
APPLICATION FOR LAND USE CONSISTENCY DETERMINATION 
San Mateo County Airport Land Use Commission 

C/CAG ALUC 

APPLICANT INFORMATION 

Agency: City of Millbrae 

Project Name: Amendments to the Millbrae Downtown and El Camino Real Specific Plan and the City’s Zoning Map 

Address: 621 Magnolia Avenue APN: Citywide 

City: Millbrae State: California ZIP Code: 94030 

Staff Contact: Nestor Guevara Phone: 650-259-2335 Email: nguevara@ci.millbrae.ca.us 

PROJECT DESCRIPTION 

 The project consists of amendments Figure 5.1 Land Use Designations of the Downtown and El Camino Real Specific Plan to 
extend the Commercial Preference Area overlay north of Meadow Glen Avenue for Commercial Mixed Use zoned and 
Residential Focused Mixed Use zoned parcels and related text amendments, an amendment to allow maximum height up to 100’ 
for Residential Focused Mixed Use zoned parcels within the Commercial Preference Area Overlay, and a amendment to the 
Millbrae Zoning Map to be consistent with the Specific Plan map.  

REQUIRED PROJECT INFORMATION 

For General Plan, Specific Plan or Zoning Amendments and Development Projects: 

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed 
changes, sufficient to provide the following: 

1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use
compatibility concern (ex. a summary of the planning documents and/or project development materials
describing how ALUCP compatibility issues are addressed):

a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP.

- Identify any relevant citations/discussion included in the project/plan addressing compliance with 
ALUCP noise policies. 

b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP.

- Include any relevant citations/discussion included in the project/plan addressing compliance with 
ALUCP safety policies. 

c) Airspace Protection:

- Include relevant citations/discussion of allowable heights in relation to the protected airspace/proximity 
to airport, as well as addressment of any land uses or design features that may cause visual, electronic, 
navigational, or wildlife hazards, particularly bird strike hazards. 
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- If applicable, identify how property owners are advised of the need to submit Form 7460-1, Notice of 
Proposed /Construction or Alteration with the FAA. 

 
2. Real Estate Disclosure requirements related to airport proximity 

 
3. Any related environmental documentation (electronic copy preferred) 

 
4. Other documentation as may be required (ex. related staff reports, etc.) 

Additional information For Development Projects: 

1. 25 sets of scaled plans, no larger than 11” x 17” 
2. Latitude and longitude of development site 
3. Building heights relative to mean sea level (MSL) 

 
 
 
 

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/ 
 

Please contact C/CAG staff at 650 599-1467 with any questions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

For C/CAG Staff Use Only 
Date Application Received 
Date Application Deemed 
Complete 
Tentative Hearing Dates: 

- Airport Land Use 
Committee 

- C/CAG ALUC 
 

C/CAG ALUC 12/18 

http://ccag.ca.gov/plansreportslibrary/airport-land-use/


LAND USE REGULATIONS

The regulations and standards 
in this section ensure that future 
development is compatible with 
the existing scale and character 
of adjacent development and are 
contributing to overall placemaking. 
While the development standards 
regulate the form and intensity of 
future development, there is flexibility 
in the corresponding land uses to 
provide the ability to respond to 
changing market demands. 

LAND USE 
DESIGNATIONS 
The following land use designations 
allow for a wide variety of uses to 
create mixed use districts within 
the Plan Area. They describe the 
appropriate mix of uses to achieve the 
intended character in each district. 
The Land Use designations along with 
development standards will be the 
primary tool for regulating the form 
and character of future development. 
The Specific Plan proposes five land 
use designations.

COMMERCIAL 
PREFERENCE AREA 
OVERLAY

Purpose
The Commercial Preference Area 
Overlay encourages and maintains 
commercial uses and residential 
mixed-use development along the El 
Camino Real transit corridor.

• Development in the Commercial
Preference Area Overlay is not
subject to the maximum floor
area ratio requirements of the
underlying zoning.

• Transit oriented commercial and
residential mixed-use projects with
community-serving active ground
floor commercial uses facing El
Camino Real are required.

DOWNTOWN MIXED USE 
(DMU)

Purpose 
The purpose of the Downtown 
Mixed-use designation is to maintain 
the existing economic base of 
the downtown while enhancing 

vibrancy of the downtown district by 
encouraging diversity of businesses 
and longer hours of activity. 

Key characteristics of the Downtown 
Mixed-use designation are described 
below:

• Active ground floor uses,
predominantly retail as well as
non-retail uses such as banks,
fitness uses, eating and drinking
establishments, personal service
uses, gallery space, entertainment
or community gathering space may
be allowed.

• Vertical mixed-use development
with residential and office uses
on upper floors to encourage
increased customer base for the
restaurant and retail businesses
as well as after-hours activity that
residential uses bring.

• Building Heights: Maximum
building heights allowed range
from 55’ on parcels fronting
Broadway Avenue; and maximum
of 85’ on parcels fronting El Camino
Real.

• Minimum ground floor height of
14’ from finished floor to finished
ceiling.

CORRIDOR MIXED USE 
(CMU)

Purpose 
The purpose of this designation is to 
create opportunity for higher intensity 
development along El Camino Real 
corridor on parcels of varying sizes. 
The Corridor mixed use will take 
advantage of proximity to the inter-
modal stations and multi-modal 
complete street that El Camino Real is 
envisioned to be by allowing a mix of 
uses along the corridor. 

Key characteristics of the Corridor 
Mixed-use designation are described 
below:

• Vertical mixed-use development
will include residential, office, hotel,
meeting rooms, small convention
facility, lifestyle stores, specialty
large format retail, entertainment,
and cultural facility.

• The Commercial Preference Area
Overlay in the Corridor Mixed
Use (CMU) designation indicates
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parcels where commercial use 
is required either (1) if currently 
developed with commercial space 
to retain the same square footage 
of commercial space if redeveloped 
or (2) if vacant or occupied by non-
commercial uses, the majority of 
the square footage in the new 
development project must be 
commercial. This serves to take 
advantage of the larger parcel 
sizes and to complement uses in 
the downtown. Hotels are strongly 
encouraged, with the tallest heights 
of 125’ on these sites.

• All new development in the
Commercial Preference Area
Overlay in the Corridor Mixed Use
(CMU) designation shall comply
with the following requirements:
(1) if currently developed with
commercial space to retain the
same square footage of commercial
space if redeveloped or (2) if vacant
or occupied by non-commercial
uses, the majority of the square
footage in the new development
project must be commercial.

• Ground floor should have uses
such as restaurants, cafes, retail,
small offices, maker spaces,
grocery stores, entrance lobbies,
galleries, fitness centers, and
community centers that contribute
to a lively street environment.

• Building Heights: Maximum
building heights allowed range
from 65’ fronting Broadway Avenue
and the railroad; 85’ fronting El
Camino Real and 125’ on larger
parcels such as 900 to 1100 El
Camino Real.

• Minimum ground floor height of
14’ from finished floor to finished
ceiling.

RESIDENTIAL FOCUSED 
MIXED USE (RFMU)

Purpose 
The Residential Focused Mixed-Use 
designation focuses on medium to 
high-density multi-family residential 
use to allow a variety of multi-family 
residential typology such as town 
homes, stacked flats, senior housing, 
live-work units, co-living, etc. with 
high quality shared amenities. This 
designation allows commercial 
uses on the ground floor to create 
opportunity for neighborhood scale 
and local businesses, and to provide 
space for community-serving uses.

Key characteristics of the Residential 
Mixed-use designation are described 
below:

• Vertical mixed-use development
is encouraged with residential on
upper floors while allowing for non-
residential uses on the ground floor.

• The Commercial Preference
Overlay in the Residential Focused
Mixed Use (RFMU) designation
indicates parcels where residential
mixed-use with ground floor
commercial facing El Camino Real
is required. If currently developed
with commercial space, the same
square footage must be retained
if redeveloped. Residential mixed-
use development in the overlay
area is granted additional building
height up to 100’. Development
in the overlay is not subject to
the maximum 2.5 floor area ratio
requirement.

• Ground floor may include uses
such as cafes, neighborhood
serving retail, community gathering
space, galleries, professional
offices, co-working spaces, small
meeting rooms, community
kitchens, maker spaces, service-
oriented businesses, and residential
stoops that contribute to a lively
street environment.

