and 
contribute positively towards climate mitigation and adaptation. Improve existing and create new 
plazas and public gathering places throughout the city.  

• Improve the public realm along Colma Creek to beautify the city and enhance as a recreational amenity. 
• Ensure all new developments, public infrastructure and facilities, and transit infrastructure meet ADA 

accessibility standards. 
• Improve pedestrian connections and sidewalk infrastructure across the city, especially between 

residential and commercial areas. Ensure adequate infrastructure and utility services (electricity, water, 
internet) for all future development. 

 

Goal: High level of quality in architecture and site design in all renovation and 
construction of buildings.  

• Update the city-wide Design Review Guidelines and Standard Development 
Conditions documents to incorporate emerging building design practices and a 
streamlined design review process. 

• Provide visual interest to buildings and add to people’s experience of South San 
Francisco as an interesting and inviting place. 

• Require high-quality, long-lasting building materials on all new development projects in the city. 
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• Require building design that creates walkable and inviting spaces, such as locating parking behind 
buildings, allowing for outdoor plazas and dining, and locating building frontages in close proximity to 
the sidewalk edge, where appropriate. 

• When possible, orient multi-family buildings to face streets, public spaces, or shared private spaces. 
• Create location specific guidelines that help to reinforce the character of a neighborhood, such as the 

industrial history of Lindenville. 

 
Goal: Collaboration with new private development to take collective action to achieve 

plan goals.   
• Continue to update and refine the community benefits framework that requires 

project developers to contribute to community goals and amenities, including 
parks and public spaces, affordable housing, and transportation demand 
management. 

• Continually update new construction and retrofit guidelines for green buildings.. 
• Incentivize developers to build affordable housing near transit stations via density bonuses. 
• Reevaluate the City’s commercial linkage fee after the adoption of the General Plan Update.  
• Through community benefits agreements, require non-residential development projects East of 101 to 

provide publicly accessible, private open space as part of their site plan.  
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9  Land Use Policy Framework 

Planning Sub-Areas Framework 
While the Citywide policies are expected to be applied throughout all of South San Francisco, many local 
interventions and actions are needed on a smaller scale to address issues and concerns unique to certain 
neighborhoods. Using the sub-areas previously identified in the Neighborhood Subareas Existing Conditions 
Report (2019), additional goals and policies have been crafted that respond to community feedback gathered 
during the engagement process. The intention is that these sub-area policies will augment citywide goals and 
policies.  
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Downtown 
The Downtown sub-area is located in the heart of the city, between Lindenville and Sign Hill. The area includes a 
broad mix of land uses, but residential accounts for 70% of land area. Park space is extremely limited, with only 
two parks (the City Hall Tot Lot and the Cypress and Pine Park) accounting for less than a half-acre. Downtown 
contains the city’s two historic retail corridors, Grand Avenue and Linden Avenue. Each is defined by zero setback 
buildings with lively storefronts, but each is relatively short, lasting only a few blocks. The sub-area includes a 
large concentration of locally-designated historic landmarks, particularly along Grand Avenue, and the Grand 
Avenue Commercial Historic District, among other cultural and historic resources. Downtown houses just under 
one-fifth of the City’s entire population, and its residents are far more likely to be under 18, far less likely to be 
over 65, and more likely to identify as Hispanic/Latino compared to citywide averages. 

Community Feedback  
The following list include key ideas heard from community members that have guided development of this 
policy framework: 

• Celebrate the history, culture, and diversity of the Downtown and its residents and maintain Downtown 
as the heart of the community. 

• Maintain small, culturally diverse businesses along Grand Avenue, Linden Avenue, and Downtown.  
• Protect existing Downtown and Old Town residents and businesses from the impacts of neighborhood 

displacement. 
• Preserve existing affordable housing and increase affordable housing supply. 
• Better connect Downtown to Colma Creek, Lindenville, and East of 101 with enhanced bicycle, 

pedestrian, and public transit networks. 
• Be strategic about the amount and pace of growth in Downtown to minimize impacts on existing 

Downtown residents. 
• Create new places for recreation and gathering, including a community center.  
• Maintain existing and find creative opportunities to expand and improve access to parks and open 

spaces. 
• Limit land use change in the Downtown area to address the impacts of neighborhood gentrification. 
• Distribute high-density and mixed-use housing in other areas that have not experienced as much 

housing growth in recent years as Downtown, like El Camino Real, East of 101, and around BART 
stations. 
 

Vision Statement 
Downtown is a home and gathering place to people of different income levels, races, and ethnicities. It is a 
center of art and culture, small and local business, housing, and transit that embrace the entire community. It 
celebrates the culture and history of the Downtown and of its residents. New growth is balanced with policy, 
action, and investment to protect vulnerable residents, homes, and businesses from displacement, allowing 
them to sustain roots in the community. New community gathering spaces provide opportunities for existing 
and new residents to connect and interact. 

Guiding Policy: Support existing neighborhood commercial and provide opportunities to expand commercial 
Downtown. 

• Reinforce Downtown as a dining and retail destination for all, maintaining the cultural diversity of 
businesses and allowing and encouraging outdoor dining in the public right of way. 

• Continue to provide assistance to support small locally-owned businesses and develop a mechanism to 
support building upkeep and maintenance, signage, and façade improvements for Downtown 
businesses. 

020021
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#020
Posted by Cooper Blauck on 04/14/2021 at 7:16pm [Comment ID: 2000] - Link
Type: Suggestion
Agree: 2, Disagree: 0

what about protecting the charm of downtown SSF ? all you are building are ugly
modern multi story units, none of what is being built fits into the ascetic of "old ssf" . it is
a shame, I grew up but the charm of ssf is no longer.

Reply by Olga Perez on 04/30/2021 at 12:05am [Comment ID: 2626] - Link
Type: Love!
Agree: 1, Disagree: 0

I wholeheartedly agree! 
The high rise building complexes have destroyed the character of
Downtown/Old Town área and built without consideration to its charm and
historical significance, intruding into single family home residents by obstructing
natural sunlight and view.

There are more appropriate areas for development of buildings with these
heights.

This area has also unfairly taken the brunt of biotech market rate housing needs
and cannot now take any additional load in meeting the non market rates.

Area is overwhelmed with overbuilding, congestion and over populated.
It is best to research other land areas for meeting housing needs.
 
It is unfair to place entire burden on Downtown area.
It affects our quality of life.

#021
Posted by Cooper Blauck on 04/14/2021 at 7:14pm [Comment ID: 1998] - Link
Type: Suggestion
Agree: 0, Disagree: 0

Here is an idea - stop building!  plenty of cities in the Bay Area are not building new
hosing bc their cities are congested.  more people & more cars dont make for a great
city.

#022
Posted by Olga Perez on 04/30/2021 at 1:21am [Comment ID: 2633] - Link
Type: Suggestion
Agree: 1, Disagree: 0

Housing near Mission Road is also appropriate area as it will not directly impact single
family residences and near BART, grocery store, laundromat and Kaiser hospital 
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#023
Posted by Olga Perez on 04/30/2021 at 1:16am [Comment ID: 2630] - Link
Type: Love!
Agree: 1, Disagree: 0

Downtown/Old Town area has taken the brunt of high rise buildings and further
developments will only further destroy the character and historical charm. 
There was a lost opportunity in requiring affordable units from developers in the
Cadence complexes and now with attempts to meet affordable unit requirements will
further overload area, and deny other ssf residents of affordable units if other areas not
considered in meeting affordable housing.
Affordable housing needed throughout all SSF.
Unfair to place entire load of housing needs, market and non-market rate, on
Downtown area.

