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♦ Replacing the Retail Core land use designation with Mixed-Use, Medium 
Density. 

♦ Replacing the Personal Services land use designation with Mixed-Use, 
Medium Density or Neighborhood Retail/ Mixed-Use, Medium Density. 

♦ Replacing the Business and Professional Services land use designation 
with Mixed-Use, Low Density or Neighborhood Retail/ Mixed-Use, Me-
dium Density. 

♦ Replacing the Service and Convenience land use designation with 
Neighborhood Retail. 

♦ Replacing the Multiple-Family, High Density land use designation with 
Multiple-Family, Medium Density to reflect the density allowed under 
the zoning code.   

♦ Replacing the Special Use land use designation with General Commer-
cial/Industrial, with the exception along Old County Road noted above.   

 
 
G. Buildout Methodology 

The buildout analysis was prepared by evaluating the development and rede-
velopment potential of each parcel within the city.  The first step of the 
analysis was to identify “opportunity sites” that are likely to be developed or 
redeveloped within the planning horizon of the Draft 2030 General Plan.  
These sites were identified by the consultant team and City staff as either va-
cant or underutilized through economic analysis and field surveys. 
 
 The second step of the analysis was to calculate the realistic development 
capacity of the opportunity sites.  This realistic development capacity reflects 
probability of development, City zoning regulations, environmental con-
straints, existing market demand and projected future demand.  For opportu-
nity sites that only permit residential uses, the realistic development capacity 
is assumed to be 60 percent of the maximum allowable density.  For oppor-
tunity sites that permit residential and commercial uses, the realistic devel-
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opment capacity is assumed to be 50 percent of the maximum allowable den-
sity and intensity.  The buildout assumptions were based on projections of 
market demand determined by Economics Research Associates.  For com-
mercial, office and industrial opportunity sites, the realistic development ca-
pacity is assumed to be 40 percent of the maximum allowable intensity. 
 
 The final step was to identify the number of single-family homes that could 
be accommodated on vacant parcels designated as residential under the Draft 
2030 General Plan.  The buildout analysis assumes that any buildable vacant 
residential parcel will be developed within the planning horizon of the Draft 
2030 General Plan.  These units were then added to the projected develop-
ment accommodated on the opportunity sites, resulting in the final buildout 
numbers for the Draft 2030 General Plan. 
 
The number of jobs that would result from buildout under the Draft 2030 
General Plan was based on opportunity sites with a mixed-use, commercial or 
industrial General Plan land use designation.  To determine the total number 
of jobs, the gross square footage of land designated as commercial or indus-
trial was multiplied by a factor of .0025.  The non-residential component of 
mixed-use sites was assumed to develop at 50 to 75 percent commercial and 25 
to 50 percent office, depending on overall development intensity.  The por-
tion of mixed-use land determined to develop as office was multiplied by a 
factor of .0035 to generate the number of jobs that would result from new 
development. 
 
 
H. Development Under the General Plan 

As noted above, the Draft 2030 General Plan includes growth assumptions for 
residential and non-residential development.  The majority of new housing to 
be developed is expected on infill parcels particularly near Downtown, along 
the El Camino Real corridor and along East San Carlos Avenue.  These units 
will mostly be multiple-family residences, such as apartments, live-work 
spaces, townhouses or condominiums.  New single-family residences will 
likely occur on vacant parcels in existing single-family neighborhoods.   
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TABLE 3-2 HOUSING, POPULATION AND JOB GROWTH UNDER THE  
GENERAL PLAN 

 
Estimated 
Existing 

Conditions 
in 2008 

Estimated 
with 1992 
General 

Plan in 2030 

Estimated 
with the  

2030  
General 

Plan in 2030 

Estimated 
by ABAG  

in 2030 

Housing Units 11,960a 13,339 13,396 14,110 

Population 28,857b 32,167 32,303 33,700 

Jobs 19,288c  28,167 28,453 24,090 
a  State of California, Department of Finance, E-5 Population and Housing Estimates for Cities, 
Counties and the State, 2001-2008, with 2000 Benchmark. Sacramento, California, May 2008. 
b  State of California, Department of Finance, E-1 Population Estimates for Cities, Counties and 
the State with Annual Percent Change — January 1, 2007 and 2008. Sacramento, California, May 
2008. 
c  Estimated by Economics Research Associates, March 2009. 
Source: DC&E, 2009. 

An estimation of housing units, population and jobs anticipated by 2030 un-
der the 1992 General Plan and the Draft 2030 General Plan, as well as by 
ABAG, is shown in Table 3-2.  These numbers are based on an analysis of the 
areas within the city that are likely to undergo changes in development pat-
terns over the next 20 years.  In these areas, these estimations are based on 
parcel sizes, buildout densities that are probable given allowable densities, 
economic forces, and likely development patterns.  The updated General Plan 
would result in approximately 1,440 additional residential units to be built 
within San Carlos’s city limits between 2009 and 2030, which represents ap-
proximately 60 additional housing units beyond those anticipated in the 1992 
General Plan.  
 
The housing and population projections estimated by ABAG are larger than 
the estimations included in this EIR in Table 3-2.  This is because the 2030 
General Plan reduces maximum permitted residential densities in certain 
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TABLE 3-3  COMMERCIAL, OFFICE AND INDUSTRIAL GROWTH UNDER 
THE GENERAL PLAN 

  1992 General Plan Draft 2030 General Plan 

 

Estimated 
Existing 

Conditions 
in 2008 

Buildout 
in 2030 

Percent 
Change 

from 
2008 

Buildout  in 
2030 

Percent 
Change 

from 
2008  

Commercial 
GSF 

2,084,557 2,411,947 14% 2,808,587 26% 

Office GSF 904,423 1,338,016 32% 1,476,429 39% 

Industrial GSF 6,192,078 8,809,366 30% 8,333,255 26% 

Note:  GSF = gross square footage 
Source: DC&E, 2009. 

areas.  Buildout assumptions in the Draft 2030 General Plan also are more 
fine-tuned to parcel-specific conditions in San Carlos than are the ABAG pro-
jections. 
 