• Building Heights: Maximum
building heights allowed, range
from 55’ on parcels adjacent
to existing single-family
neighborhoods to 85’ along El
Camino Real.

• Minimum ground floor height of
15’ from finished floor to finished
ceiling for non-residential uses.

NEIGHBORHOOD 
COMMERCIAL MIXED USE 
(NCMU)

Purpose
The Neighborhood Commercial 
Mixed-use designation intends to 
strengthen the neighborhood-serving 
function of the Neighborhood Anchor 
district by concentrating small offices 
for service-oriented businesses, retail, 
restaurants, live-work units and some 
residential use on the upper floors.

Key characteristics of the 
Neighborhood Commercial Mixed-use 
designation are described below:

• Vertical mixed-use development
with small offices, live-work units,
or residential use on upper floors

• Ground floor may include uses
such as cafes, neighborhood
serving retail, community gathering
space, galleries, co-working
spaces, maker spaces, service-
oriented businesses, commercial
kitchens.

• Building Heights: Maximum
building height allowed is 55’
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TABLE 5.3 LAND USE DESIGNATION SUMMARY WITH ALLOWED HEIGHT AND INTENSITY

LAND USE DESIGNATION PURPOSE MAXIMUM F.A.R. PERMITTED DENSITY RANGE

Downtown Mixed Use

(DMU)

• Maintain the existing economic base of the downtown while
enhancing vibrancy of the downtown district by encouraging
diversity of businesses and longer hours of activity.

3.5

• 25 to 50 Du/Ac on parcels fronting
Broadway Ave.

• 70 to 110 Du/Ac on parcels fronting
ECR

Corridor Mixed Use (CMU)

• Create opportunity for higher intensity development along El
Camino Real corridor on parcels of varying sizes.

• Take advantage of proximity to the inter-modal stations
and multi-modal complete street that El Camino Real is
envisioned to be by allowing a mix of uses along the corridor.

3.5 70 to 130 Du/Ac

Residential Focused Mixed 
Use (RFMU)

• Focuses on medium to high-density multi-family residential
use to allow of a variety of multi-family residential typology
such as apartments, stacked flats, senior housing, live-work
units, co-living, etc. with high quality shared amenities

• Allows commercial uses on the ground floor to create
opportunity for neighborhood scale and local businesses, and
to provide space for community serving uses.

2.5 60 to 80 Du/Ac

Neighborhood Commercial 
Mixed Use

(NCMU)

• Allows small offices for service-oriented businesses, along
with retail, to strengthen its neighborhood serving function,
within the Neighborhood Anchor district with residential use
on upper floors.

2.5 80 Du/Ac

Residential • Unchanged. Defined in General Plan 2040
Refer to General Plan 

and Zoning Code
Refer to General Plan and Zoning Code

70  ||  Downtown and El Camino Real Specific Plan | City of Millbrae

Note: Maximum FAR not required in the Commercial Preference Area Overlay.
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FIG 5.2: BUILDING HEIGHTS
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Maximum building height 
is 55’ up to minimum of 
30’ from property line on 
parcels adjacent to single 
family homes.

Maximum building height 
is 65’ up to minimum of 60’ 
from property line on parcels 
adjacent to the railroad and 
single family neighborhood to 
the east.

*Note: Heights governed
by MSASP. Included here 
for reference.
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The Commercial Preference Area Overlay 
allows additional height limits for Residential 
Mixed-Use Projects.

All heights must be compatible with the SFO 
ALUCP
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FIG 5.1: LAND USE DESIGNATIONS 
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5. Land Use and Community Design  ||  61

FIG 5.1: LAND USE DESIGNATIONS
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R-1-LL  Single Family Large Lot

R-1  Single Family

R-2  Duplex

R-3  Multiple-Family

C  Commercial

I  Industrial

PF  Public Facilities

PD  Planned Development

O  Open Space

MSASP  Millbrae Station Area Specific Plan

DMU  Downtown Mixed Use

CMU  Corridor Mixed Use

NCMU  Neighborhood Commercial Mixed Use

RFMU  Residential Focused Mixed Use
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City Limits
DT&ECR Downtown & El Camino Real Specific Plan Boundary

MSASP Millbrae Station Area Specific Plan Boundary

Downtown & El Camino Real
Specific Plan Zoning

Zoning Designations

Boundaries

Source:  City of Millbrae, 2022; Mintier Harnish, 2022.
Map Credits: Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user community

Attachment 2e



LEGEND

CNEL Contour, 2020 Forecast 
Airport Property 

BART Station 

CALTRAIN Station 

School 

Place of Worship 

Hospital 

Municipal Boundary 
Railroad 
Freeway 

Road
Planned Land Use Per General Plans:

Public 

Multi-Family Residential 

Single Family Residential 

Mixed Use 

Transit Oriented Development 

Commercial 

Industrial, Transportation, and Utilities

Local Park, Golf Course, Cemetery 

Regional Park or Recreation Area 

Open Space 

Planned use not mapped

Sources:

Noise Contour Data: 
- Draft Environmental Assessment, Proposed Runway Safety Area 
Program, San Francisco International Airport. URS Corporation and 
BridgeNet International, June 2011

County Base Maps: 
- San Mateo County Planning & Building Department, 2007

Local Plans: 
- Burlingame Bayfront Specific Area Plan, August 2006 
- Burlingame Downtown Specific Plan, January 2009 
- Burlingame General Map, September 1984 
- North Burlingame/ Rollins Road Specific Plan, February 2007
- Colma Municipal Code Zoning Maps, December 2003 
- Daly City General Plan Land Use Map, 1987 
- Hillsborough General Plan, March 2005 
- Millbrae Land Use Plan, November 1998 
- Pacifica General Plan, August 1996 
- San Bruno General Plan, December 2008 
- San Mateo City Land Use Plan, March 2007 
- San Mateo County Zoning Map, 1992 
- South San Francisco General Plan, 1998 

NORTH

0     0.1   0.2 0.4
Miles

Exhibit IV-6
NOISE COMPATIBILITY ZONES --

DETAIL
Comprehensive Airport Land Use Plan 

for the Environs of San Francisco International Airport

C/CAG
City/County Association of Governments 

of San Mateo County, California

R 

B 

W
 

SA
N

 M
A

TE
O

 A
V

E
 

CCoollmmaa 
BBrriissbbaannee 

101 

DDaallyy  CCiittyy 

280 

SSoouutthh  SSaann  FFrraanncciissccoo 

101 

SSSaaannn   FFFrrraaannnccciii ssscccooo 
BBBaaayyy  

SSSaaannn   FFFrrraaannnccciii ssscccooo 
IIInnn ttteee rrrnnnaaa ttt iiiooonnnaaalll    AAA iiirrrpppooo rrrttt  

EEE lleee vvv aaa ttiiooo nnn    111 333 ..222    FFF eee eee tt 

380 

E SAN BRUNO AVE 

SSaann  BBrruunnoo 

Y 82 

PPaacciiffiiccaa 

101 

MMiillllbbrraaee 
SSSaaa nnn    AAAnnn ddd rrr eee aaa sss    LLL aaa kkk eee  

BBuurrlliinnggaammee 

Extended 
Overlay Area 

Attachment 3



March 20, 2024 

Susy Kalkin TRANSMITTED VIA EMAIL 
ALUC Staff kkalkin@smcgov.org 
City/County Association of Governments of San Mateo County 
555 County Center, 5th Floor 
Redwood City, California 94063 

Subject: Comments on Proposed Amendments to the Millbrae Downtown and El Camino Real 
Specific Plan and the Millbrae Zoning Map 

Dear Susy: 

Thank you for the opportunity for San Francisco International Airport (SFO or the Airport) to comment on 
the City of Millbrae’s (City) proposed amendments to the Downtown and El Camino Real Specific Plan and 
the Zoning Map, which would expand the Commercial Preference Area (CPA) zoning overlay and increase 
the building height limit for parcels zoned Residential Focused Mixed Use (RFMU) that are within the 
expanded CPA zoning overlay. We appreciate this opportunity to coordinate with the Airport Land Use 
Commission (ALUC) in evaluating the proposed amendments. 