#024
Posted by Olga Perez on 04/30/2021 at 1:18am [Comment ID: 2631] - Link
Type: Love!
Agree: 0, Disagree: 0

Love strategic considerations!!
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11  Land Use Policy Framework 

• Incentivize retention of commercial spaces affordable for community-based organizations through 
development requirements. 
 

Guiding Policy: Celebrate the history and culture of Downtown and its residents through arts and cultural 
resources. 

• Explore establishing an Arts and Cultural District in Downtown and Lindenville to support artists and 
creative businesses.  

• Incentivize growth of commercial spaces suitable and affordable for makers and artists through 
development requirements and community benefits. 

• Strengthen Downtown’s cultural identity by marketing and branding art, public spaces, wayfinding 
signage, community markers, and other informational signage in culturally-relevant ways. 

• Protect historic buildings and the local building fabric in the Downtown through adaptive reuse and 
other strategies. 

• Encourage property owners to beautify alleys, corridors, and passages between buildings to create a 
safe and distinct environment for pedestrians and to better connect people throughout Downtown.  

• Develop Downtown gateway elements. 
• Encourage community events and programming Downtown, including youth activities and 

opportunities for cultural programming. 

 
Guiding Policy: Promote new residential, mixed use, and employment uses to add business patrons and 
residents in order to create a sustainable and thriving Downtown, while maintaining a scale and character that is 
complementary to existing uses. 
 

• Continue to implement the Downtown Station Area Specific Plan. 
• Create a new mixed use residential neighborhood centered along Colma Creek within a short walk of 

Downtown amenities and services that provides a range of housing types for all income levels and 
household groups. 

• Focus housing growth around the Caltrain Station and along Airport Boulevard. 
• Encourage flexibility in allowing developers to aggregate parcels. 
• Create a development incentive program for Downtown that addresses the Downtown and Old Town’s 

most important needs. 
• Be strategic about the amount and pace of growth in Downtown to minimize impacts on existing 

Downtown residents. 

 
Guiding Policy: Create new opportunities to live Downtown and protect existing residents against threats of 
displacement. 

• Protect existing residents from displacement by preserving existing affordable housing and naturally-
occurring affordable housing and increasing assistance for renters. 

• Leverage South San Francisco’s inventory of publicly-owned land to support housing affordability. 
• Explore community land trust and/or other shared equity homeownership models to expand 

homeownership in Downtown. 
• Encourage development of moderate density housing types to increase the supply and diversity of 

housing in the Downtown. 

 
Guiding Policy: Focus new improvements on Grand Avenue and Linden Avenue to return these historic 
corridors to once again being the focus of the community. 

• Implement improvements to create a more connected and accessible network of inclusive, high-quality 
public open spaces Downtown. 

025

026

Page 23SSFGPU_LUFramework_2021_0311_clean.pdf Printed 08/05/2021



#025
Posted by Olga Perez on 04/30/2021 at 1:42am [Comment ID: 2637] - Link
Type: Love!
Agree: 1, Disagree: 0

Downtown/Old Town area is already over built and burdened  with new development.
Moderate density housing should be option in other areas of SSF.
It is unfair to place entire burden of housing needs and RHNA mandates on only ONE
area, with exception of one housing complex on Chestnut.
Furthermore, Downtown area holds historical significance to SSF and should be
preserved!

This reason alone should be sufficient for preserving area. 
Focus should be directed in assisting current business and residential owners in
maintaining and upgrading properties in order to preserve historical value of properties
and help in beautification efforts 

#026
Posted by Olga Perez on 04/30/2021 at 1:28am [Comment ID: 2635] - Link
Type: Still True
Agree: 1, Disagree: 0

Further high rise buildings along Airport Blvd will impact the historical charm and
character of Old Town and would definitely intrude on single family residences.

The most southern tip of Airport is appropriate as it’s now being almost complete and
being close proximity to Hwy 101 entrance.

The farther northern tip past Linden towards entrance to Hwy 101 is appropriate for
same reasons, but not on Airport from Lux to Armour.
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Guiding Policy: Construct safe, comfortable, and accessible pedestrian and bicycle facilities that invite people 
of all ages and abilities to access Downtown amenities and services, Caltrain, Colma Creek and employment in 
East of 101 and Lindenville. 

• Improve the streetscape along Grand Avenue and Linden Avenue by incorporating seating, lighting, 
street trees, and other street furniture through the adoption of design guidelines. 

• Improve connections from Downtown to East of 101, the Caltrain Station, and Colma Creek by adding 
directional signage and improving signage and other street amenities. 

• Transform Colma Creek into a walkable amenity by improving sidewalk conditions and incorporating 
lighting, public art, street furniture, street trees, and landscaping. 
 

Guiding Policy: Create new, accessible open space types and amenities that will accommodate the physical 
and social needs of users of all ages and abilities. 

• Develop pocket parks and public plazas to improve connections to public gathering places. 
• Explore opportunities to create additional Downtown community spaces. 
• Seek opportunities to adapt vacant industrial or commercial properties into City facilities, including 

recreational amenities, preschools, and community centers. 
• Designate a site for a new park on the block bounded by Railroad Avenue, Spruce Avenue, Colma Creek, 

and Linden Avenue. 
 

Guiding Policy: Foster contextual building design and development that benefits residents. 
• Ensure new buildings are developed at a scale and in a character compatible with Downtown’s existing 

historical and physical context. 
• Require context-sensitive design for new buildings developed along Colma Creek, such as orienting 

windows and building entrances towards the Creek and employing height stepbacks and building 
setbacks. 
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13  Land Use Policy Framework 

El Camino Real 
The El Camino Real sub-area is the central corridor of the city, extending more than two and a half miles from 
northwest to southeast. It is one of the more mixed-use areas in the city, though retail is the most frequent use. It 
contains approximately one-tenth of the city’s entire population, and its residents are less likely to be children 
and more likely to be seniors.  

Community Feedback  
The following list includes key ideas heard from community members that have guided development of this 
policy framework: 

• Transform into a destination for people and not just a thoroughfare for cars  
• Develop more housing, particularly for families earning low- and moderate-incomes relative to area 

median income  
• Improve pedestrian, bike, and transit infrastructure along El Camino and to/from the corridor  
• Better connect El Camino to Colma Creek, Downtown, Lindenville, and East of 101 with enhanced 

bicycle, pedestrian, and public transit networks  
• Create more public parks and open spaces  
• Develop high density affordable and middle-income housing  
• Strong desire to see the vision become a reality  
• Maintain existing General Plan land use designations for Country Club Park and the sites of the former 

Fox Ridge and Serra Vista schools  
• Create three distinct mixed-use centers along El Camino to create distinct activity centers  
• Allow higher density residential and mixed use around the South San Francisco BART station compared 

to what is allowed now  
• Create opportunities for more housing, including housing available to people earning low- and 

moderate-incomes relative to area median income  
 

Vision Statement 

A dynamic and re-envisioned boulevard that is a safe and healthy place for transit riders, pedestrians, and 
cyclists, with a diverse mix of commercial and residential, and open space uses.  

