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Agenda Item 4A – Draft Planning Guidance Policy to Protect and Enhance Bay Shoreline Areas of San Mateo County

Why develop a Planning Guidance Policy?   Why now?

• Our climate has already changed, and the pace of that change is not slowing.

Ø Since OneShoreline was established, CA had the 3 driest years on record followed by 
the 3 wettest weeks on record.  This was no different in San Mateo County, where 
this “new normal” will increase flooding, particularly in low-lying areas near SF Bay 
affected by continued sea level rise.

• If that doesn’t change, new developments intended to function for 
decades will not be resilient to future conditions and will need to be 
retrofitted to protect those assets and enable regional resilience.

• This is pressing as there are many proposed large Bayside developments.

• The core planning documents of local jurisdictions – a general plan, specific plan, and zoning ordinance –
guide where and how development should occur, but do not yet account for this new normal.  
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Why develop a Planning Guidance Policy?

Burlingame

East Palo Alto

SLR 
Floodplain

Federal Social Vulnerability Index

Proposals by San Mateo 
County and 12 of the cities 
within it to comply with 
State RHNA requirements. 

• 43% proposed units are 
in the current or future 
floodplain or coastal 
erosion zone. 

• 38% of proposed 
affordable units are in 
these areas.

• Jurisdictions face 
significant pressures to 
build housing, so it’s not 
whether you build but 
whether you build in 
climate resilience.



The Road to the Planning Guidance Policy

Boston, Broward Co, 
Kauai, Norfolk, NYC,        
Rhode Island

2021

2022 & early 2023
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Burlingame Zoning Ordinance

• First city in the Bay Area to 
incorporate into its zoning 
ordinance requirements to 
support SLR resilience

• Key elements:
Ø Buffer zone
Ø Shoreline protection 

infrastructure
Ø Min. first floor elevation
Ø Stormwater drainage
Ø Public access
Ø Maintenance
Ø Real estate disclosures

Major shoreline developments

Goal:  Enable developments to function for their intended lifespan and contribute to the 
resilience of adjacent areas in the context of OneShoreline’s regional resilience project.



A standardized, evolving resource for jurisdictions to account for climate-driven future conditions 
in general plans, specific plans, and zoning ordinances, and review of new private developments.

What it isn’t

•Mandatory regulations

• Static

• A reference document only

• Focused on existing or 
public development

What it is

• Voluntary guidance

• Evolving

• Actionable template

• Focused on new/substantial  
private development

What is the Planning Guidance Policy?

It is also intended to be a resource for individuals and organizations that follow land use planning and 
development in the Bay shoreline area of San Mateo County.  And, we hope it can serve as a model 
for other jurisdictions with similar challenges.



• Applicability – exemptions for low-density housing
• Creek and Bay Buffer Zones
• Shoreline Protection
• Elevating Development
• Stormwater Drainage
• Shallow Groundwater Rise
• Exceptions

How to use the Planning Guidance Policy and 
introduction of the Bay Protection Standard

Implementation: OneShoreline’s proposed role in 
technical assistance and local development review

Template language for General/Specific Plans

Template language for Zoning Ordinances: 

Template language for approvals of 
specific development projects



• OneShoreline’s desired 
elevation at the top of new 
FEMA-accredited shoreline 
protection infrastructure

OneShoreline’s Bay Protection 
Standard: levels of protection provided

• FEMA Base Flood Elevation 
+ 6 feet

Total 
Water 
Level

16’ 
NAVD88

16’ 
NAVD88

7’ High Tide

+ 3’ Sea Level Rise

+ 3’ Wave Runup

+ 100-year Storm Surge

Total 
Water 
Level

16’ 
NAVD88

16’ 
NAVD88

7’ High Tide

+ 9’ Sea Level Rise

Total 
Water 
Level

19.5’ 
NAVD88

16’ 
NAVD88

7’ High Tide

+ 3’ Sea Level Rise

+ 6.5’ Wave Runup

+ 100-year Storm Surge



OneShoreline’s Bay Protection Standard: the responsibility of developers

Recommend that new private development projects fronting the Bay:

1. Include shoreline infrastructure built to the Bay Protection Standard

OR

2. Provide space (within buffer zone) and land rights to enable a City, the 
County, or OneShoreline to build to the Bay Protection Standard later



A new interactive online 
map to accompany the 
Planning Guidance Policy.



The Bay Protection Standard layer 
highlights OneShoreline’s numeric 
objective for water level protection 
at a specific location.



The Sea Level Rise Overlay District 
layer illustrates the area impacted by 
SLR subject to relevant zoning 
requirements.