As described in the City’s application for the proposed amendments, the CPA zoning overlay currently 
applies to parcels that are zoned Corridor Mixed Use (CMU) on the west side of El Camino Real between 
Taylor Boulevard and Meadow Glen Avenue and on the east side of El Camino Real between Mateo Avenue 
and Center Street. In addition, the building height limit for the RFMU zoning designation ranges from 55 to 
85 feet. The proposed amendments would expand the CPA zoning overlay northward on the west side of 
El Camino Real from Meadow Glen Avenue to Park Boulevard and on the east side of El Camino Real from 
Center Street to San Juan Avenue. Within the expanded CPA zoning overlay, the building height limit for 
residential mixed-use development projects would increase to 100 feet for all parcels under the 
RFMU zoning designation. The proposed amendments would also update the City’s Zoning Map to be 
consistent with the changes to the Downtown and El Camino Real Specific Plan (see Attachment A). 

SFO ALUCP AIRPORT INFLUENCE AREAS 
The area being rezoned is within two Airport Influence Areas (AIAs): Area A – Real Estate Disclosure Area 
(all of San Mateo County) and Area B – Policy/Project Referral Area (a smaller subarea in the northern part 
of San Mateo County), as defined by the Comprehensive Airport Land Use Compatibility Plan for the 
Environs of San Francisco International Airport (SFO ALUCP). Within Area A, the real estate disclosure 
requirements of state law apply (see Attachment B). A property owner offering a property for sale or lease 
must disclose the presence of planned or existing airports within two miles of the property. Within Area B, 
the Board of Directors of the City/County Association of Governments of San Mateo County, acting as the 
designated ALUC, shall review proposed land use policy actions, including new general plans, specific 
plans, zoning ordinances, plan amendments and rezonings, and land development proposals (see attachment). 
The real estate disclosure requirements in Area A also apply in Area B. 

SFO ALUCP POLICIES 
The area being rezoned is outside of the 65 decibel Community Noise Equivalent Level contour and all 
safety compatibility zones. Therefore, the proposed amendments would not appear to be inconsistent with the 
Noise and Safety Compatibility Policies adopted in the SFO ALUCP. While not germane to ALUCP 

Attachment 4



Susy Kalkin, ALUC 
March 20, 2024 
Page 2 of 3 
 
compatibility, the Airport notes that the area is subject to low-frequency noise and vibrations from nearby 
aviation activities and advises potential developers to consider this factor when planning new projects. 
 
All proposed development within the City is subject to the airspace protection policies adopted in the 
SFO ALUCP (see Attachment C). Exhibit IV-17 of the SFO ALUCP shows the elevations of critical 
aeronautical surfaces throughout the City in feet above mean sea level as defined from the origin of the North 
American Vertical Datum of 1988. 
 
The proposed amendments include increasing the building height limit to 100 feet for residential mixed-use 
development projects that are under the RFMU zoning designation and within the expanded CPA zoning 
overlay. Depending on the specific locations of development sites, 100-foot-tall buildings could exceed the 
elevations of the critical aeronautical surfaces. While Figure 5.2 notes that “all heights must be compatible 
with the SFO ALUCP,” the Airport suggests that the same language be added to the text of the amendment. 
The Airport recommends that the following language (shown in double underline) be added to each zoning 
designation, using the CMU text as an example: 
 

Building Heights: Maximum building heights allowed range from 65’fronting Broadway Avenue and 
the railroad; 85’ fronting El Camino Real and 125’ on larger parcels such as 900 to 1100 El Camino 
Real. Maximum building heights also may not exceed the critical aeronautical surfaces defined in the 
Comprehensive Airport Land Use Compatibility Plan for the Environs of the San Francisco 
International Airport. These heights are measured above mean sea level as defined by the zero-foot 
origin of the North American Vertical Datum of 1988 and include all architectural parapets, machine 
rooms, and other appurtenances. 

 
As noted previously, land development proposals that are within AIA B must be reviewed by the ALUC for 
consistency with the SFO ALUCP. 
 
In addition, for projects where 14 Code of Federal Regulations (CFR) Part 77 applies, a Determination of No 
Hazard to Air Navigation from the Federal Aviation Administration (FAA) is required for such proposals to 
be considered compatible with the SFO ALUCP. Project sponsors would be required to undergo 
FAA airspace review as described in 14 CFR Part 77 for both (1) the permanent structures and (2) any 
equipment taller than the permanent structures required to construct those structures. 
 

* * * 
 
The Airport appreciates your consideration of these comments. If I can be of assistance, please do not 
hesitate to contact me at (650) 821-6678 or at nupur.sinha@flysfo.com. 
 
Sincerely, 
 
 
 
 
Nupur Sinha 
Director of Planning and Environmental Affairs 
San Francisco International Airport  



Susy Kalkin, ALUC 
March 20, 2024 
Page 3 of 3 
 
Attachments 

Attachment A – City of Millbrae ALUC Application 
Attachment B – SFO ALUCP Airport Influence Areas 
Attachment C – SFO ALUCP Airspace Protection Policies 

 
cc: Tom Williams, City of Millbrae, City Manager 

Audrey Park, SFO, Environmental Affairs Manager 
 Chris DiPrima, SFO, Acting Airport Planning Manager 
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City of Millbrae ALUC Application 
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APPLICATION FOR LAND USE CONSISTENCY DETERMINATION 
San Mateo County Airport Land Use Commission 

C/CAG ALUC 

APPLICANT INFORMATION 

Agency: City of Millbrae 

Project Name: Amendments to the Millbrae Downtown and El Camino Real Specific Plan and the City’s Zoning Map  

Address: 621 Magnolia Avenue APN: Citywide 

City: Millbrae State: California ZIP Code: 94030 

Staff Contact: Nestor Guevara Phone: 650-259-2335 Email: nguevara@ci.millbrae.ca.us  

PROJECT DESCRIPTION 

 The project consists of amendments Figure 5.1 Land Use Designations of the Downtown and El Camino Real Specific Plan to 
extend the Commercial Preference Area overlay north of Meadow Glen Avenue for Commercial Mixed Use zoned and 
Residential Focused Mixed Use zoned parcels and related text amendments, an amendment to allow maximum height up to 100’ 
for Residential Focused Mixed Use zoned parcels within the Commercial Preference Area Overlay, and a amendment to the 
Millbrae Zoning Map to be consistent with the Specific Plan map.  
  

 

 

 

REQUIRED PROJECT INFORMATION 

 

For General Plan, Specific Plan or Zoning Amendments and Development Projects: 
 

A copy of the relevant amended sections, maps, etc., together with a detailed description of the proposed 
changes, sufficient to provide the following: 

 
1. Adequate information to establish the relationship of the project to the three areas of Airport Land Use 

compatibility concern (ex. a summary of the planning documents and/or project development materials 
describing how ALUCP compatibility issues are addressed): 

 
a) Noise: Location of project/plan area in relation to the noise contours identified in the applicable ALUCP. 

 
- Identify any relevant citations/discussion included in the project/plan addressing compliance with 
ALUCP noise policies. 

 
b) Safety: Location of project/plan area in relation to the safety zones identified in the applicable ALUCP. 

 
- Include any relevant citations/discussion included in the project/plan addressing compliance with 
ALUCP safety policies. 

 
c) Airspace Protection: 

 
- Include relevant citations/discussion of allowable heights in relation to the protected airspace/proximity 
to airport, as well as addressment of any land uses or design features that may cause visual, electronic, 
navigational, or wildlife hazards, particularly bird strike hazards. 



- If applicable, identify how property owners are advised of the need to submit Form 7460-1, Notice of 
Proposed /Construction or Alteration with the FAA. 

 
2. Real Estate Disclosure requirements related to airport proximity 

 
3. Any related environmental documentation (electronic copy preferred) 

 
4. Other documentation as may be required (ex. related staff reports, etc.) 

Additional information For Development Projects: 

1. 25 sets of scaled plans, no larger than 11” x 17” 
2. Latitude and longitude of development site 
3. Building heights relative to mean sea level (MSL) 

 
 
 
 

ALUCP Plans can be accessed at http://ccag.ca.gov/plansreportslibrary/airport-land-use/ 
 

Please contact C/CAG staff at 650 599-1467 with any questions. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

For C/CAG Staff Use Only 
Date Application Received 
Date Application Deemed 
Complete 
Tentative Hearing Dates: 

- Airport Land Use 
Committee 

- C/CAG ALUC 
 

C/CAG ALUC 12/18 



LAND USE REGULATIONS

The regulations and standards 
in this section ensure that future 
development is compatible with 
the existing scale and character 
of adjacent development and are 
contributing to overall placemaking. 
While the development standards 
regulate the form and intensity of 
future development, there is flexibility 
in the corresponding land uses to 
provide the ability to respond to 
changing market demands. 