Guiding Policy: Produce a range of housing types for different income levels and household types along El 
Camino Real. 

• Ensure a mix of affordable and market rate housing on El Camino, targeting the creation of 3,500 
housing units. 

• Develop high-density housing on sites designated as Urban Residential, which emphasizes higher-
density, multi-family residential development.  

• Encourage flexibility in allowing non-residential developers to aggregate parcels. 
• Encourage developers along El Camino Real to use State and City inclusionary housing programs to 

develop housing for different income levels and household groups. 
• Remove ground floor retail requirement along the corridor to allow for residential-only buildings. 
• Leverage publicly-owned land, for future housing development. 

 

027
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030
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#027
Posted by Anonymous on 04/15/2021 at 8:29pm [Comment ID: 2009] - Link
Type: Suggestion
Agree: 0, Disagree: -1

This is too much development for communities in this area. Residents have already
experienced traffic congestion, street closures, excessive noise due to construction
vehicles, pollution due to construction, and limited use of Orange MemorialPark during
the El CaminoReal/Chestnut Avenue project. It is unfair to burden communities already
impacted, like Chestnut Avenue residents in the Sunshine Gardens community, any
further.
It is suggested that the distribution of these projects be more equitable. 

#028
Posted by Olga Perez on 04/30/2021 at 1:46am [Comment ID: 2639] - Link
Type: Love!
Agree: 1, Disagree: 0

Connection also needed from ECR to Westborough neighborhood. It would be ideal to
have safe pedestrian lane from ECR to Westborough park. 

#029
Posted by Anonymous on 04/15/2021 at 9:41pm [Comment ID: 2012] - Link
Type: Suggestion
Agree: 0, Disagree: 0

The development at El Camino Real/ Chestnut Ave. has already impacted the
community. Trucks speed down Chestnut Avenue making it impossible for senior
citizens and children to cross the street safely to enter Orange Memorial Park. Time
variances for early morning construction vehicle trips down Chestnut Ave. made it
impossible to sleep, and frequent traffic made work from home difficult during the day. 
It is suggested that future housing projects should be done equitably across South
SanFran and not impact the same communities.

Reply by Olga Perez on 04/30/2021 at 12:57am [Comment ID: 2627] - Link
Type: Love!
Agree: 1, Disagree: 0

I agree, Downtown SSF has taken the brunt of high rise buildings and the
consequences have been enormous, starting with disturbing historical charm
and beauty and complexes out of character for this area.
The senior complex on Miller has violated any human empathy towards
residents on either side and in rear.
Housing needs should be accomplished with more reasonable and practical
planning while not entirely destroying entire communities, especially one that
holds historical value.

It is also unfair to place entire load in one area of Downtown. I agree Chestnut
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new complex is out of character with size and height. 

Other cities are not destroying character of communities nor see such fierce
over building.

#030
Posted by Anonymous on 04/15/2021 at 9:11pm [Comment ID: 2010] - Link
Type: Suggestion
Agree: 0, Disagree: 0

Three thousand five hundred are too many housing units. It appears that the
communities in this area are being asked to single-handedly meet the RHNA
requirements by 2023. Residents moved to these communities rather than SF because
they wanted the quieter, slower-paced lifestyle of a low-density, primarily single-family
community. It is suggested that you consider the impact of too much development on
the communities in this area.
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Guiding Policy: Develop the South San Francisco BART Station as a mixed-used hub and work closely with 
BART to coordinate on land use changes and development near the Station. 

• Revise the South San Francisco BART Transit Village Plan (2001) to accommodate higher-density mixed-
use development at and around the immediate station area and maintain minimum residential 
densities. 

• Encourage a mix of residential, personal services, restaurants, markets and grocery stores, small offices, 
retail, entertainment, and places for gathering.  

• Work with BART to develop a traffic and parking study for the South San Francisco BART station to 
identify opportunities for district parking and eliminating overflow parking into nearby residential 
neighborhoods. 

• Work with BART to conduct studies to determine the feasibility of developing the surface parking lot on 
Mission Road into another use. 

• Allow the addition of higher intensity residential uses on current big box and shopping centers north of 
the BART Station. 

• Prepare a station area access plan for the South San Francisco BART Station. 
 

Guiding Policy: Create pedestrian-oriented, mixed-use centers with concentrated activity at the El Camino 
Real/Chestnut Avenue area. 

• Develop a mixed-use hub at the El Camino Real/Chestnut area with a mix of residential, personal 
services, restaurants, markets and grocery stores, small offices, retail, entertainment, and places for 
gathering.  

• Develop the retail center located east of Chestnut Avenue and El Camino Real as an activity center with 
high-density mixed-use development featuring affordable housing and retail options. 

• Reduce the maximum allowable building heights in the Chestnut Avenue corridor, but not the allowable 
residential densities. 
 

Guiding Policy: Develop a mixed-use hub at the South Spruce Avenue Area with a mix of residential, personal 
services, restaurants, markets and grocery stores, offices, hotels, educational uses, retail, public and institutional 
uses, entertainment, and places for gathering.  

• Preserve and enhance a core of the areas as vibrant, neighborhood shopping destination while allowing 
office, life sciences, and biotech development in the South Spruce Avenue Area. Create a publicly 
accessible open space on the site. 

• Prioritize residential uses along Huntington Avenue and Noor Avenue to create activity and support 
commercial uses. 

• Increase maximum allowed densities near the intersection of South Spruce Avenue and El Camino Real 
to accommodate higher-density mixed-use development at and around this intersection. 

• Develop a mixed-use hub that balances both commercial and residential use on the southwest side of 
El Camino Real and South Spruce.  

• Create new connections to the Centennial Way Trail in the South Spruce Avenue Area.  
 

Guiding Policy: Encourage mixed-use development along El Camino Real and support businesses 
development along the corridor.  

031

032

033
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#031
Posted by Anonymous on 04/15/2021 at 10:57pm [Comment ID: 2014] - Link
Type: Suggestion
Agree: 0, Disagree: 0

The El Camino Real/Chestnut complex already provides sufficient housing. It is unfair
to put additional housing instead of the existing retail space on Chestnut Avenue. The
residents on Chestnut Avenue in the Sunshine Gardens community should not be
targeted unfairly for all this development. In addition to all this housing, a Community
Center, Library, Police Station are being built. This is inequitable. The traffic, excessive
noise, pollution, impact on utilities and sewer systems, crowding, and loss of local,
small retail stores and shopping centers will harm residents' quality of life. Please
consider the impact this is having on this community.

#032
Posted by Olga Perez on 04/30/2021 at 1:57am [Comment ID: 2641] - Link
Type: Suggestion
Agree: 0, Disagree: 0

Biotech development with its known impacts on communities should not be allowed in
this area.

#033
Posted by Anonymous on 04/15/2021 at 11:02pm [Comment ID: 2016] - Link
Agree: 0, Disagree: -1

Building heights should be reduced. In fact, due to excessive and inequitable building in
this community, no additional building should take place at all. More green space is
needed not buildings.
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15  Land Use Policy Framework 

• Develop the SFPUC site off Mission Road as high-density, mixed-use housing and public recreation 
space that features community resources and attractive housing options. 