Full buildout of the Draft 2030 General Plan would also accommodate 
growth in commercial, office and industrial land uses.  Table 3-3 shows the 
gross square footage increase in commercial, office and industrial uses from 
2007 to 2030 for the 1992 General Plan and the Draft 2030 General Plan.   
 
However, the jobs projections estimated by ABAG are smaller than the esti-
mations in this EIR.  This is because the Draft 2030 General Plan includes 
large areas along Industrial Road and Highway 101 that have been re-
designated to allow commercial and office uses in addition to industrial uses.  
Areas along Highway 101 are highly suitable for commercial development 
and are likely to be developed during the planning horizon of the Draft 2030 
General Plan.  It is this anticipated development that produces job growth 
greater than projected in ABAG projections. 
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Most of the commercial and office growth is expected in the Mixed-Use, Low 
Density, Mixed-Use, Medium Density, Mixed-Use, Medium High Density, 
Neighborhood Retail/Mixed-Use, Medium Density, Planned Industrial and 
General Commercial/Industrial land use designations.   
 
These land use designations are located in the downtown area and along El 
Camino Real, Old County Road, Brittan Avenue and Industrial Road.  Indus-
trial growth will occur under the Planned Industrial and General Commer-
cial/Industrial land use designations.  These land use designations are located 
east of El Camino Real in the East Side area of San Carlos.   
 
Table 3-3 also compares commercial, office and industrial growth between the 
1992 General Plan and the Draft 2030 General Plan.  The Draft 2030 General 
Plan will accommodate more growth in commercial and office uses compared 
to the 1992 General Plan.  The 1992 General Plan would accommodate more 
growth in industrial land uses when compared to the Draft 2030 General 
Plan. 
 
 
I. East Side, West Side and East San Carlos Specific Plans 
 
There are three specific plans that provide land use and policy guidance for 
the Downtown area and the East Side of San Carlos: 1991 East San Carlos 
Specific Plan, 1994 West Side Specific Plan and 2003 Draft East San Carlos 
Specific Plan.  With the adoption of the Draft 2030 General Plan, these spe-
cific plans will no longer be in effect, as they are incorporated into the Draft 
2030 General Plan as explained below. 
 
The objectives of the 1991 East San Carlos and 2003 Draft East San Carlos 
Specific Plans were to promote economic growth through increased tax reve-
nue and employment.  The boundary of the specific plans included the area 
east of the Caltrain right-of-way.  In addition, both the specific plans included 
policies to preserve and enhance existing industrial uses and to protect exist-
ing residential neighborhoods.  The 2003 Draft East San Carlos Specific Plan 
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was prepared to reflect land use changes, including the annexation of the 
Harbor Industrial Area and the influx of biotechnology and other technol-
ogy-based businesses to the area.   
 
Similar to the 1991 East San Carlos and 2003 Draft East San Carlos Specific 
Plans, the intent of the West Side Specific Plan was to promote increased re-
tail sales and employment growth.  Additionally, the specific plan aimed to 
expand housing in the area.  The boundary of the West Side Specific Plan 
included El Camino Real, Laurel Street (from Holly Street to the Redwood 
City city limit) and the area surrounding the Civic Center.   
 
The General Plan Advisory Committee thoroughly reviewed the policies in 
the three specific plans and made recommendations on which policies to 
carry forward and which policies to omit.   Some policies from the specific 
plans are included verbatim while other policies are carried forward with mi-
nor revisions.  The policies that were not carried forward were deemed irrele-
vant to the goals and objectives of the Draft 2030 General Plan or were de-
termined to be similar to other policies in the Draft 2030 General Plan.  Ini-
tial review of the specific plans was performed by a subcommittee of the 
GPAC.  The subcommittee’s recommendations were discussed during the 
February 11, 2009 GPAC meeting.  GPAC members came to consensus on 
which policies to carry forward, modify or omit.   
 
 
J. Intended Uses of the General Plan  
 
As mentioned in the beginning of this chapter, this EIR is intended to review 
potential environmental impacts of the adoption and implementation of the 
Draft 2030 General Plan, and determine corresponding mitigation measures, 
as necessary.  Subsequent projects will be reviewed by the City for consis-
tency with the Draft 2030 General Plan and this EIR, and adequate project-
level environmental review will be conducted as required by CEQA.  Projects 
successive to this EIR could include the following: 

♦ Specific Plan approvals. 
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♦ Property rezonings. 

♦ Land annexations. 

♦ Development Plan approvals, such as tentative maps, variances, condi-
tional use permits and other land use permits. 

♦ Development Agreement approvals. 

♦ Facility and Service Master Plan and Financing Plan approvals. 

♦ Funding approval of capital projects. 

♦ Revenue measures. 

♦ Municipal Bond issuances. 

♦ Public and private utility operation, maintenance and rate-setting. 

♦ Issuance of permits and other approvals necessary for implementation of 
the Draft 2030 General Plan. 

♦ Property acquisition by purchase or eminent domain. 

♦ New utilities, such as recycled water or telecommunications. 

♦ New and revised municipal ordinances. 

♦ Permit issuances and other approvals necessary for public and private de-
velopment projects. 

♦ Subsequent updates and amendments to the San Carlos SOI. 
 