LAND USE 
DESIGNATIONS 
The following land use designations 
allow for a wide variety of uses to 
create mixed use districts within 
the Plan Area. They describe the 
appropriate mix of uses to achieve the 
intended character in each district. 
The Land Use designations along with 
development standards will be the 
primary tool for regulating the form 
and character of future development. 
The Specific Plan proposes five land 
use designations.

COMMERCIAL 
PREFERENCE AREA 
OVERLAY

Purpose
The Commercial Preference Area 
Overlay encourages and maintains 
commercial uses and residential 
mixed-use development along the El 
Camino Real transit corridor.

• Development in the Commercial
Preference Area Overlay is not
subject to the maximum floor
area ratio requirements of the
underlying zoning.

• Transit oriented commercial and
residential mixed-use projects with
community-serving active ground
floor commercial uses facing El
Camino Real are required.

DOWNTOWN MIXED USE 
(DMU)

Purpose 
The purpose of the Downtown 
Mixed-use designation is to maintain 
the existing economic base of 
the downtown while enhancing 

vibrancy of the downtown district by 
encouraging diversity of businesses 
and longer hours of activity. 

Key characteristics of the Downtown 
Mixed-use designation are described 
below:

• Active ground floor uses,
predominantly retail as well as
non-retail uses such as banks,
fitness uses, eating and drinking
establishments, personal service
uses, gallery space, entertainment
or community gathering space may
be allowed.

• Vertical mixed-use development
with residential and office uses
on upper floors to encourage
increased customer base for the
restaurant and retail businesses
as well as after-hours activity that
residential uses bring.

• Building Heights: Maximum
building heights allowed range
from 55’ on parcels fronting
Broadway Avenue; and maximum
of 85’ on parcels fronting El Camino
Real.

• Minimum ground floor height of
14’ from finished floor to finished
ceiling.

CORRIDOR MIXED USE 
(CMU)

Purpose 
The purpose of this designation is to 
create opportunity for higher intensity 
development along El Camino Real 
corridor on parcels of varying sizes. 
The Corridor mixed use will take 
advantage of proximity to the inter-
modal stations and multi-modal 
complete street that El Camino Real is 
envisioned to be by allowing a mix of 
uses along the corridor. 

Key characteristics of the Corridor 
Mixed-use designation are described 
below:

• Vertical mixed-use development
will include residential, office, hotel,
meeting rooms, small convention
facility, lifestyle stores, specialty
large format retail, entertainment,
and cultural facility.

• The Commercial Preference Area
Overlay in the Corridor Mixed
Use (CMU) designation indicates

FEBRUARY 2024 DRAFT60  ||  Downtown and El Camino Real Specific Plan | City of Millbrae





parcels where commercial use 
is required either (1) if currently 
developed with commercial space 
to retain the same square footage 
of commercial space if redeveloped 
or (2) if vacant or occupied by non-
commercial uses, the majority of 
the square footage in the new 
development project must be 
commercial. This serves to take 
advantage of the larger parcel 
sizes and to complement uses in 
the downtown. Hotels are strongly 
encouraged, with the tallest heights 
of 125’ on these sites.

• All new development in the
Commercial Preference Area
Overlay in the Corridor Mixed Use
(CMU) designation shall comply
with the following requirements:
(1) if currently developed with
commercial space to retain the
same square footage of commercial
space if redeveloped or (2) if vacant
or occupied by non-commercial
uses, the majority of the square
footage in the new development
project must be commercial.

• Ground floor should have uses
such as restaurants, cafes, retail,
small offices, maker spaces,
grocery stores, entrance lobbies,
galleries, fitness centers, and
community centers that contribute
to a lively street environment.

• Building Heights: Maximum
building heights allowed range
from 65’ fronting Broadway Avenue
and the railroad; 85’ fronting El
Camino Real and 125’ on larger
parcels such as 900 to 1100 El
Camino Real.

• Minimum ground floor height of
14’ from finished floor to finished
ceiling.

RESIDENTIAL FOCUSED 
MIXED USE (RFMU)

Purpose 
The Residential Focused Mixed-Use 
designation focuses on medium to 
high-density multi-family residential 
use to allow a variety of multi-family 
residential typology such as town 
homes, stacked flats, senior housing, 
live-work units, co-living, etc. with 
high quality shared amenities. This 
designation allows commercial 
uses on the ground floor to create 
opportunity for neighborhood scale 
and local businesses, and to provide 
space for community-serving uses.

Key characteristics of the Residential 
Mixed-use designation are described 
below:

• Vertical mixed-use development
is encouraged with residential on
upper floors while allowing for non-
residential uses on the ground floor.

• The Commercial Preference
Overlay in the Residential Focused
Mixed Use (RFMU) designation
indicates parcels where residential
mixed-use with ground floor
commercial facing El Camino Real
is required. If currently developed
with commercial space, the same
square footage must be retained
if redeveloped. Residential mixed-
use development in the overlay
area is granted additional building
height up to 100’. Development
in the overlay is not subject to
the maximum 2.5 floor area ratio
requirement.

• Ground floor may include uses
such as cafes, neighborhood
serving retail, community gathering
space, galleries, professional
offices, co-working spaces, small
meeting rooms, community
kitchens, maker spaces, service-
oriented businesses, and residential
stoops that contribute to a lively
street environment.

• Building Heights: Maximum
building heights allowed, range
from 55’ on parcels adjacent
to existing single-family
neighborhoods to 85’ along El
Camino Real.

• Minimum ground floor height of
15’ from finished floor to finished
ceiling for non-residential uses.

NEIGHBORHOOD 
COMMERCIAL MIXED USE 
(NCMU)

Purpose
The Neighborhood Commercial 
Mixed-use designation intends to 
strengthen the neighborhood-serving 
function of the Neighborhood Anchor 
district by concentrating small offices 
for service-oriented businesses, retail, 
restaurants, live-work units and some 
residential use on the upper floors.

Key characteristics of the 
Neighborhood Commercial Mixed-use 
designation are described below:

• Vertical mixed-use development
with small offices, live-work units,
or residential use on upper floors

• Ground floor may include uses
such as cafes, neighborhood
serving retail, community gathering
space, galleries, co-working
spaces, maker spaces, service-
oriented businesses, commercial
kitchens.

• Building Heights: Maximum
building height allowed is 55’

FEBRUARY 2024 DRAFT62  ||  Downtown and El Camino Real Specific Plan | City of Millbrae



• Maintain the existing economic base of the downtown while
enhancing vibrancy of the downtown district by encouraging
diversity of businesses and longer hours of activity.

3.5

• 25 to 50 Du/Ac on parcels fronting
Broadway Ave.

• 70 to 110 Du/Ac on parcels fronting
ECR

• Create opportunity for higher intensity development along El
Camino Real corridor on parcels of varying sizes.

• Take advantage of proximity to the inter-modal stations
and multi-modal complete street that El Camino Real is
envisioned to be by allowing a mix of uses along the corridor.

3.5 70 to 130 Du/Ac

• Focuses on medium to high-density multi-family residential
use to allow of a variety of multi-family residential typology
such as apartments, stacked flats, senior housing, live-work
units, co-living, etc. with high quality shared amenities

• Allows commercial uses on the ground floor to create
opportunity for neighborhood scale and local businesses, and
to provide space for community serving uses.

2.5 60 to 80 Du/Ac

• Allows small offices for service-oriented businesses, along
with retail, to strengthen its neighborhood serving function,
within the Neighborhood Anchor district with residential use
on upper floors.

2.5 80 Du/Ac

• Unchanged. Defined in General Plan 2040
Refer to General Plan 

and Zoning Code
Refer to General Plan and Zoning Code
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FIG 5.2: BUILDING HEIGHTS
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Maximum building height 
is 55’ up to minimum of 
30’ from property line on 
parcels adjacent to single 
family homes.

Maximum building height 
is 65’ up to minimum of 60’ 
from property line on parcels 
adjacent to the railroad and 
single family neighborhood to 
the east.