• Allow mixed-use development, including housing and non-residential uses, along Mission Road. 
• Develop Winston Manor Center (southwest corner of El Camino Real and Hickey Boulevard) as a mixed-

use hub that balances both commercial and residential use and retains its grocery store.  
 

Guiding Policy: Develop a quality public realm along El Camino Real and ensure appropriate transitions to 
nearby neighborhoods. 

• Continue to provide assistance to support small locally-owned businesses and develop a mechanism to 
support building upkeep and maintenance, signage, and façade improvements for El Camino Real 
businesses. 

• Transform El Camino Real into a boulevard with streetscape enhancements, including street furniture, 
signage, consistent landscaping on medians, and public art that enhance the appearance of the 
corridor.  

• Where feasible, widen sidewalks in areas with active ground floor uses and institutional uses to 
encourage pedestrian activity and allow for more space for seating, trees, and landscaping. 

• Require development projects along El Camino Real to use architectural transitions, such as setbacks, 
transitions in building height, and landscaping, to adjacent residential properties. 
 

Guiding Policy: Improve new pedestrian and bicycle connections between adjacent residential 
neighborhoods and El Camino Real. 

• Develop the SFPUC site with strong pedestrian and bicycle connections between the Sunshine Gardens 
sub-area and El Camino Real. 

• Improve existing and create new connections to Colma Creek from El Camino Real on public rights-of-
way. 

• Where feasible, employ median refuges, highly visible crosswalks, and flashing beacons to improve 
safety of El Camino Real crossings. 

• Add wayfinding signage to improve connections to the South San Francisco BART station, Colma Creek, 
and the Centennial Way Trail. 

 

Guiding Policy: Support opportunities for new recreational spaces that offer public services, entertainment 
options, and open space.  

• Develop the Community Civic Campus with institutional uses and public spaces. 
• Develop outdoor programming and cultural events at the public space in front of the Civic Center 

Campus. 
• Encourage new development to incorporate public art, public plazas, seating, and gathering spaces 

along the El Camino Real corridor. 
• Use developer fees to improve Colma Creek, the Centennial Way Trail, and streetscape conditions along 

the El Camino Real corridor. 
• Coordinate with Cal Water to purchase or lease land along Chestnut Avenue and Colma Creek to 

expand Orange Park.   

034
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#034
Posted by Olga Perez on 04/30/2021 at 2:00am [Comment ID: 2644] - Link
Type: Love!
Agree: 1, Disagree: 0

Proximity to Bart, grocery store and Kaiser makes this ideal location 
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East of 101 
The East of 101 sub-area covers all parts of the city that lie to the east of Highway 101. By far the largest sub-area, 
it covers over 1,600 acres and is defined by large parcels. The area is primarily employment-generating use and 
includes office, R&D, biotech, logistics, and other industrial uses. It currently contains no residential uses, but a 
large majority of the city’s employment uses, in addition to multiple hotels and over 50 acres of parks and open 
space.  

Community Feedback  
The following list include key ideas heard from community members that have guided development of this 
policy framework: 

• Create residential and mixed-use neighborhoods near the Caltrain station  
• Develop housing affordable to people earning a variety of income levels  
• Ensure appropriate services and amenities to support new residential and employment growth  
• Continue to encourage a mix of life science, biotech, technology, and industrial businesses  
• Emphasize sustainability and resilience, particularly in relation to climate change and sea level rise  
• Improve connections to the East of 101 areas, including new streets, public transportation, and 

pedestrian and bike networks  
• Ensure benefits of growth are broadly shared 
• Add new parks and open spaces to support employees, future residents, and current city residents  
• Retain industrial land uses to support business diversity  
• Support high-density mixed-use development near the South San Francisco Caltrain station and along 

US 101, adding residential, community amenities, and services  
• Ensure intensified commercial and industrial uses do not overburden transportation system and 

infrastructure, including reduced parking requirements, incentives to use multi-modal transportation, 
investment in transit systems, and more. 
 

Vision Statement 
East of 101 is a well-connected innovation district with a diverse mix of uses that serves as a model of 
sustainability, resilience, multimodal mobility, and economic opportunity.  

Guiding Policy: Create a new transit-oriented community with a diverse mix of uses and places and 
programming to inspire creativity and social interaction that welcome all South San Francisco residents. 

• Create a specific or master plan for the Caltrain Station and surrounding mixed-use area following 
adoption of the updated General Plan. 

• Promote density and mix of transit-oriented uses adjacent to the Caltrain Station and along South 
Airport Boulevard.  

• Develop a retail, restaurant, and mobile vendors strategy to support diverse populations. 
• Implement public realm improvements to improve accessibility to the Caltrain Station. 
• Introduce a new, connected park and open space system that includes:  

o A public park to serve new residents living near the Caltrain Station. 
o A new Colma Creek linear park featuring walking and cycling paths. 
o A recreational greenway between Airport Blvd and Littlefield Ave. 
o A recreational greenway between Forbes Blvd and Oyster Point Blvd that extends into the 

Genentech Master Plan Area and connects to the San Francisco Bay Trail. 
o Pedestrian connections that connect East of 101 with Downtown and Lindenville.  

035
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#035
Posted by Olga Perez on 04/30/2021 at 2:12am [Comment ID: 2646] - Link
Type: Question
Agree: 1, Disagree: 0

Continuing to encouraging more biotech development will only further increase the
demands of housing and traffic.
Consideration for all SSF and in particular neighborhood residents mostmy affected
should be a priority before considering further development in SSF.
SSF has taken a toll from biotech and the consequences should be considered.

What are the benefits of biotech and its continued growth for each and every SSF
resident? 
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17  Land Use Policy Framework 

• Coordinate with the South San Francisco Unified School District and public services, including the 
South San Francisco Fire Department and the South San Francisco Police Department, to ensure public 
services can accommodate growth impacts of new development in the East of 101 area.  

• Encourage hotels within walkable distance of the Caltrain Station. 
• Introduce shared, district parking facilities to support visitors and employees.  

 

Guiding Policy: Ensure sufficient housing is built to provide for a range of housing types for different income 
levels and household types and that sustains services and amenities to support residents and businesses. 

• Ensure a mix of affordable and market rate housing East of 101. 
• Designate residential priority sites, which require a specific amount of future development projects be 

dedicated to residential land use. 
• Leverage publicly-owned land, including Caltrans owned parcels for future housing development. 
• Incentivize developers to build affordable housing near the Caltrain Station via density and height 

bonuses beyond State-required bonuses. 
• Remove parking minimums.   

 

Guiding Policy: Preserve the cluster of life sciences as an economic engine for the City and an international 
hub while blending new emerging industries into the district. 

• Encourage and facilitate development of life science, biotech, and office space in the East of 101 area. 
• Accommodate high-density corporate headquarters, research and development facilities, and office 

space in areas designated as Business Technology Park High. 

 
Guiding Policy: Preserve a cluster of industrial businesses as a hub for the region. 