The Shallow Groundwater Rise Overlay 
District layer illustrates the area impacted 
by this issue subject to relevant zoning 
requirements.



• Stormwater Drainage
• The Planning Guidance Policy includes template language based on 

consultation with multiple cities, a review of city municipal codes, and 
local studies and the regional stormwater permit.

Two areas where more detailed info and template text is needed

• Shallow Groundwater Rise
• Template language in the Policy is relatively high-level, aimed at 

incorporating into design the impacts of shallow groundwater rise, 
which is anticipated to occur earlier and farther inland than 
coastal overland flooding

• There is still a need for a dedicated effort among the cities, County, C/CAG, 
and OneShoreline to update relevant data and establish standards to 
address climate impacts.



• General Plan: 

• In depth review of existing Climate Change and SLR policies for San Mateo County 
Shoreline Jurisdictions 

• Broad review of relevant planning documents around the U.S.

• Key Zoning Amendment References:

• City of Boston Coastal Flood Resilience Overlay District (Article 25A)

• City of Burlingame Public Access, Flood and Sea Level Rise Performance Guidelines (25.12.050) 

• City of South San Francisco Flood Plain/Sea Level Rise Overlay District (20.180)

• Shallow Groundwater Response to Sea-Level Rise: Alameda, Marin, San Francisco, and San 
Mateo Counties (prepared by Pathways Climate Institute and San Francisco Estuary Institute)

Document Development Process



• Local Agency Outreach

Ø Public Review Draft incorporates over 300 comments received from 10 Shoreline 
cities, San Mateo County, BCDC, C/CAG, the San Francisco Estuary Institute, and two 
consulting firms as technical reviewers

Ø Comment themes: 
Ø Applicability Thresholds 
Ø Capital Project Planning
Ø Existing Development
Ø Equity
Ø Low-density Residential Development
Ø Buffer Zone and Overlay- Affected Areas
Ø Site Grading and Integration of Elevated Sites

Ø Natural Infrastructure and Habitat Protection
Ø Public Access
Ø OneShoreline Protection Standard vs SLR BFE
Ø Stormwater
Ø Implementation 

Document Development Process



• Local jurisdictions review Planning Guidance Policy

• Study local extents of SLR and Groundwater Rise Overlay Districts to understand context

• Conduct community outreach

• Integrate template policies into general plans and zoning text amendments into zoning 
ordinances

• Receive feedback from local decision-making bodies: City Council, County Board of 
Supervisors, Planning Commissions, etc.

• Adopt local resilience policies and regulations as a stand-alone initiative, or in concert 
with planned general plan and zoning code updates if those updates are imminent 

Recommended Implementation Process



OneShoreline can provide cities and the County with technical assistance, including:

OneShoreline’s Recommended Role in Technical Assistance and Local Development Review

• presenting to governing bodies and commissions

As with all aspects of the Planning Guidance Policy, 
including OneShoreline in planning processes and 
project review is voluntary.

• providing data regarding vulnerabilities and vulnerable areas

• reviewing and providing comments on long-range 
planning initiatives, capital projects, and proposals 
for private projects in the entitlement process



• May 9 at 12:00 PM:  
Public Information & Feedback Session 

• May 19: Public Comment period ends

• May 22 Board meeting:
Will provide an overview of comments received over public comment period and 
solicit any additional Board input

• June 26 Board meeting:
Bring the final draft Planning Guidance Policy to the Board for approval 

Next Steps



Agenda Item 4B: Approve the Second Amended and Restated Joint Powers Agreement for the SFCJPA

• A May 1999 Joint Powers Agreement, East Palo Alto, Menlo Park, Palo Alto, the Santa Clara Valley Water District, 
and San Mateo County Flood Control District formed the San Francisquito Creek Joint Powers Authority (SFCJPA).

• This Agreement was first amended effective January 1, 2020, largely to reflect the establishment of 
OneShoreline. At that time, all parties recognized that additional changes to the Agreement would be needed to 
update the text so it reflects the current nature of SFCJPA activities, including that the SFCJPA: 

Ø secures and administers funds for its operations and projects rather than relies on Member Entity funds, 

Ø develops and maintains projects rather than simply plans them, 

Ø creates recreational opportunities in addition to restoring the environment, and 

Ø enhances the ability of agencies to respond to flooding rather than coordinates that response.

• Text that reflects: current SFCJPA administrative practices regarding hiring staff, legal representation and board 
roles; that the SFCJPA may exercise eminent domain if the relevant Member Entity supports this; and that 
clarifies SFCJPA budget and capital projects processes.



Next Scheduled Board meeting

May 22, 2023