*Note: Heights governed
by MSASP. Included here 
for reference.
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Official City of Millbrae
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¯

Ft
2,0001,0000 500

R-1-LL  Single Family Large Lot

R-1  Single Family

R-2  Duplex

R-3  Multiple-Family

C  Commercial

I  Industrial

PF  Public Facilities

PD  Planned Development

O  Open Space

MSASP  Millbrae Station Area Specific Plan

DMU  Downtown Mixed Use

CMU  Corridor Mixed Use

NCMU  Neighborhood Commercial Mixed Use

RFMU  Residential Focused Mixed Use

Commercial Preference Area

City Limits

DT&ECR Downtown & El Camino Real Specific Plan Boundary

MSASP Millbrae Station Area Specific Plan Boundary

Downtown & El Camino Real

Specific Plan Zoning

Zoning Designations

Boundaries

Source:  City of Millbrae, 2022; Mintier Harnish, 2022.

Map Credits: Esri, HERE, Garmin, (c) OpenStreetMap contributors, and the GIS user community
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THE C ITY/COUNTY ASSOCIATION OF  GOVERNMENTS  OF SAN MATEO COUNTY NOVEMBER 2012  

 

 Comprehensive Airport Land Use Compatibi l i ty Plan  

 for the Environs of San Francisco International Airport 

[IV-2] Airport/Land Use Compatibi l i ty Policies 

4.2 Airport Influence Area (AIA) 

The AIA for SFO includes two parts: Area A and Area B.  Area A is the larger of the two areas and encompasses all of 
San Mateo County.  Area B lies within Area A and includes land exposed to aircraft noise above CNEL 65 dB or lying 
below critical airspace.     

Area A, depicted on Exhibit IV-1, includes the entire county, all of which is overflown by aircraft flying to and from 
SFO at least once per week at altitudes of 10,000 feet or less above mean sea level (MSL).  (Appendix L explains the 
rationale for defining the AIA Area A boundary.)   

Area B of the AIA, depicted on Exhibit IV-2, is based on a combination of the outer boundaries of the noise 
compatibility and safety zones, the 14 CFR  Part 77 conical surface, and the TERPS approach and One-Engine 
Inoperative (OEI) departure surfaces.1  As depicted on Exhibit IV-2, the Area B boundary has been adjusted to follow 
streets, highways, and corporate boundaries to make it easier to identify and implement.  See Exhibit IV-3 for a close-
up view of the northwestern half of Area B and Exhibit IV-4 for a close-up view of the southeastern half. 

The following AIA policies (IP) shall apply to the ALUCP. 

IP-1 AIRPORT INFLUENCE AREA A – REAL ESTATE DISCLOSURE AREA 
Within Area A, the real estate disclosure requirements of state law apply.  Section 11010 of the Business 
and Professions Code requires people offering subdivided property for sale or lease to disclose the 
presence of all existing and planned airports within two miles of the property.2  The law requires that, if 
the property is within an “airport influence area” designated by the airport land use commission, the 
following statement must be included in the notice of intention to offer the property for sale: 

NOTICE OF AIRPORT IN VICINITY 
This property is presently located in the vicinity of an airport, within what is known as an airport influence 
area.  For that reason, the property may be subject to some of the annoyances or inconveniences associated 
with proximity to airport operations (for example: noise, vibration, or odors).  Individual sensitivities to those 
annoyances can vary from person to person.  You may wish to consider what airport annoyances, if any, are 
associated with the property before you complete your purchase and determine whether they are acceptable 
to you. 

                     
1  On the northwest side, the Area B boundary corresponds to the 800-foot elevation line of the TERPS approach surface and the OEI departure 

surface.  On the southeast side, the Area B boundary corresponds with the transitional surfaces rising from the flat, central portion of the 

TERPS  surface having an elevation of 210 feet MSL.   See Exhibits IV-17 and IV-18 for a detailed depiction of the airspace surfaces.   

2  California Business and Professions Code, Section 11010(b)(13). 
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IP-2 AIRPORT INFLUENCE AREA B – POLICY/PROJECT REFERRAL AREA 
Within Area B, the Airport Land Use Commission (the C/CAG Board) shall exercise its statutory duties 
to review proposed land use policy actions, including new general plans, specific plans, zoning ordinances, 
plan amendments and rezonings, and land development proposals.  The real estate disclosure 
requirements in Area A also apply in Area B.  For the purposes of this policy, parcels along the edge of 
the Area B Boundary that are split by the boundary shall be considered as fully being within Area B. 

 

Portions of unincorporated San Mateo County and the following municipalities are located within Area B: 

Daly City – small part of the city in the Serramonte area 

Colma –the entire town 

Pacifica – north and northeast of the city 

South San Francisco – all but north and west sides of the city 

San Bruno – all but northwest corner of the city 

Millbrae – the entire city 

Burlingame – the entire city 

Hillsborough – the northern part of the town, north of Chateau Drive 

San Mateo – a few blocks in the City of San Mateo 

Foster City – the northern part of the City 

Unincorporated San Mateo County:  California Golf Club, Country Club Park, Burlingame Hills, and San 
Francisco International Airport 

The following special districts are located within Area B of the AIA: 

North San Mateo County Sanitation District 

Peninsula Health Care District 

San Mateo County Flood Control District 

San Mateo County Harbor District 

San Mateo County Mosquito & Vector Control District 

Westborough County Water District 

The following school districts and community college district are located within Area B: 

Bayshore Elementary School District 

Brisbane Elementary School District 

Burlingame Elementary School District 
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Hillsborough City Elementary School District 

Jefferson Elementary School District 

Jefferson Union High School District 

Millbrae Elementary School District 

Pacifica School District 

San Bruno Park Elementary School District 

San Mateo County Community College District 

San Mateo Foster City Elementary School District 

San Mateo Union High School District 

South San Francisco Elementary School District 

4.3 Noise Compatibility Policies 

The airport noise compatibility policies described in this section have a two-fold purpose:   

1. To protect the public health, safety, and welfare by minimizing the exposure of residents and occupants of 
future noise-sensitive development to excessive noise. 

2. To protect the public interest in providing for the orderly development of SFO by ensuring that new 
development in the Airport environs complies with all requirements necessary to ensure compatibility with 
aircraft noise in the area.  The intent is to avoid the introduction of new incompatible land uses into the 
Airport’s “noise impact area” so that the Airport will continue to be in compliance with the State Noise 
Standards for airports (California Code of Regulations, Title 21, Sections 5012 and 5014).3 

The following noise compatibility policies (NP) shall apply to the ALUCP. 

NP-1 NOISE COMPATIBILITY ZONES 
For the purposes of this ALUCP, the projected 2020 CNEL noise contour map from the Draft 
Environmental Assessment for the Proposed Runway Safety Area Program shall define the boundaries 
within which noise compatibility policies described in this Section shall apply.4  Exhibit IV-5 depicts the 
noise compatibility zones.  More detail is provided on Exhibit IV-6.  The zones are defined by the CNEL 
65, 70 and 75 dB contours.  

                     
3  In 2002, the San Mateo County Board of Supervisors declared that the Airport had eliminated its “noise impact area,” as defined under state 

law -- California Code of Regulations, Title 21, Sections 5012 and 5014. 

4  URS Corporation and BridgeNet International.  Draft Environmental Assessment, Proposed Runway Safety Area Program, San Francisco International 

Airport, June 2011.   
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and associated with human disease of varying severity.  

b. Biosafety Level 3 practices, safety equipment, and facility design and construction are 
applicable to clinical, diagnostic, teaching, research, or production facilities in which work 
is done with indigenous or exotic agents with a potential for respiratory transmission, and 
which may cause serious and potentially lethal infection.  

c. Biosafety Level 4 practices, safety equipment, and facility design and construction are 
applicable for work with dangerous and exotic agents that pose a high individual risk of 
life-threatening disease, which may be transmitted via the aerosol route and for which 
there is no available vaccine or therapy.  

 

4.5 Airspace Protection 

The compatibility of proposed land uses with respect to airspace protection shall be evaluated in accordance with the 
policies set forth in this section.  These policies are established with a twofold purpose: 

1. To protect the public health, safety, and welfare by minimizing the public’s exposure to potential safety 
hazards that could be created through the construction of tall structures.   

2. To protect the public interest in providing for the orderly development of SFO by ensuring that new 
development in the Airport environs avoids compromising the airspace in the Airport vicinity.  This avoids the 
degradation in the safety, utility, efficiency, and air service capability of the Airport that could be caused by the 
attendant need to raise visibility minimums, increase minimum rates of climb, or cancel, restrict, or redesign flight 
procedures. 