• Preserve and grow industrial land uses in East of 101 in focused locations. 
• Minimize land use compatibility conflicts that discourage attraction and retention of production, 

distribution, and service and repair businesses in areas zoned for industrial use. 
• Adjust zoning and parking requirements as necessary to ensure reinvestment can occur in buildings 

while maintaining industrial uses. 
 

Guiding Policy: Allow additional development potential in exchange for community benefits. 

• Establish a development incentives program that allows additional development potential in exchange 
for community benefits. 

• Require access to privately-owned public spaces in new developments. 
• Evaluate increasing the jobs-housing linkage fee for non-residential development. 
• Work closely with developers in the Oyster Point Specific Plan and Genentech Master Plan areas to 

negotiate community benefits program and ensure the areas are developed in accordance with the 
adopted plans. 

• Develop incentives for a local hire policy. 
 

Guiding Policy: Steward the San Francisco Bay, Colma Creek, and its habitat. 

• Establish standards and guidelines for new construction within 250 feet of San Francisco Bay that 
support the health of the Bay, including:  

o Require no net new impervious areas; 
o Maintain (or increase) building setbacks to support habitat areas and adaptation; 
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o Require new construction to construct bioswales or similar features to treat runoff before it 
enters the creek; 

o Require low intensity lighting to reduce the amount of light reaching sensitive habitat;  
o Use a planting palette consisting of native species and non-native species that provide 

valuable resources for native wildlife; and  
o Require an assessment to consider wildlife impacts before approval to continue to protect 

special status of species 
• Establish standards and guidelines for new construction within 150 feet of the inner edge of the Colma 

Creek canal:  
o Require no net new impervious areas; 
o Maintain (or increase) building setbacks to support habitat areas; 
o Encourage new construction to construct bioswales or similar features to treat runoff before it 

enters the creek: 
o Use a planting palette consisting of native species and non-native species that provide 

valuable resources for native wildlife. 
• Develop a bird safe design ordinance to minimize the adverse effects on native and migratory birds and 

require new development East of 101 to incorporate design measures. 
• Maximize views of the Bay by orienting buildings towards the Bay and providing seating, recreational 

spaces, educational signage, and pedestrian infrastructure to maximize views, activation, and 
appreciation of the Bay. 
 

Guiding Policy: Maintain a well-connected and accessible district with high-quality transit and walking and 
biking paths that seamlessly connect East of 101 with Downtown, Lindenville, and the rest of the City 

• Require new residential neighborhoods near the Caltrain Station be developed with small block sizes to 
facilitate convenient vehicular and pedestrian connections through the neighborhood. 

• Finance sidewalk improvements to provide shade, street furniture, and other amenities for pedestrians 
to create an attractive public realm along corridors. 

• Prioritize roadway maintenance in the sub-area by developing a schedule in collaboration with Public 
Works. Where feasible, align this effort with new construction projects. 

• Improve pedestrian and bicycle infrastructure to provide convenient last mile connections to the San 
Francisco Bay Ferry Terminal.  

• Study potential for creating a roadway connection over US-101 to connect Lindenville with East of 101. 
 

Guiding Policy: Build in flexibility for East of 101, the San Francisco Bay shoreline, and Colma Creek to evolve 
over time, responding and adapting to climate disruption 

• Protect existing and future development by raising levees or seawalls through on-going collaboration 
with the US Army Corp of Engineers and the Continuing Authorities Program Study. 

• Implement the City’s sea level rise adaptation plan for the Oyster Point Marina and landfill.  
• Explore nature-based solutions appropriate for the South San Francisco shoreline to provide protection 

for the built environment and ecosystems. 
• Identify opportunities to introduce resilient infrastructure to address flooding. 
• Amend the applicable local codes to require flood-proof construction techniques that exceed the 

National Flood Insurance Program (NFIP)’s minimum requirements in special flood hazard zones and in 
areas anticipated to experience flooding due to climate change, including changing precipitation 
patterns and sea level rise. Require new development to account for sea level rise in all applications, 
identifying areas of a parcel subject to flooding, raising the base floor elevation, and setting back 
structures from the shoreline. 
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Guiding Policy: Minimize vehicle trips through parking requirements, Transportation Demand Management, 
and alternatives travel modes. 

• Evaluate development of a Transportation Management Authority (TMA) or other district governance.  
• Explore a vehicle trip cap for East of 101. 
• Update the City’s TDM ordinance. 
• Explore opportunities to integrate emerging, high-quality transit services into East of 101. 
• Evaluate implementation of “mobility hubs,” places where different travel networks, including walking, 

biking, transit, and shared mobility, meet and provide convenient connections to destinations at the 
Caltrain Station, South San Francisco BART Station, and the South San Francisco Ferry Terminal. 

• Study potential parking strategies for East of 101, including parking maximums, charging for parking, 
shared parking, and more.  
 

Guiding Policy: Harness the creativity of the district to create collaborative solutions to complex district 
challenges, such as sea level rise and traffic congestion. 

• Explore development of a Community Facilities District to finance district improvements.  
• Explore development of a district-wide fund with annual contributions from local businesses 

designated for roadway maintenance and repairs. 
• Develop a mechanism to support building upkeep and maintenance, signage, landscaping, 

placemaking elements, lighting, and façade improvements for businesses along S. Airport Boulevard. 
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Lindenville 
The Lindenville sub-area is located in the central southern portion of the city, adjacent to the Downtown sub-
area. It is in between Highway 101 and South Spruce Ave. The sub-area stretches over 400 acres and is largely 
industrial uses. It contains no residential units and no park acreage.  

Community Feedback  
The following list include key ideas heard from community members that have guided development of this 
policy framework: 

• Maintain small and diverse businesses, including industrial and service uses  
• Preserve industrial uses to maintain a base of higher-paying jobs that match skill sets of residents  
• Incorporate housing and affordable housing into the vision for the area  
• Emphasize quality of life improvements to create a complete neighborhood near Colma Creek, 

including pedestrian and bike improvements, new parks, and open space. 
• Consider the impacts of future growth, including potential displacement and traffic impacts, on 

Downtown, Orange Park, and other surrounding areas 
• Transform Colma Creek into a public amenity  
• Transform area around Colma Creek into a vibrant, mixed-use neighborhood  
• Maintain industrial uses in Lindenville and provide opportunities for these businesses to grow and 

change over time  
• Reduce the residential mixed-use area size along Colma Creek to maintain a larger area for businesses  
• Assess adding housing near Tanforan Avenue and the San Bruno BART station  
• Distribute most high-density and mixed-use housing in other areas like El Camino, East of 101, and 

around the South San Francisco BART station  
 

Vision Statement 
Lindenville is a vibrant and inclusive neighborhood that maintains a base of good paying jobs, promotes the 
creative economy, and creates a new residential neighborhood where all people can thrive. 

Guiding Policy: Create a new residential neighborhood centered along Colma Creek within a short walk of 
Downtown amenities and services that provides a range of housing types for different income levels and housing 
types. 