4.5.1 FEDERAL REGULATIONS REGARDING TALL STRUCTURES 

14 Code of Federal Regulations (CFR) Part 77, Safe, Efficient Use and Preservation of the Navigable Airspace, governs the 
FAA’s review of proposed construction exceeding certain height limits, defines airspace obstruction criteria, and 
provides for FAA aeronautical studies of proposed construction.  Appendix F describes the FAA airspace review 
process and the extent of FAA authority related to airspace protection.   

4.5.2 PART 77, SUBPART B, NOTIFICATION PROCESS 

Federal regulations require any person proposing to build a new structure or alter an existing structure with a height 
that would exceed the elevations described in CFR Part 77, Subpart B, Section 77.9, to prepare an FAA Form 7460-1, 
Notice of Proposed Construction or Alteration, and submit the notice to the FAA.  The regulations apply to buildings and 
other structures or portions of structures, such as mechanical equipment, flag poles, and other projections that may 
exceed the aforementioned elevations. 
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Exhibit IV-10 depicts the approximate elevations at which the 14 CFR Part 77 notification requirements would be 
triggered; see Exhibit IV-11 for a close-up view of the northern half and Exhibit IV-12 for a close-up view of the 
southern half of the area.  These exhibits are provided for informational purposes only.  Official determinations of the 
areas and elevations within which the federal notification requirements apply are subject to the authority of the FAA.   
The FAA is empowered to require the filing of notices for proposed construction based on considerations other than 
height.  For example, in some areas of complex airspace and high air traffic volumes, the FAA may be concerned about 
the potential for new construction of any height to interfere with electronic navigation aids.  In these areas, the FAA 
will want to review all proposed construction projects.   

The FAA has developed an on-line tool for project sponsors to use in determining whether they are required to file a 
Notice of Proposed Construction or Alteration.  Sponsors of proposed projects are urged to refer to this website to 
determine whether they are required to file Form 7460-1 with the FAA: 

https://oeaaa.faa.gov/oeaaa/external/gisTools/gisAction.jsp?action=showNoNoticeRequiredToolForm 

4.5.3  AIRSPACE MAPPING 

Part 77, Subpart C, establishes obstruction standards for the airspace around airports including approach zones, conical 
zones, transitional zones, and horizontal zones known as “imaginary surfaces.”  Exhibit IV-13 depicts the Part 77 Civil 
Airport Imaginary Surfaces at SFO.  The imaginary surfaces rise from the primary surface, which is at ground level 
immediately around the runways.  The surfaces rise gradually along the approach slopes associated with each runway 
end and somewhat more steeply off the sides of the runways.  The FAA considers any objects penetrating these 
surfaces, whether buildings, trees or vehicles travelling on roads and railroads, as obstructions to air navigation.  
Obstructions may occur without compromising safe air navigation, but they must be marked, lighted, and noted on 
aeronautical publications to ensure that pilots can see and avoid them. 

Close-up views of the north and south sides of the Part 77 surfaces are provided in Exhibit IV-14 and Exhibit IV-15, 
respectively.  Additionally, Exhibit IV-16 provides an illustration of the outer approach and transitional surfaces 
located on the southeast side of the Part 77 surfaces.   

Together with its tenant airlines, SFO has undertaken a mapping effort to illustrate the critical aeronautical surfaces 
that protect the airspace required for multiple types of flight procedures such as those typically factored into FAA 
aeronautical studies, as shown on Exhibit IV-17 and Exhibit IV-18.  These aeronautical surfaces include those 
established in accordance with FAA Order 8260.3B, U.S. Standard for Terminal  Instrument Procedures (TERPS), and a 
surface representing the airspace required for One-Engine Inoperative (OEI) departures from Runway 28L (to the west 
through the San Bruno Gap).16  The exhibits depict the lowest elevations from the combination of the OEI procedure 
surface and all TERPS surfaces.  The surfaces are defined with Required Obstacle Clearance (ROC) criteria to ensure 
safe separation of aircraft using the procedures from the underlying obstacles.  Any proposed structures penetrating 
these surfaces are likely to receive Determinations of Hazard (DOH) from the FAA through the 7460-1 aeronautical 
study process.  These surfaces indicate the maximum height at which structures can be considered compatible with 
Airport operations.   

                     
16  See Appendix F, Section F.3.2 for a discussion of one-engine inoperative procedures. 
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1. This map is intended for informational and conceptual
planning purposes, generally representing the aeronautical
surfaces considered most critical by San Francisco
International Airport (SFO) and its constituent airlines.  It does
not represent actual survey data, nor should it be used as the
sole source of information regarding compatibility with airspace
clearance requirements in the development of data for an FAA
Form 7460-1, Notice of Proposed Construction or Alteration.
SFO does not certify its accuracy, information, or title to the
properties contained in this plan.  SFO does make any
warrants of any kind, express or implied, in fact or by law, with
respect to boundaries, easements, restrictions, claims,
overlaps, or other encumbrances affecting such properties.

2. This map does not replace the FAA's obstruction evaluation /
airport airspace analysis (OE/AAA) review process.  Proposing
construction at elevations and heights that are lower than the
critical aeronautical surfaces shown on this map, (a) does not
relieve the construction sponsor of the obligation to file an FAA
Form 7460-1, and (b) does not ensure that the proposal will be
acceptable to the FAA, SFO, air carriers, or other agencies or
stakeholders.  SFO, San Mateo County, and local authorities
having jurisdiction reserve the right to re-assess, review, and
seek modifications to projects that may be consistent with this
critical aeronautical surfaces map but that through the FAA
OE/AAA process are found to have unexpected impacts to the
safety or efficiency of operations at SFO.

Notes:
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Exhibit IV-19, which is provided for information purposes only, depicts a profile view of the lowest critical airspace 
surfaces along the extended centerline of Runway 10L-28R – the TERPS Obstacle Departure Procedure (ODP) surface, 
representing standard all-engines departures, and the approximate OEI surface developed by SFO through independent 
study in consultation with the airlines serving SFO.  The exhibit also shows the terrain elevation beneath the airspace 
surfaces and various aircraft approach and departure profiles, based on varying operating assumptions.  The exhibit 
illustrates a fundamental principle related to the design of airspace protection surfaces.  The surfaces are always 
designed below the actual aircraft flight profile which they are designed to protect, thus providing a margin of safety.  
Note that the ODP climb profile is above the ODP airspace surface, and the OEI climb profile is above the OEI 
airspace surface. 

4.5.4 AIRSPACE PROTECTION POLICIES 

The following airspace protection policies (AP) shall apply to the ALUCP. 

AP-1 COMPLIANCE WITH 14 CFR PART 77, SUBPART B, NOTICE OF PROPOSED 
CONSTRUCTION OR ALTERATION 

AP-1.1 Local Government Responsibility to Notify Project Sponsors 
Local governments should notify sponsors of proposed projects at the earliest opportunity to file Form 
7460-1, Notice of Proposed Construction or Alteration, with the FAA for any proposed project that would 
exceed the FAA notification heights, as shown approximately on Exhibit IV-10.  Under Federal law, it is 
the responsibility of the project sponsor to comply with all notification and other requirements described 
in 14 CFR Part 77.  This requirement applies independent of this ALUCP.   

AP-1.2 FAA Aeronautical Study Findings Required Before Processing Development 
Application 

The sponsor of a proposed project that would exceed the FAA notification heights, as shown 
approximately on Exhibit IV-10, shall present to the local government permitting agency with his or her 
application for a development permit, a copy of the findings of the FAA’s aeronautical study, or evidence 
demonstrating that he or she is exempt from having to file an FAA Form 7460-1.  It is the responsibility of 
the local agency to consider the FAA determination study findings as part of its review and decision on 
the proposed project. 

 

AP-2 COMPLIANCE WITH FINDINGS OF FAA AERONAUTICAL STUDIES 
Project sponsors shall be required to comply with the findings of FAA aeronautical studies with respect to 
any recommended alterations in the building design and height and any recommended marking and lighting 
of their structures for their proposed projects to be deemed consistent with this ALUCP. 
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AP-3      MAXIMUM COMPATIBLE BUILDING HEIGHT 
In order to be deemed consistent with the ALUCP, the maximum height of a new building must be the 
lower of (1) the height shown on the SFO critical aeronautical surfaces map (Exhibits IV-17 and IV-18), or 
(2) the maximum height determined not to be a “hazard to air navigation” by the FAA in an aeronautical 
study prepared pursuant to the filing of Form 7460-1. 

For the vast majority of parcels, the height limits established in local zoning ordinances are lower than the 
critical airspace surfaces.  In those cases, the zoning district height regulations will control.  Compliance 
with the zoning district height and the SFO critical aeronautical surfaces map, however, does not relieve 
the construction sponsor of the obligation to file a FAA Form 7460-1 Notice of Proposed Construction or 
Alteration, if required, and to comply with the determinations resulting from the FAA’s aeronautical study. 

For a project to be consistent with this ALUCP, no local agency development permits shall be issued for 
any proposed structure that would penetrate the aeronautical surfaces shown on Exhibits IV-17 and IV-18 
or the construction of which has not received a Determination of No Hazard from the FAA, or which 
would cause the FAA to increase the minimum visibility requirements for any instrument approach or 
departure procedure at the Airport. 

 

AP-4  OTHER FLIGHT HAZARDS ARE INCOMPATIBLE 
Proposed land uses with characteristics that may cause visual, electronic, or wildlife hazards, particularly 
bird strike hazards, to aircraft taking off or landing at the Airport or in flight are incompatible in Area B of 
the Airport Influence Area.  They may be permitted only if the uses are consistent with FAA rules and 
regulations.  Proof of consistency with FAA rules and regulations and with any performance standards 
cited below must be provided to the Airport Land Use Commission (C/CAG Board) by the sponsor of 
the proposed land use action. 

Specific characteristics that may create hazards to aircraft in flight and which are incompatible include:  

(a) Sources of glare, such as highly reflective buildings or building features, or bright lights, including 
search lights or laser displays, which would interfere with the vision of pilots making approaches to 
the Airport. 

(b) Distracting lights that that could be mistaken by pilots on approach to the Airport for airport 
identification lighting, runway edge lighting, runway end identification lighting, or runway approach 
lighting. 

(c) Sources of dust, smoke, or water vapor that may impair the vision of pilots making approaches 
to the Airport.  

(d) Sources of electrical interference with aircraft or air traffic control communications or navigation 
equipment, including radar. 

(e) Land uses that, as a regular byproduct of their operations, produce thermal plumes with the 
potential to rise high enough and at sufficient velocities to interfere with the control of aircraft in 
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flight.  Upward velocities of 4.3 meters (14.1 feet) per second at altitudes above 200 feet above the 
ground shall be considered as potentially interfering with the control of aircraft in flight.17   

(f) Any use that creates an increased attraction for wildlife, particularly large flocks of birds, that is 
inconsistent with FAA rules and regulations, including, but not limited to, FAA Order 5200.5A, Waste 
Disposal Sites On or Near Airports, FAA Advisory Circular 150/5200-33B, Hazardous Wildlife Attractants 
On or Near Airports, and any successor or replacement orders or advisory circulars.  Exceptions to 
this policy are acceptable for wetlands or other environmental mitigation projects required by 
ordinance, statute, court order, or Record of Decision issued by a federal agency under the National 
Environmental Policy Act.    

4.5.5 iALP AIRSPACE TOOL 

In consultation with C/CAG, SFO developed the iALP Airspace Tool, a web-based, interactive tool to evaluate the 
relationship of proposed buildings with the Airport’s critical airspace surfaces.  The iALP Airspace Tool is designed to 
assist planners, developers, and other interested persons with the implementation of the airspace protection policies of 
the SFO ALUCP.   The tool helps users determine: (1) the maximum allowable building height at a given site, and/or (2) 
whether a building penetrates a critical airspace surface, and by how much, given the proposed building height. 

A more detailed description of the iALP Airspace Tool and a tutorial explaining how to use it is presented in 
Appendix J. Use of this tool, however, does not relieve a project sponsor of the duty to comply with all federal 
regulations, including the obligation to file Form 7460-1, Notice of Proposed Construction or Alteration, with the FAA. 

 
 

                     
17  This is a threshold established by the California Energy Commission in its review of power plant licensing applications.  See Blythe Solar Power Project: 

Supplemental Staff Assessment, Part 2,.  CEC-700-2010-004-REV1-SUP-PT2, July 2010.  California Energy Commission.  Docket Number 09-AFC-6, p. 

25.  This criterion is based on guidance established by the Australian Government Civil Aviation Authority (Advisory Circular AC 139-05(0), June 

2004).  The FAA’s Airport Obstructions Standards Committee (AOSC) is studying this matter but has not yet issued specific guidance.  
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This section establishes standards and 
requirements related to consistency 
with the Comprehensive Airport 
Land Use Compatibility Plan for 
the Environs of San Francisco 
International Airport (ALUCP). 
The following requirements and 
criteria shall be incorporated into all 
applicable projects.

A.  Airport Real Estate 
Disclosure Notices

All new development is required to 
comply with the real estate disclosure 
requirements of state law (California 
Business and Professions Code 
Section 11010(b)(13). The following 
statement must be included in the 
notice of intention to offer the property 
for sale or lease: 

“Notice of Airport in Vicinity. This 
property is presently located in the 
vicinity of an airport, within what is 
known as an airport influence area. 
For that reason, the property may be 
subject to some of the annoyances 
or inconveniences associated with 
proximity to airport operations (for 
example: noise, vibration, or odors). 
Individual sensitivities to those 
annoyances can vary from person 
to person. You may wish to consider 
what airport annoyances, if any, 
are associated with the property 

before you complete your purchase 
and determine whether they are 
acceptable to you.” 

B.  Airport Noise Evaluation 
and Mitigation

All projects shall comply with the 
Noise Compatibility Policies of the 
ALUCP.  Uses shall be reviewed per 
the Noise/Land Use Compatibility 
Criteria listed in Table IV-1 of the 
ALUCP.  Uses listed as “conditionally 
compatible” shall be required to 
mitigate impacts to comply with the 
interior (CNEL 45 dB or lower, unless 
otherwise stated) and exterior noise 
standards established by the ALUCP 
or Millbrae General Plan, whichever 
is more restrictive. Unless otherwise 
precluded by State law, all projects 
shall be consistent with ALUCP Policy 
NP-4 Residential Uses within CNEL 70 
dB Contour. 

C.  Avigation Easement

Any action that would either permit 
or result in the development or 
construction of a land use considered 
to be conditionally compatible with 
aircraft noise of CNEL 65 dB or 
greater (as mapped in the ALUCP) 
shall include the grant of an avigation 
easement to the City and County of 
San Francisco prior to issuance of a 

building permit(s) for any proposed 
buildings or structures, consistent with 
ALUCP Policy NP-3 Grant of Avigation 
Easement. 

D.  Safety Compatibility 
Evaluation

All uses must comply with Safety 
Compatibility Policies of the ALUCP. 
Project applicants shall be required to 
evaluate potential safety issues if the 
property is located within any of the 
Safety Compatibility Zones established 
in ALUCP Policy SP-1 and depicted in 
Exhibit IV-7 of the ALUCP. All projects 
located within a Safety Compatibility 
Zone shall be required to determine if 
the proposed land use is compatible 
with the Safety Compatibility Land 
Use Criteria as noted in ALUCP Policy 
SP-2 and listed in Table IV-2 of the 
ALUCP.

E.  Airspace Protection 
Evaluation

All projects shall comply with Airspace 
Protection Policies of the ALUCP. 

Notice of Proposed 
Construction or Alteration

Project applicants shall be required to 
file Form 7460-1, Notice of Proposed 

Construction or Alteration, with the 
Federal Aviation Administration (FAA) 
for any proposed new structure and/
or alterations to existing structures 
(including ancillary antennae, 
mechanical equipment, and other 
appurtenances) that would exceed 
the FAA notification heights as 
depicted in ALUCP Exhibit IV-12. 
Any project that would exceed the 
FAA notification heights shall submit 
a copy of the findings of the FAA’s 
aeronautical study, or evidence 
demonstrating exemption from having 
to file FAA Form 7460-1, as part of 
the development permit application. 
Temporary cranes or other equipment 
used to construct or modify a structure 
which are taller than the structure 
itself must be submitted as separate 
Form 7460-1 cases.