• Develop a master plan or specific plan for new mixed-use neighborhoods in Lindenville. 
• Ensure a mix of affordable and market rate housing in Lindenville. 
• Designate residential priority sites, which require a specific amount of future development projects be 

dedicated to residential land use 
• Require context-sensitive design for new buildings developed along Colma Creek, such as height step 

backs and building setbacks. 
• Encourage lot assembly to facilitate housing and mixed-use development in Lindenville. 
• Ensure residential land uses are buffered from heavy industrial uses and major roadways via 

landscaping, street trees, and attractive fences and walls. 
• Where possible, ensure the new residential neighborhood near Colma Creek is developed with small 

block sizes to facilitate convenient vehicular and pedestrian connections through the neighborhood. 
• Coordinate with the South San Francisco Unified School District and City public services, including the 

South San Francisco Fire Department and the South San Francisco Police Department, to ensure public 
services can accommodate growth impacts of this new development in Lindenville. 

036
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#036
Posted by Olga Perez on 04/30/2021 at 2:41am [Comment ID: 2648] - Link
Type: Suggestion
Agree: 1, Disagree: 0

There is opportunity to develop housing in areas of Mission Rd, ECR, Avalon,
Southwood, and Ponderosa as well as ADU’s and duplexes with consideration for
parking allowances in R-1 zones.

Consideration in these areas should be explored before Lindenville while at same time,
keeping load out of Downtown area.
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Guiding Policy: Expand living, working, and shopping options in Lindenville. 

• Create an active mixed-use corridor along South Spruce Avenue with retail, housing opportunities, 
gathering spaces, and amenities. 

• Encourage active ground floor uses along South Spruce Avenue in order to foster pedestrian activity 
along the corridor. 

• Improve the streetscape along South Spruce Avenue by incorporating seating, lighting, street trees, and 
other street furniture through the adoption of design guidelines. 

• Support retail and dining opportunities to serve employees in Lindenville. 
• Provide convenient connections to the node of amenities and services at El Camino Real and South 

Spruce Avenue. 
 

Guiding Policy: Transform Colma Creek and create new open spaces to provide opportunities for social 
interaction, recreation, flood protection, and urban ecology. 

• Transform Colma Creek into a walkable amenity by improving sidewalk conditions and incorporating 
lighting, public art, and street furniture, street trees, and landscaping. 

• Establish standards and guidelines for new construction adjacent to the Colma Creek canal:  
o Require no net new impervious areas; 
o Maintain (or increase) building setbacks to support habitat areas; 
o Encourage new construction to construct bioswales or similar features to treat runoff before it 

enters the creek: 
o Use a planting palette consisting of native species and non-native species that provide 

valuable resources for native wildlife. 
 

Guiding Policy: Support and preserve a core area of light industrial and service uses that provide good paying 
jobs for South San Francisco residents. 

• Minimize land use compatibility conflicts that discourage attraction and retention of production, 
distribution, and service and repair businesses in areas zoned for industrial use. 

• Buffer heavy industrial uses and light industrial uses, such as general services, light manufacturing, and 
storage uses from residential neighborhoods. 

• Preserve the existing “core” of industrial land uses south of Victory Avenue. 
• Limit non-industrial uses from locating in the Mixed Industrial High area. 
• Adjust zoning and parking requirements as necessary to ensure reinvestment can occur in buildings 

while maintaining industrial uses. 
 

Guiding Policy: Proactively support the industries, artists, institutions, and programs that spur the creative 
economy. 

• Explore an Arts and Cultural District in Downtown and Lindenville to support artists and creative 
businesses.  

• Incentivize growth of commercial spaces suitable and affordable for makers and artists through 
development requirements and community benefits. 

• Actively encourage affordable arts spaces through use classifications in the zoning code and 
streamlined permitting in the Industrial Transition Zone. 

• Allow for live/work industrial uses in a buffer area between the High Density Mixed Use neighborhood 
along Colma Creek and existing industrial uses to the south.  

• Allow lot assembly to allow businesses to grow and expand in Lindenville. 
 

037
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#037
Posted by Anonymous on 04/16/2021 at 12:06am [Comment ID: 2017] - Link
Type: Suggestion
Agree: 1, Disagree: 0

It is essential to focus on flood protection to protect homes and other buildings. Further,
flooding caused by construction changes would cause home and business insurance
prices to soar and taxes to increase due to FEMA flood zone changes. 
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Guiding Policy: Construct safe, comfortable, and accessible pedestrian and bicycle facilities that invite people 
of all ages and abilities with improved connections to Downtown, El Camino, and East of 101.  

• Provide connections from the High Density Mixed Use Neighborhood to Colma Creek and across Colma 
Creek to Downtown South San Francisco. 

• Incorporate street trees, lighting, and landscaping along roadways, prioritizing South Spruce Avenue, 
Linden Avenue, and Victory Avenue. 

• Provide lighting, seating, and public realm improvements along Colma Creek. 
• Develop a park to serve Lindenville residents near Colma Creek. 
• Improve sidewalk conditions, signage lighting, and street furniture along Tanforan Avenue, Colma 

Creek, San Mateo Avenue, and connections to Colma Creek and the Centennial Way Trail.  
• Study potential for creating an east-west roadway connection from Linden Avenue to South Spruce 

Avenue. 
• Study potential for creating a roadway connection over US-101 to connect Lindenville with East of 101. 
• Study potential to create a roadway connection from Linden Avenue to Maple Avenue. 
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Residential Sub-Areas 
The following residential sub-areas are not expected to undergo major changes over the General Plan horizon. 
These include: Avalon-Brentwood, Orange Park, Paradise Valley / Terra Bay, Sign Hill, Sunshine Gardens, 
Westborough, and Winston Serra.  

Avalon-Brentwood 
The Avalon-Brentwood sub-area is located at the southwestern edge of the City, between I-280 and El Camino 
Real. It is primarily single-family residential uses with several large institutional uses. Major public uses include 
Avalon Park, Baden High School, Brentwood Park, Ponderosa Elementary School, Zamora Park, and the City’s 
Main Library. The sub-area also surrounds Country Club Park, an unincorporated area. It contains just under 10% 
of the city’s entire population, and its residents are generally older.  

Vision Statement 
Avalon is a walkable, attractive, and safe neighborhood with a variety of housing options, accessible recreational 
amenities, and quality infrastructure. 

Guiding Policy: Ensure Avalon is a walkable, attractive, and safe neighborhood with a variety of housing 
options, accessible recreational amenities, and quality infrastructure. 

• Allow institutional uses, such as churches, to develop on-site housing. Encourage small-scale 
residential infill development in existing residential neighborhoods. 

• Improve lighting at local parks, including Avalon Park, Zamora Park, and Brentwood Park.  
• Improve street lighting coverage in Avalon. 
• Provide convenient connections to the node of amenities and services at El Camino Real and South 

Spruce Avenue. Coordinate with County of San Mateo to standardize infrastructure between the 
unincorporated area and the remainder of the city, including consistent sidewalks, roadways, and utility 
infrastructure.  

• Introduce clearer and more frequent signage along residential streets to prevent parking overflow from 
El Camino Real or major thoroughfares 
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Orange Park 
The Orange Park Sub-Area is located in the center of the City, adjacent to Downtown, Lindenville, Avalon, and El 
Camino Real. The Orange Park sub-area is split between single-family residential, public, and park land uses and 
contains its eponymous park. Park service is excellent. It contains just around 5% of the City’s entire population, 
and its residents are less likely to be over 65.  