Maximum Compatible Building 
Height

No structure may exceed the lower 
of either 1) the maximum height 
determined by the FAA to not be a 
hazard to air navigation, or 2) the 
height shown on the SFO ALUCP 
Critical Aeronautical Surfaces map. 
Building heights must receive a 
Determination of No Hazard from 
the FAA. For avoidance of doubt, the 
lower of the two heights identified by 
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the ALUCP and the FAA shall be the 
controlling maximum height. 

The Critical Aeronautical Surfaces and 
FAA analysis use elevations above the 
origin of the North American Vertical 
Datum of 1988 rather than height 
above ground level; and for purposes 
of airspace evaluation, the terms 
“above mean sea level (AMSL) and 
“above the NAVD88 origin” should be 
considered synonymous. If a proposed 
project changes the ground elevation 
of the site, the maximum height of the 
building would change accordingly.

Other Flight Hazards

Within Airport Influence Area (AIA) 
B, certain land use characteristics are 
recognized as hazards to air navigation 
and, per ALUCP Policy AP-4, need to 
be evaluated to ensure compatibility 
with FAA rules and regulations. These 
characteristics include the following: 

a. Sources of glare, such as
highly reflective buildings,
building features, or blight lights
including search lights, or laser
displays, which would interfere
with the vision of pilots in
command of an aircraft in flight.

b. Distracting lights that could
be mistaken for airport
identification lightings, runway
edge lighting, runway end

identification lighting, or runway 
approach lighting. 

c. Sources of dust, smoke, water
vapor, or steam that may
impair the visibility of a pilot in
command of an aircraft in flight.

d. Sources of electrical/electronic
interference with aircraft
communications/navigation
equipment.

e. Land uses that, as a regular
byproduct of their operations,
produce thermal plumes with
the potential to rise high enough
and at sufficient velocities
to interfere with the control
of aircraft in flight. Upward
velocities of 4.3 meters (14.1 feet)
per second at altitudes above
200 feet above the ground shall
be considered as potentially
interfering with the control of
aircraft in flight.

f. Any use that creates an
increased attraction for wildlife,
particularly large flocks of birds,
that is inconsistent with FAA
rules and regulations, including
but not limited to FAA Order
5200.5A, Waste Disposal Site
On or Near Airports and FAA
Advisory Circular 150/5200-33B,
Hazardous Wildlife Attractants
On or Near Airports and any

successor or replacement 
orders or advisory circulars.

ADOPTED DECEMBER 2022



Millbrae Zoning Code - excerpts 

Article XVI. Airport Land Use Compatibility Plan Consistency 

Prior legislation: Ord. 726. 

10.05.1600 Application. 

This section establishes standards and requirements related to consistency with the comprehensive 

airport land use compatibility plan for the environs of San Francisco International Airport (ALUCP). The 

following requirements and criteria shall be incorporated into all applicable projects: 

A.    Airport Real Estate Disclosure Notices. All new development is required to comply with the real 

estate disclosure requirements of state law (California Business and Professions Code 

Section 11010(b)(13)). The following statement must be included in the notice of intention to offer the 

property for sale or lease: 

Notice of Airport in Vicinity. This property is presently located in the vicinity of an airport, within what is 

known as an airport influence area. For that reason, the property may be subject to some of the 

annoyances or inconveniences associated with proximity to airport operations (for example: noise, 

vibration, or odors). Individual sensitivities to those annoyances can vary from person to person. You 

may wish to consider what airport annoyances, if any, are associated with the property before you 

complete your purchase and determine whether they are acceptable to you. 

B.    Airport Noise Evaluation and Mitigation. All projects shall comply with the noise compatibility 

policies of the ALUCP. Uses shall be reviewed per the noise/land use compatibility criteria listed in Table 

IV-1 of the ALUCP. Uses listed as “conditionally compatible” shall be required to mitigate impacts to 

comply with the interior (CNEL 45 dB or lower, unless otherwise stated) and exterior noise standards 

established by the ALUCP or Millbrae general plan, whichever is more restrictive. Unless otherwise 

precluded by state law, all projects shall be consistent with ALUCP Policy NP-4, Residential Uses Within 

CNEL 70 dB Contour. 

C.    Avigation Easement. Any action that would either permit or result in the development or 

construction of a land use considered to be conditionally compatible with aircraft noise of CNEL 65 dB or 

greater (as mapped in the ALUCP) shall include the grant of an avigation easement to the city and 

county of San Francisco prior to issuance of a building permit(s) for any proposed buildings or structures, 

consistent with ALUCP Policy NP-3, Grant of Avigation Easement. 

D.    Safety Compatibility Evaluation. All uses must comply with safety compatibility policies of the 

ALUCP. Project applicants shall be required to evaluate potential safety issues if the property is located 

within any of the safety compatibility zones established in ALUCP Policy SP-1 and depicted in Exhibit IV-7 

of the ALUCP. 

All projects located within a safety compatibility zone shall be required to determine if the proposed 

land use is compatible with the safety compatibility land use criteria as noted in ALUCP Policy SP-2 and 

listed in Table IV-2 of the ALUCP. 
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http://leginfo.legislature.ca.gov/faces/codes_displaySection.xhtml?lawCode=BPC&sectionNum=11010


E.    Airspace Protection Evaluation. All projects shall comply with airspace protection policies of the 

ALUCP. 

1. Notice of Proposed Construction or Alteration. Project applicants shall be required to file Form

7460-1, Notice of Proposed Construction or Alteration, with the Federal Aviation Administration (FAA) 

for any proposed new structure and/or alterations to existing structures (including ancillary antennas, 

mechanical equipment, and other appurtenances) that would exceed the FAA notification heights as 

depicted in ALUCP Exhibit IV-12. Any project that would exceed the FAA notification heights shall submit 

a copy of the findings of the FAA’s aeronautical study, or evidence demonstrating exemption from 

having to file FAA Form 7460-1, as part of the development permit application. Temporary cranes or 

other equipment used to construct or modify a structure which are taller than the structure itself must 

be submitted as separate Form 7460-1 cases. 

2. Maximum Compatible Building Height. No structure may exceed the lower of either (a) the

maximum height determined by the FAA to not be a hazard to air navigation, or (b) the height shown on 

the SFO ALUCP Critical Aeronautical Surfaces map. Building heights must receive a determination of no 

hazard from the FAA. 

For avoidance of doubt, the lower of the two heights identified by the ALUCP and the FAA shall be the 

controlling maximum height. 

The critical aeronautical surfaces and FAA analysis use elevations above the origin of the North 

American Vertical Datum of 1988 rather than height above ground level; and for purposes of airspace 

evaluation, the terms “above mean sea level (AMSL)” and “above the NAVD88 origin” should be 

considered synonymous. If a proposed project changes the ground elevation of the site, the maximum 

height of the building would change accordingly. 

3. Other Flight Hazards. Within Airport Influence Area (AIA) B, certain land use characteristics are

recognized as hazards to air navigation and, per ALUCP Policy AP-4, need to be evaluated to ensure 

compatibility with FAA rules and regulations. These characteristics include the following: 

a. Sources of glare, such as highly reflective buildings, building features, or bright lights including

search lights, or laser displays, which would interfere with the vision of pilots in command of an aircraft 

in flight. 

b. Distracting lights that could be mistaken for airport identification lightings, runway edge lighting,

runway end identification lighting, or runway approach lighting. 

c. Sources of dust, smoke, water vapor, or steam that may impair the visibility of a pilot in command of

an aircraft in flight. 

d. Sources of electrical/electronic interference with aircraft communications/navigation equipment.

e. Land uses that, as a regular byproduct of their operations, produce thermal plumes with the

potential to rise high enough and at sufficient velocities to interfere with the control of aircraft in flight. 

Upward velocities of 4.3 meters (14.1 feet) per second at altitudes above two hundred feet above the 

ground shall be considered as potentially interfering with the control of aircraft in flight. 



f. Any use that creates an increased attraction for wildlife, particularly large flocks of birds, that is

inconsistent with FAA rules and regulations, including but not limited to FAA rules and regulations, 

including but not limited to FAA Order 5200.5A, Waste Disposal Site on or Near Airports, and FAA 

Advisory Circular 150/5200-33B, Hazardous Wildlife Attractants on or Near Airports, and any successor 

or replacement orders or advisory circulars. (Ord. 800, § 14). 
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