Vision Statement 
Orange Park is a high-quality place to live, learn, work, and play, and residents have ample opportunities to enjoy 
South San Francisco’s recreational amenities, including Orange Park, Colma Creek, and the Centennial Way Trail.  

Guiding Policy: Promote a variety of housing options and ensure context sensitive transitions from El Camino 
Real and South Spruce Avenue. 

• Encourage small-scale residential infill development in existing residential neighborhoods. 
• Require context-sensitive design for new buildings along El Camino Real and South Spruce Avenue, 

including height transitions, rear setbacks, and use of visual buffers (e.g., landscaping, fencing) to 
provide appropriate transitions between new buildings and existing residential uses.  
 

Guiding Policy: Improve pedestrian connections, recreational amenities, and streetscapes in Orange Park. 

• Coordinate with Cal Water to purchase or lease land along Chestnut Avenue and Colma Creek to 
expand Orange Park.   

• Continue efforts to implement the Orange Memorial Park Master Plan. Continue to implement 
stormwater capture projects like the Orange Memorial Park updates to improve water quality and 
increase trash capture in the Colma Creek watershed.  

• Improve pedestrian and bicycle connections to the Centennial Way Trail, and to the El Camino Real and 
Downtown sub-areas. 

• Introduce clearer and more frequent signage along residential streets especially near major commercial 
hubs to prevent parking overflow from commercial areas or major thoroughfares. 

• Ensure pedestrian and bicycle crossings to South San Francisco High School are safe and well-marked. 
• Provide convenient connections to the node of amenities and services at El Camino Real and South 

Spruce Avenue. 
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Paradise Valley and Terrabay 
The Paradise Valley and Terrabay sub-area is located at the far northeastern edge of the city, located between 
Highway 101 and Sign Hill. It is primarily composed of single-family residential uses, parks and open space. The 
area includes a large PG&E-owned open space and the north face of Sign Hill. It contains just over 5% of the city’s 
entire population. Residents are less likely to identify as White alone and more likely as Asian or Pacific Islander 
compared to the citywide average. 

Vision Statement 
Paradise Valley/Terrabay is a scenic, safe, and livable neighborhood with convenient access to Downtown, retail 
and personal services, and open spaces.   

Guiding Policy: Ensure Paradise Valley/Terrabay is a safe and walkable neighborhood with convenient access 
to amenities. 

• Encourage small-scale residential infill development in existing residential neighborhoods. 
• Expand parks and open space, evaluating the PG&E corridor, the north face of Sign Hill, and the 

Terrabay Open Space. 
• Enhance pedestrian connections to the new mixed use commercial area near Linden Avenue and 

Airport Boulevard and to Downtown South San Francisco. 
• Limit development on steep slopes of the hillsides. 
• Improve pedestrian access to the San Bruno Mountains. 
• Improve street lighting coverage throughout Paradise Valley/Terrabay. 
• Create landscaping buffers and other buffers to limit reduce noise, visual and air quality impacts from 

US-101.  
• Beautify Peck’s subdivision with trees, and provide convenient connections to amenities on Linden 

Avenue. 

Guiding Policy: Improve Airport Boulevard as a gateway to the city. 
• Create an active mixed-use corridor along Airport Boulevard with retail, housing opportunities, hotels, 

and amenities. 
• Encourage active ground floor uses along Airport Boulevard in order to foster pedestrian activity along 

the corridor. 
• Improve the streetscape along Airport Boulevard by incorporating seating, lighting, street trees, and 

other street furniture through the adoption of design guidelines. 

  

Page 45SSFGPU_LUFramework_2021_0311_clean.pdf Printed 08/05/2021



City of South San Francisco General Plan Update   26 

Sign Hill 
The Sign Hill sub-area is located in the center of the city, just north of the Downtown sub-area. It is mostly single-
family residential and its signature park. It contains less than 5% of the city’s entire population, and its residents 
are generally representative of the city’s overall age and race/ethnicity profile.  

Vision Statement 
Buildings, streetscapes, open spaces, and the famous South San Francisco Hilltop sign imbue Sign Hill with 
character, and residents are easily able to access Downtown, open spaces, and amenities throughout the city. 

Guiding Policy: Ensure Sign Hill is a walkable, attractive, and safe neighborhood that maintains a variety of 
housing options.  

• Encourage small-scale residential infill development in existing residential neighborhoods. 
• Enhance pedestrian connections to the new mixed use commercial area near Linden Avenue and 

Airport Boulevard and to Downtown South San Francisco. 
• Preserve and protect open space on Sign Hill, and protect from fire hazard risk. 
• Improve pedestrian connections to Sign Hill. 
• Improve street lighting coverage throughout Sign Hill. 

  

Page 46SSFGPU_LUFramework_2021_0311_clean.pdf Printed 08/05/2021



27  Land Use Policy Framework 

Sunshine Gardens 
The Sunshine Gardens sub-area is located in the northwestern side of the city, north of El Camino Real and east 
of the Downtown and Sign Hill sub-areas. It is about three-quarters residential, including middle-density and 
multifamily residential. Major public uses include El Camino High School and Sunshine Gardens Elementary 
School. It contains just over 15% of the city’s total population, and its residents are generally representative of 
the city’s overall age profile.  

Vision Statement 
Sunshine Gardens is an attractive neighborhood that offers quality housing options, greenery and access to 
parks and recreational amenities, and convenient transportation connections to the wider South San Francisco 
community and region. 

Guiding Policy: Continue to encourage new residential infill development in proximity to the South San 
Francisco BART Station, Mission Road, and El Camino Real and develop new recreational amenities.  

• Work with San Mateo County to evaluate multi-family housing at their site along Mission Road. 
• Collaborate more closely with the South San Francisco Unified School District to make recreational 

facilities at El Camino High and Sunshine Gardens Elementary School more accessible to the 
community. 

• Monitor vacant and underutilized sites in Sunshine Gardens to consider for conversion into park 
facilities.  

• Develop a mechanism to support building upkeep and maintenance, signage, and façade 
improvements for businesses on Mission Road. 

• Encourage small-scale residential infill development in existing residential neighborhoods. 
 

Guiding Policy: Improve streetscapes and connections to the wider South San Francisco community. 

• Foster pedestrian and bicycle connections to the Civic Center Campus so Sunshine Gardens residents 
can conveniently access the Library, theater, community facilities, and open space to be developed on 
the site. 

• Identify streetscape improvement opportunities between Sunshine Gardens and regional hubs 
including BART and Kaiser medical campus. 

• Improve safety of bicycle and pedestrian crossings near the South San Francisco BART Station and El 
Camino High School by incorporating bulb-outs and improving the visibility of crossings.  

• Improve street lighting coverage in Sunshine Gardens. 
• Introduce street trees to Sunshine Gardens. 

  

038
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#038
Posted by Anonymous on 04/16/2021 at 3:15am [Comment ID: 2019] - Link
Type: Suggestion
Agree: 0, Disagree: 0

This community is being impacted most by the building on El Camino Real, Mission
Road and the San Francisco Bart Station. The El Camino Real/Chestnut Ave.
construction has already been disruptive to the community. The traffic congestion and
noise, pollution, limited access to Orange Memorial Park, and road closures have made
sleeping, working and enjoying nature and the community difficult. It is not right to
expect residents of this community to endure this for years during construction phases
of  all of the other projects listed. Further, the completed projects will bring more
congestion, traffic, noise, pollution, over burden utility and sewer systems, and change
this peaceful, beautiful, less dense community into noisy, congested city living. If
members of this community had wanted city living they would have moved to SF. 
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Westborough 
The Westborough sub-area is located at the far western edge of the city, across Interstate 280. It is characterized 
mostly by residential uses, parks and open space, and commercial uses. It is home to the Westborough 
Shopping Center and a small shopping center is located at Keller and Westborough Blvd. It also contains 
Westborough Middle School, Westborough Park and Recreation Center, Cal West Park, Sellick Park, Fire Station 
#64, and a small portion of Monte Verde Elementary. Westborough contains one-fifth of the city’s entire 
population, and its residents are generally older. This area has the largest population of Asian or Pacific Islanders 
in the city (73%). 

Vision Statement 
Westborough is a comfortable environment for residents who benefit from excellent access to services, 
recreational opportunities, and diverse commercial spaces.  

Guiding Policy: Continue to encourage new residential infill development and develop new recreational and 
childcare amenities.  

• Work with the South San Francisco Unified School District to support the conversion of the Foxridge 
School site to park space and housing that offers affordable options. In addition, develop a program 
that allocates a portion of these housing units to educators and staff to support the South San 
Francisco school system. 

• Support the development of a new park and walking trails along Skyline Boulevard in collaboration 
with Caltrans. 

• Allow a mix of uses, including housing at the Westborough Shopping Center and the shopping center at 
Gellert Boulevard and Westborough Blvd, creating a 20-minute neighborhood. 

• Explore development of a new childcare center in Westborough. 
• Encourage small-scale residential infill development (e.g., ADUs) in existing residential neighborhoods. 

 

Guiding Policy: Improve access to services, recreational opportunities, commercial development, and 
housing in Westborough. 

• Introduce clearer and more frequent signage along residential streets, especially near major 
commercial hubs, to prevent parking overflow from commercial areas or major thoroughfares. 

• Enhance gateway signage along Junipero Serra Boulevard into South San Francisco. 
• Improve connections to public services, including senior services and community centers, by 

developing a shuttle system or bringing “pop-up” services to the Westborough neighborhood. 

  

039
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#039
Posted by Olga Perez on 04/30/2021 at 2:50am [Comment ID: 2650] - Link
Type: Suggestion
Agree: 1, Disagree: 0

A safe bike/pedestrian walkway along Westborough at ECR across Junipero Serra
should be considered for pedestrian and bicycle friendly access to neighborhood 
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Winston-Serra 
The Winston-Serra sub-area is located at the far northwestern edge of the city between I-280 and El Camino Real. 
It is primarily single-family residential uses with several large public uses., including: Alta Loma Middle School, 
Alta Loma Park, Buri Buri Elementary School, Buri Buri Park, Clay Park, Unitek Nursing College, and three 
Winston Manor parks. The sub-area contains just over 15% of the city’s entire population. Its residents are 
generally representative of the City’s overall age profile.  

Vision Statement 
Winston-Serra is a livable, safe, and healthy neighborhood, and residents have convenient access to local and 
city-wide services, quality housing opportunities, and excellent parks and public spaces.  

Guiding Policy: Continue to encourage new residential infill development.  

• Work with the South San Francisco Unified School District to evaluate medium-density housing 
development and a publicly accessible open space on the former Serra Vista school site. 

• Develop Winston Manor Center (southwest corner of El Camino Real and Hickey Boulevard) as a mixed-
use hub that balances both commercial and residential use and retains its grocery store.  

• Collaborate more closely with the South San Francisco Unified School District to make recreational 
facilities at Buri Buri Elementary School more accessible to the community. 

• Encourage small-scale residential infill development in existing residential neighborhoods. 
 

Guiding Policy: Improve access to local and city-wide services and park spaces in Winston Serra. 

• Develop a new linear park as outlined in the Parks and Recreation Master Plan. 
• Develop a new park on the existing SFPUC site that provides pedestrian connections to Alta Loma 

Middle School. 

 

040

041

042

043

044

045
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#040
Posted by Diane Stokes on 04/13/2021 at 6:50pm [Comment ID: 1989] - Link
Agree: 3, Disagree: 0

They're selling off school property yet the city is building like crazy. When the children
come where will they all go to school. Our school system will be over burdened with no
property or space to build.

#041
Posted by Catherine Rosaia on 04/10/2021 at 6:08pm [Comment ID: 1959] - Link
Type: Suggestion
Agree: 1, Disagree: -1

“Small scale residential infill development” more than one ADU per lot is unacceptable
to most residents.

#042
Posted by Katherine Tse on 04/16/2021 at 7:16pm [Comment ID: 2025] - Link
Type: Suggestion
Agree: 1, Disagree: 0

Traffic at intersection of Winston Manor Center is already bad, with people heading to
Costco, South SF BART, and El Camino High School.  During commute hours and on
weekends, traffic backs up for 4 long blocks, all the way up to the freeway exit on
Hickey Blvd.  Putting high density housing here would make things even worse.   If they
add more housing here, also need to make sure there's enough private parking spaces,
as there's very little street parking available in this area.   

#043
Posted by Katherine T. on 04/16/2021 at 7:28pm [Comment ID: 2027] - Link
Type: Suggestion
Agree: 0, Disagree: 0

Many streets here don't have enough street parking, and with neighbors adding ADUs
and renting them out to tenants, there's even less street parking now.   With houses
being so expensive, each household needs at least 2-3 people working at jobs, to
afford the house, so each house usually needs 2-3 cars, so need street parking.  While
it's great to take public transit whenever possible, it's not always realistic to do so - we
still need cars to get to work, go to grocery store, pick up kids from daycare, drive them
to sports.  It's usually not safe to bike on these streets, and it doesn't make sense to
take a bus to the grocery store if you're elderly or if  you have 2 small kids and 6 bags
of groceries to carry home.   Each ADU should come with its own private parking
space, which might mean expanding the house's driveway to accomodate 2 cars.  

#044
Posted by Katherine T. on 04/16/2021 at 7:38pm [Comment ID: 2029] - Link
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Type: Suggestion
Agree: 1, Disagree: 0

If they build housing at the former Serra Vista School site, they should make sure most
of it is affordable for teachers/police/firefighters/childcare workers, and those people
should be given top priority for housing here.  There's way too many luxury apartments
being built in SSF that no one can afford to rent, and not enough affordable housing for
people essential to our city.  Also need to make sure the housing comes with enough
private parking, as there isn't enough street parking available in this area for the current
houses.   And will also need to add new streets, to allow access in and out of this new
housing development, otherwise, there will be too much traffic going up and down
Longford Drive.  

#045
Posted by Melinda Joly on 04/15/2021 at 12:31pm [Comment ID: 2004] - Link
Type: Suggestion
Agree: 0, Disagree: 0

No multiple ADU units, please! There isn't enough driveway/street parking anywhere to
accommodate the cars from multiple ADUs per lot.  There's barely enough for the
houses currently on the lots.    
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